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CITY OF JUSTIN 

PLANNING AND ZONING COMMISSION AGENDA 
NOVEMBER 19, 2024 

415 N. COLLEGE AVE. 
6:00 PM 

  

1. WORK SHOP SESSION AGENDA (6:00 PM) 

 A. Call to Order and Roll Call. 

 B. Receive and Discuss Training from the City Attorney 

 C. Discuss P&Z Meetings 

 D. Briefing regarding the October 24th Council Meeting. 

 a. Preliminary Plat Treeline Phase South 

 b. The Preserve Phase II Final Plat 

 c. Habitat for Humanity Public Hearing and Waiver of Fees 

 E. Discuss Appointment/Reappointment Process 

 F. Discuss land use planning on W. 1st Street. 

 G. Update on Developments in the City of Justin 

 H. Discuss regular agenda items. 

 I. Adjourn. 

2. CONVENE INTO REGULAR SESSION AT 7:30 PM 

3. CALL TO ORDER AND ROLL CALL 

4. PLEDGE OF ALLEGIANCE 

5. PUBLIC COMMENT: 

 In order to the business flow and provide all citizens the opportunity to speak, the Planning & 
Zoning Commission Chair may impose a three-minute limit on any person addressing the 
Commission. Speaker slips must be completed prior to speaking. To allow the public the ability 
to participate in the public comment portion and not attend the meeting in person, the City allows 
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the following: email comments may be submitted with name and address to the Director of 
Planning and Development Services by 5:00 pm on the day of the meeting, to 
mcyr@cityofjustin.com. Staff will read any received email to Commission during the discussion 
of this item. Please identify the agenda item to discuss.  

6. CONSENT ITEMS: 

 A. Consider approval of the minutes for the August 20, 2024 Planning and Zoning Commission 
Meeting 
 

 B. Consider approval of the minutes for the October 15, 2024 Planning and Zoning 
Commission Meeting 

7. PUBLIC HEARING: 

 A. Conduct a Public Hearing to hear concerns for or against adopting a zoning ordinance 
establishing the Unified Development Code therefore amending, repealing, and replacing 
Chapter 52, Chapter 36, Chapter 12 Article IV, and amending Sec 10-247, Sec. 10-248, Sec. 
10-249, Sec. 10-250, Sec. 10-251, Sec. 10-252, amending Ch 12 Article II, Amending 
chapter 12 Article III, and Chapter 12 Article VI. 

 B. Consider a recommendation to City Council to adopt a zoning ordinance establishing the 
Unified Development Code therefore amending, repealing, and replacing Chapter 52, 
Chapter 36, Chapter 12 Article IV, and amending Sec 10-247, Sec. 10-248, Sec. 10-249, 
Sec. 10-250, Sec. 10-251, Sec. 10-252, amending Ch 12 Article II, Amending chapter 12 
Article III, and Chapter 12 Article VI. 

8. DEVELOPMENT UPDATE: 

 A. Development Update 

9. EXECUTIVE SESSION : 

 Any item on this posted agenda could be discussed in Executive Session as long as it is within 
one of the permitted categories under sections 551.071 through 551.076 and Section 551.087 of 
the Texas Government Code. 

10. ADJOURNMENT: 
 
I, the undersigned authority, do hereby certify that the above notice of the meeting of the City Planning 
& Zoning Commission of the City of Justin, Texas, is a true and correct copy of the said notice that I 
posted on the official bulletin board at Justin Municipal Complex, 415 North College Street, Justin, 
Texas, a place of convenience and readily accessible to the general public at all times. 
 
Said notice has been posted this 15th of November by 5:00 p.m., at least 72 hours preceding the 
scheduled meeting time. 
 

Matthew Cyr  

Matthew Cyr, Director of Development Services and Economic Development 
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NOTE: THE CITY OF JUSTIN COUNCIL CHAMBERS ROOM IS ACCESSIBLE IN 
ACCORDANCE WITH THE AMERICANS WITH DISABILITIES ACT. THE CITY WILL 
PROVIDE SIGN LANGUAGE INTERPRETERS FOR THE HEARING IMPAIRED, IF 
REQUESTED AT LEAST 48 HOURS IN ADVANCE OF THE SCHEDULED MEETING. PLEASE 
CALL THE CITY DEVELOPMENT SERVICES DEPARTMENT 
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First Street Rezone Report 

Prepared by Diego Phoyu Solares, Development Services Intern 

July 16, 2024 

 

General Pros of Rezoning the 1st Street Corridor 

- The rezone would increase the number of commercial lots in the City. 

- The rezone could attract new, unique, and/or different businesses into the City, potentially 

providing new commercial amenities closer to Justin residents.   

- The increase in commercial lots could reduce sales tax burden for residents, as commercial uses 

would make up a slightly higher percentage of the City’s property tax base. 

- The increase in businesses could help money (and sales tax) stay within the City, and provide 

new tax revenues for the City. 

- The rezone could bring more vehicular and pedestrian traffic to the historic Old Town district. 

 

 

General Cons of Rezoning the 1st Street Corridor 

- The rezone would immediately impact up to 21 lots on the north side of W. 1st St, and 

potentially displace residents or make their uses legally non-conforming. 

- Commercial lots tend to emit higher levels of noise and light and potentially increase traffic on 

West 1st Street, which could impact adjacent property owners. 

- Senate Bill 929, enacted in 2023, enacts limits on municipalities seeking to do these types of 

rezones, and grants rights to homeowners who become legally non-conforming. See next page. 

- There are existing commercially-zoned properties on W. Pafford St. that have remained 

residential uses, as the owners have remained legally non-conforming for many years. This 

would need to be addressed (potentially in the UDC), if this outcome is not desired to be 

repeated. 

- W. 1st Street is currently part of FM 407, but this road will be redirected north in the next 10 

years, which could reduce traffic flow and counts along W. 1st St. 
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SB 929 (2023) – a brief, crude summary 

- Applies when municipalities change a use (for example, via a rezone) so that the existing use 

becomes legally non-conforming under the new regulations 

- Required notice via mail with specific verbiage and formatting (bold 14pt font) 

"THE [MUNICIPALITY] IS HOLDING A HEARING THAT WILL DETERMINE 

WHETHER YOU MAY LOSE THE RIGHT TO CONTINUE USING YOUR PROPERTY 

FOR ITS CURRENT USE.  PLEASE READ THIS NOTICE CAREFULLY." 

- Must require nonconforming use to continue unless the municipality “imposes a requirement to 

stop the nonconforming use” 

- If this requirement is imposed, the property owner is entitled to payment equal to the sum of 

any loss in market value because of the nonconformance and any costs incurred to stop the 

noncompliance. Payment can go to the owner or lessee, and the value and apportionment can 

be appealed several times by owner, lessee, and/or municipality. 

- Owner may waive these rights through written waiver 

- Legal immunity of municipalities is waived for legal actions under this law 

*This and any related language and interpretation would need to be reviewed by the City Attorney* 

 

 

 

Topics of Discussion 

- Do these pros/cons generally fit with the vision the Commission had with this discussion? Is 

there something we missed? 

 

- What lots should be included in the rezone and which should not? Is there a good stopping 

point? What is our justification for including lot X and not lot Y? Etcetera. 

 

- What timeline would this project be under? What is our justification for doing this now or during 

the year 20XX instead of the year 20YY? Etcetera. 

 

 

- How comfortable does the Commission feel about the required verbiage and the potential 

challenges by homeowners to conformance / “takings”? 
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Preliminary Recommendations 

- Recommend limiting the rezone to the lots on the north side of W. 1st Street, from the 

intersection with Pafford St. to the intersection with Denton St. The lots on the block from 

Pafford to College are all presumed unoccupied homes, and the lots on the two blocks from 

College to Denton are all owned by one property owner, except one. The two lots in the 

Northeast corner of Denton and W. 1st are also presumably unoccupied and would be included. 

 

- There would need to be a clear communication strategy developed if we proceed forward. 

This would need to be palatable to the community and include: 

o Language pursuant to SB 929 regarding the rezone and conformance. 

o The goals sought with this project, and how the project ties into Imagine Justin, the 

UDC, and other guiding planning documents for Justin. 

o Potential benefits to adjacent properties and to other Justin residents. 

o Any other items the Commission feels it should contain. 

 

Lot Counts 

- Total number of lots analyzed for rezone: 21 

o 19 lots currently zoned residential, 19 lots presumed residential use 

o 2 lots currently zoned non-residential, 2 lots presumed non-residential use 

o 13 lots presumed occupied homes 

 

- Recommended, limited rezone: Lots affected: 10 

o All 10 lots currently zoned residential 

o 5 homes presumed occupied 

GIS Exhibits 

- The next pages show the entire rezone area analyzed in map exhibits. 

- The first map shows “uses”, which were determined based on lot by lot analysis compared to 

zoning. It shows the specific use of the lots, whether residential, non-residential (including 

commercial, institutional, religious, etc), or undeveloped lots, the rezone lots analyzed, 200’ and 

300’ adjacency buffer, and the homes we believe are currently occupied based on water usage 

and utility account activation. 

- The second map shows the current zoning regulations, the rezone lots analyzed, 200’ and 300’ 

adjacency buffers, and the homes we believe are currently occupied based on water usage and 

utility account activation. The principal difference between the first and second maps is the 

prescribed use (zoning) versus something closer to actual use. 

- Note the lots zoned LR on and around W. 1st St between Leuty and Pafford, and their overlap 

with occupied homes. These are the commercially zoned but residential occupied properties 

discussed earlier. 
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Purpose 

This communication plan aims to ensure clear, transparent, and timely outreach to residents and 
property owners regarding a city-initiated rezoning project involving multiple properties. The goal is to 
inform stakeholders, gather feedback, address concerns, and promote community engagement 
throughout the rezoning process. 

 

Objectives 

1. Inform residents and property owners about the rezoning effort, its purpose, timeline, and 
potential impacts. 

2. Engage stakeholders early to encourage participation in the decision-making process. 

3. Address questions, concerns, or misinformation promptly and clearly. 

4. Build trust by promoting transparency and accountability through open communication 
channels. 

 

Key Audiences 

• Affected property owners and residents 

• Nearby neighborhood associations 

• Local businesses and community groups 

• General public (for awareness) 

 

Communication Channels and Tactics 

1. Direct Mail Notifications 

o Send letters or postcards to all affected property owners and nearby residents. 

o Include information on the rezoning proposal, public meeting dates, and how to provide 
feedback. 
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2. Community Meetings 

o Host at least one meeting at Town Hall to present the proposal and gather input. 

3. City Website & Social Media Platforms 

o Create a dedicated webpage with detailed information, FAQs, maps, and contact details. 

o Use Facebook, Twitter, and Instagram to announce meetings and key dates. 

4. Press Release & Local Media Outreach 

o Distribute press releases to local news outlets to broaden public awareness. 

o Engage local radio or newsletters for outreach to underserved communities. 

5. Council and Neighborhood Association Briefings 

o Provide updates to elected officials to ensure alignment and proactive outreach. 

 

Timeline 

1. Week 1-2: Prepare communication materials (letters, website updates, press release). 

2. Week 3: Distribute direct mail and launch web/social media updates. 

3. Week 4-5: Host community meeting. 

4. Week 6: Gather feedback and provide follow-up information to stakeholders. 

5. Week 7+: Present findings and updates at a council meeting; share next steps publicly. 

 

Evaluation & Follow-Up 

• Track meeting attendance and feedback received through various channels. 

• Monitor online engagement (social media interactions, website visits, etc.). 

• Follow up individually with residents who raise concerns or need additional information. 

• Prepare a final report summarizing public input and next steps. 

 

This communication plan provides a roadmap to ensure residents and stakeholders are well-informed 
and have meaningful opportunities to participate in the rezoning process 

 

 

Page 10 of 214



 
 
LAND USE ANALYIS IS  SCHEDULE 2024-2025 

 
 

DESCRIPTION STARTING 

FEEDBACK ON COMM 
PLAN/SCHEDULE 

December 

DISCUSS ALIGNMENT FM 407 
AND DISCUSS TIMING 

January 21, 
2025 

STAFF PROVIDES 
ADJUSTMENTS AS NECESSARY 

February 18, 
2025 

FEEDBACK FROM PZ March 18, 2025 

FINAL ADJUSTMENTS FROM 
STAFF 

April 15, 2025 

PZ FINAL DELIBERATION  May 20, 2025 
 

   

RECOMMENDATION TO 
COUNCIL 

June 12, 2025 
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PLANNING & ZONING COMMISSION 

REGULAR MEETING MINUTES 
TUESDAY, AUGUST 20, 2024

JUSTIN CITY HALL
415 NORTH COLLEGE STREET

Members Present:
Rod Stokes, Scott Hill, Tom Cronberger, Emily Krzyzek, Gary Davis, David Beck, and Vicente 
Barrientos.

Staff Present:
Matt Cyr, Director of Development Services and Economic Development

1. WORK SHOP SESSION AGENDA (6:30 PM)

A. Call to Order and Roll Call.

B. Briefing regarding the June, July, and August Council Meetings 

a. PROS Plan (June 13, 2024) 

b. The Preserve Phase 2 Final Plat (June 13, 2024) 

c. Talley Interlocal Cooperative Agreement (June 27, 2024) 

d. Oliver Creek Preliminary Plat (July 25, 2024) 

e. Justin Town Square Replat (July 25, 2024) 

f. Timberbrook Neighborhood Park (August 8, 2024

C. Update on Developments in the City of Justin

D. Discuss an update on the Unified Development Code.

E. Discuss land use planning on W. 1st Street

F. Discuss Planning and Zoning Commission Training

G. Discuss regular agenda items. 

H. Adjourn
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The work session adjourned at 7:28pm.

2. CONVENE INTO REGULAR SESSION AT 7:30 PM

Chairman Beck started the meeting at 7:30 pm.

3. CALL TO ORDER AND ROLL CALL

Chairman Beck called roll. The following members were present:

Rod Stokes, Scott Hill, Tom Cronberger, Emily Krzyzek, Gary Davis, David Beck, and 
Vicente Barrientos.

4. PLEDGE OF ALLEGIANCE

5. PUBLIC COMMENT:

In order to the business flow and provide all citizens the opportunity to speak, the 
Planning & Zoning Commission Chair may impose a three-minute limit on any person 
addressing the Commission.  Speaker slips must be completed prior to speaking.

To allow the public the ability to participate in the public comment portion and not 
attend the meeting in person, the City allows the following: email comments may be 
submitted with name and address to the Director of Planning and Development 
Services by 5:00 pm on the day of the meeting to mcyr@cityofjustin.com.  Staff will 
read any received email to Commission during the discussion of this item.  Please 
identify the agenda item to discuss.  

Chairman Beck opened the floor to Public Comment at 7:31pm

No one came forward.

Chairman Beck closed the floor to Public Comment at 7:32 pm.

6. CONSENT ITEMS: 

A. Consider approval of the minutes for the July 16, 2024 Planning and Zoning 
Commission Meeting.

B. Consider and act upon a recommendation for a final plat for Treeline Phase 1A-1F. 
Generally located south from the intersection of Collingwood Drive and FM 407.
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Commissioner Stokes motioned to approve the consent agenda.

Commissioner Cronberger seconded the motion.

The motion passed 6/0/0

7. PUBLIC HEARING:

A.  Conduct a Public Hearing to hear concerns for or against a Specific Use Permit for a 
Temporary Batch Plant for LaDera Timberbrook legally described as A0439A M. 
GARNETT, TR 3E. Generally located north of Fm 407 and Timberbrook Parkway. 

Matt Terry, the Applicant, came forward and identified his address as 134 Crest Lane.

Chairman Beck asked if the batch plant was for Phase I of the development LaDera 
Timberbrook. 

Matt Terry stated that Lacy was not contracted for Phase II and would only be involved 
in Phase I. 

Chairman Beck opened the Public Hearing at 7:37pm

No one came forward.

Chairman Beck closed the Public Hearing at 7:38pm.

B.  Consider and act upon a Specific Use Permit for a Temporary Batch Plant for LaDera 
Timberbrook legally described as A0439A M. GARNETT, TR 3E. Generally located 
north of Fm 407 and Timberbrook Parkway. 

Commissioner Hill motioned to approve the item as presented. 

Commissioner Davis seconded the motion. 

The motion passed 6/0/0

8. FUTURE AGENDA ITEMS:

Staff gave an update relating to future agenda items. 

a. Blue Native Site Plan 

9. DEVELOPMENT UPDATE:
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A. Discuss Development Update

Staff gave an update relating to development projects. 

10. EXECUTIVE SESSION :

A. Any item on this posted agenda could be discussed in Executive Session as long as 
it is within one of the permitted categories under sections 551.071 through 551.076 
and Section 551.087 of the Texas Government Code.

 
11. ADJOURNMENT:

Chairman Beck thanked Councilwoman Linenkugel for attending. 

Commissioner Cronberger made a motion to adjourn.

Chariman Beck seconded the motion.

The motion passed 6/0/0

Chairman Beck adjourned the meeting at 7:48pm.

I, the undersigned authority, do hereby certify that the above notice of the meeting of the City 
Planning & Zoning Commission of the City of Justin, Texas, is a true and correct copy of the said 
notice that I posted on the official bulletin board at Justin Municipal Complex, 415 North College 
Street, Justin, Texas, a place of convenience and readily accessible to the general public at all times. 

Said notice has been posted this 16th Day of August 2024 by 5:00 p.m., at least 72 hours preceding 
the scheduled meeting time.

Attest:

__Matthew Cyr __________________

Matthew Cyr, Director of Development Services and Economic Development

NOTE: THE CITY OF JUSTIN COUNCIL CHAMBERS ROOM IS ACCESSIBLE IN ACCORDANCE WITH 
THE AMERICANS WITH DISABILITIES ACT. THE CITY WILL PROVIDE SIGN LANGUAGE 
INTERPRETERS FOR THE HEARING IMPAIRED, IF REQUESTED AT LEAST 48 HOURS IN ADVANCE OF 
THE SCHEDULED MEETING. PLEASE CALL THE CITY DEVELOPMENT SERVICES DEPARTMENT
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PLANNING & ZONING COMMISSION 

REGULAR MEETING MINUTES 
TUESDAY, OCTOBER 15, 2024

JUSTIN CITY HALL
415 NORTH COLLEGE STREET

Members Present:
Rod Stokes, Scott Hill, Emily Krzyzek, David Beck, and Vicente Barrientos.

Staff Present:
Matt Cyr, Director of Development Services and Economic Development

1. WORK SHOP SESSION AGENDA (6:30 PM)

A. Call to Order and Roll Call. 

B. Briefing regarding the September 26th Council Meeting. 

C. Discuss land use planning on W. 1st Street. 

D. Discuss an update on the Unified Development Code. 

E. Discuss Tax Increment Revenue Zone 1 (TIRZ) 

F. Update on Developments in the City of Justin 

G. Discuss P&Z Meetings 

H. Discuss Planning and Zoning Commission Training 

I. Discuss regular agenda items. 

J. Adjourn. 

The work session adjourned at 7:25pm.

2. CONVENE INTO REGULAR SESSION AT 7:30 PM

Chairman Beck started the meeting at 7:30 pm.

3. CALL TO ORDER AND ROLL CALL
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Chairman Beck called roll. The following members were present:

Rod Stokes, Scott Hill, Emily Krzyzek, David Beck, and Vicente Barrientos.

4. PLEDGE OF ALLEGIANCE

5. PUBLIC COMMENT:

In order to the business flow and provide all citizens the opportunity to speak, the 
Planning & Zoning Commission Chair may impose a three-minute limit on any person 
addressing the Commission.  Speaker slips must be completed prior to speaking.

To allow the public the ability to participate in the public comment portion and not 
attend the meeting in person, the City allows the following: email comments may be 
submitted with name and address to the Director of Planning and Development 
Services by 5:00 pm on the day of the meeting to mcyr@cityofjustin.com.  Staff will 
read any received email to Commission during the discussion of this item.  Please 
identify the agenda item to discuss.  

Chairman Beck opened the floor to Public Comment at 7:32pm

No one came forward.

Chairman Beck closed the floor to Public Comment at 7:32 pm.

6. CONSENT ITEMS: 

A. Consider and act upon a recommendation to City Council for a Final Plat for The 
Preserve Phase II, generally located southwest from the intersection of FM 407 and Boss 
Range Road. 

B. Consider and act upon a recommendation to City Council for a Preliminary Plat for 
Treeline Phase II, generally located southwest from the intersection of FM 407 and 
Timberbrook Parkway.

Commissioner Hill motioned to approve the consent agenda.

Commissioner Barrientos seconded the motion.

The motion passed 5/0/0

7. PRESENTATION

A.  Receive and discuss a presentation from Place Strategies to discuss the Unified 
Development Code. 
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Ivan Gonzalez gave a presentation to the Planning and Zoning Comission on the Unified 
Development Code.

Chairman Beck asked about how the Unified Development Code can be utilized to 
interact with economic development.

Matt Cyr answered that regulatory incentives can be offered as a budget neutral approach 
to economic development. He also added that based on the codes the City can build 
economic development policies that collaborate with the vision of the comprehensive 
plan. 

8. DEVELOPMENT UPDATE:

A. Discuss Development Update

Staff gave an update relating to development projects. 

9. EXECUTIVE SESSION :

A. Any item on this posted agenda could be discussed in Executive Session as long as 
it is within one of the permitted categories under sections 551.071 through 551.076 
and Section 551.087 of the Texas Government Code.

 
10. ADJOURNMENT:

Commissioner Barrientos made a motion to adjourn.

Commissioner Hill seconded the motion.

The motion passed 5/0/0

Chairman Beck adjourned the meeting at 8:25pm.

I, the undersigned authority, do hereby certify that the above notice of the meeting of the City 
Planning & Zoning Commission of the City of Justin, Texas, is a true and correct copy of the said 
notice that I posted on the official bulletin board at Justin Municipal Complex, 415 North College 
Street, Justin, Texas, a place of convenience and readily accessible to the general public at all times. 

Said notice has been posted this 16th Day of August 2024 by 5:00 p.m., at least 72 hours preceding 
the scheduled meeting time.
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Attest:

__Matthew Cyr __________________

Matthew Cyr, Director of Development Services and Economic Development

NOTE: THE CITY OF JUSTIN COUNCIL CHAMBERS ROOM IS ACCESSIBLE IN ACCORDANCE WITH 
THE AMERICANS WITH DISABILITIES ACT. THE CITY WILL PROVIDE SIGN LANGUAGE 
INTERPRETERS FOR THE HEARING IMPAIRED, IF REQUESTED AT LEAST 48 HOURS IN ADVANCE OF 
THE SCHEDULED MEETING. PLEASE CALL THE CITY DEVELOPMENT SERVICES DEPARTMENT
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Planning and Zoning Commission Coversheet 

November 19, 2024 
415 N. COLLEGE AVE. 

 
Agenda Item: B. (PUBLIC HEARING:) 
 
Title: Consider a recommendation to City Council to adopt a zoning ordinance establishing the 

Unified Development Code therefore amending, repealing, and replacing Chapter 52, Chapter 
36, Chapter 12 Article IV, and amending Sec 10-247, Sec. 10-248, Sec. 10-249, Sec. 10-250, 
Sec. 10-251, Sec. 10-252, amending Ch 12 Article II, Amending chapter 12 Article III, and 
Chapter 12 Article VI. 

 
Department: Administration 
 
Contact: Matthew Cyr, Director of Planning and Development 
 

Recommendation: 

Staff recommends consideration based on the item. 
 

Background: 

The Unified Development Code (UDC) marks the second phase of our city’s comprehensive planning 
efforts, following its authorization by the City Council in August 2023. This code serves as a critical 
tool for implementing the Comprehensive Plan by updating zoning, subdivision, and other development 
regulations. It provides city staff with guidelines on regulating property development by residents, 
business owners, and builders. 

Revising the development code yields multiple benefits, including a more streamlined building process, 
the resolution of conflicting regulations, and an investment-friendly environment. To ensure community 
engagement, the City conducted extensive outreach, including: 

• Over 25 social media posts 

• Two open houses (one at the beginning and one at the conclusion of the process) 

• Three joint work sessions with the City Council and the Planning and Zoning Commission 

This collaborative approach will help align the city's growth with community needs and interests. The 
City Attonrey is finishing their review of this document so there may be some slight changes to 
verbiage, however, the content will essentially stay the same.  
 
 

City Attorney Review: Yes 
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Attachments: 

1. Justin Unified Development Code Draft_V5 
2. ARTICLE_IX.___SWIMMING_POOL_FENCES__FENCES_GENERALLY (1) 
3. ARTICLE_II.___VENDORS 
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Draft

DRAFT TABLE OF CONTENTS 

Chapter 52 

ARTICLE 1  GENERAL PROVISIONS AND AUTHORITY 

Section 52.101 Purpose 

Section 52.102 Intent 

Section 52.103 Applicability 

Section 52.104 Comprehensive Plan 

Section 52.105 Compliance  

Section 52.106 Fees, Charges, and Expenses Established 

Section 52.107 Interpretation, Purpose, and Conflict 

Section 52.108 Violations and Penalties 
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HOW TO USE THIS CODE 

IF YOU OWN PROPERTY AND YOU WANT TO KNOW WHAT RULES APPLY: 

IF YOU WANT TO BUILD OR ESTABLISH A USE: 

IF YOU WANT TO CHANGE YOUR ZONING: 

IF YOU WANT TO SUBDIVIDE PROPERTY: 

Step One
•Identify your zoning

district.
•Check for any

conditional standards.

Step Two
•Review whether you are

platted or unplatted.
•Based on this

information there might
be additional 
requirements.

Step Three
•Based on your use which

building and
construction permits and
rules apply.

Step One
•Preapplication

meeting with staff
•Establish procedure.

Step Two
•Entitlements

•Includes any
requirements such as
rezonings, platting, or
specific uses.

Step Three
•Building permits and a

final Certificate of
Occupancy

Step One
•Preapplication meeting

with staff
•Zoning application

Step Two
•Planning and Zoning

Commission
recommendation

•Public hearing
•Legal notices

Step Three
•City Council Decision
•Public hearing
•Legal notices

Step One
• Preapplication

Meeting
• Platting application

Step Two
• Technical Review
• Major vs minor plat

determination

Step Three
• Planning and

Zoning Commission
Decision
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IF YOU WANT TO CHANGE YOUR USE: 

 

IF YOU WANT TO ADD ON TO YOUR HOME OR BUSINESS OR ADD ANOTHER BUILDING: 

 

 

  

Step One
•Preapplication Meeting
•Application

•Change of Use

Step Two
•Entitlements

•Rezoning
•Specific Use
•Special Exception

Step Three
•Property Improvements

•Building and fire 
requirements

•Zoning requirements
•Parking
•Landscaping

Step One
•Preapplication Meeting 

with staff
•Identify allowed uses
•Special approvals

Step Two
•Entitlements

•Specific Use permits
•Rezoning
•Site Plans

Step Three
•Building and fire 

requirements
•Zoning restrictions

•Setbacks
•Height maximums
•Lot coverage
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UNIFIED DEVELOPMENT CODE TEXT AMENDMENTS 

NUMBER DESCRIPTION DATE 
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Article 1 - General Provisions and Authority 

Section 52.101. Purpose: 

This section of the City of Justin's Unified Development Code, found within this chapter, is crafted in 
alignment with a comprehensive plan. Its primary aim is to enhance the health, safety, and general 
well-being of the community, reflecting the goals outlined in the City of Justin Comprehensive Plan. 
The intent is to centralize all regulations related to land use and development into a single, 
organized location, avoiding repetitive content. This approach ensures that anyone involved in land 
use and development can easily find all relevant city regulations in one accessible chapter. This 
chapter is also structured to be published and shared independently as a complete and distinct 
part of the entire City Code. 

Section 52.102. Intent:  

1. In support of these purposes, this Ordinance contains regulations designed to:   
a. Protect existing neighborhoods, preventing their decline, and promoting their 

livability;   
b. Address future needs, growth, and change in the jurisdiction;   
c. Conserve land and water resources;   
d. Preserve groundwater quality and supply;   
e. Recognize geologic features, soil, and topography;   
f. Improve air quality;   
g. Minimize congestion in the streets and reduce reliance on automobiles by providing 

options for walking, bicycling, and transit use;   
h. Secure safety from fire and other dangers;   
i. Provide adequate light and air;   
j. Prevent overcrowding of land and undue concentrations of population;   
k. Provide adequate transportation, water supplies, sewer service, schools, parks, 

open space, and public facilities;   
l. Conserve the value of buildings;   
m. Examine the most appropriate use of the land;   
n. Regulate the location of business and industry;   
o. Regulate the height and bulk of buildings;   
p. Protect the capacity of floodways and non-encroachment areas to prevent loss or 

damage to homes or property;   
q. Regulate the area of yards and open spaces for buildings; Provide for the needs of 

agriculture;   
r. Protect historic sites and areas;   
s. Encourage an aesthetically attractive community;   

2. The objectives of this Ordinance are to ensure the systematic, effective, and sustainable 
growth of the City and County. This includes:   

a. Aligning the layout of streets, highways, and public utilities in new subdivisions with 
the current or envisioned streets, highways, and utilities;  

b. Setting aside land for rights-of-way, utility paths, open spaces, recreational zones, 
and other public infrastructures;   
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c. Safeguarding historical landmarks and preserving the natural environment;  
d. Managing population and traffic to prevent congestion and overcrowding, thereby 

fostering conditions that are vital for public health, safety, and welfare.  
3. The statements of purpose and intent outlined above are not to be interpreted as 

regulations of the Ordinance. Rather, they establish the foundation and direction for the 
regulatory measures detailed in the following articles and sections of the Ordinance 

Section 52.103. Applicability: 

This chapter is adopted under the authority of the constitution and laws of the state, including, 
particularly, V.T.C.A., Local Government Code Chapters 43, 211, 212, and 213. 

Sec. 52-104. Comprehensive plan: 

1. The Texas Local Government Code establishes the legal basis for the comprehensive plan. 
The code states that a municipality may adopt a comprehensive plan for long-range 
development. If a city adopts a comprehensive plan, it must be used as the basis of 
subsequent zoning amendments. The comprehensive plan is described as a plan for the 
orderly growth and development of the city and its environs. The plan should “facilitate the 
movement of people and goods, and the health, safety, and general welfare for the citizens 
of the city.” 

2. Imagine Justin is a city-wide comprehensive plan that reimagines the core planning 
documents used by the city to create policy, inform decisions, and establish an expectation 
of the general direction of the community. The plans included within the comprehensive 
plan are: Future Land Use Plan (Experience Districts Plan), Master Thoroughfare Plan 
(Mobility Plan), and a Parks + Trails Plan.  The city's comprehensive plan, adopted March 28, 
2023, is incorporated herein by reference as if fully set out at length, and a copy is on file 
and available for inspection in the office of the city secretary. 

Sec. 52-105. Compliance: 

Except as herein specifically provided:  

1. No land or building shall be used except for a purpose permitted in the district in which it is 
located.  

2. No building shall be erected, converted, enlarged, reconstructed, moved, or structurally 
altered except in conformity with area, height, and off-street parking and loading regulations of the 
district in which such building is located.  

3. For each building that existed at the time this chapter was passed, as well as for any 
building constructed thereafter, the following standards must be maintained: the minimum 
distance between buildings (yards), the number of parking spaces, and the amount of open space, 
including the space per dwelling unit, as specified in this chapter. These requirements are unique to 
each building and cannot be infringed upon or used to satisfy the requirements of another building. 
Additionally, the size of any lot cannot be decreased below the minimum standards established by 
this chapter for the zoning district in which the lot is situated.  

Page 30 of 214



Draft

 
 

 
 

Page 9 of 178 

4. Every building erected or structurally altered shall be located on a building lot as herein 
defined, and except as specifically provided herein, there shall not be more than one main building 
on one lot.  

Sec. 52-106. Fees, charges, and expenses: 

1. The city council has a list of fees and charges for various services like building permits, 
zoning certificates, and appeals, which you can find in the city's fee schedule. Before you can get 
any of these services, you have to pay all the related costs in full, as detailed in the fee schedule, 
unless the city council decides to waive them. Also, the Board of Adjustment, the board that 
handles zoning disputes, will not take any action on a case until you paid all the initial fees, unless 
these are also waived by the council.  

2. Before the city's Planning and Zoning Commission can schedule a petition for 
consideration, the petitioner must provide a receipt to the commission's secretary. This receipt 
should come from the city's tax assessor-collector and confirm that the required fee has been paid 
or officially excused. Similarly, the Board of Adjustment will not schedule an application for review 
unless the secretary of the board receives proof that the fee has been paid or waived by the city 
council. This ensures that all necessary fees are accounted for before proceeding with any zoning 
or planning petitions.  

Sec. 52-107. Interpretation, purpose, and conflict: 

This section aims to clarify the rules of this chapter. These rules are essential for ensuring public 
safety, health, and general well-being. They are not designed to interfere with existing agreements 
such as easements or covenants. However, if the rules of this chapter offer more stringent 
restrictions on building usage, size, or require more open space than other local laws or 
agreements, then the rules in this chapter will take precedence.   

Sec. 52-108. Violation and penalties: 

If a person does not follow the rules of this chapter, or fails to meet its requirements, or starts or 
changes a building against the approved plans, they will be committing a misdemeanor. For every 
rule broken or ignored, they will face a fine as stated in Chapter 1, Section 1-10 of the Justin Code of 
Ordinances. Each day the violation continues counts as a new offense. The building's owner, and 
anyone else involved like architects, builders, contractors, agents, or companies, who helped break 
the rule will also be considered guilty of a separate offense. If found guilty, they will face the 
penalties mentioned here. 

Sec. 52-109. Chapter cumulative; conflict with other ordinances: 

This section of the zoning ordinance is designed to add to the existing rules of the city. However, if a 
situation arises where a rule in this section disagrees with a rule in another section, then the rule in 
the other section will no longer be valid. Essentially, this means that the rules in this section take 
priority over any previous rules that are in opposition.  

Sec. 52.110. Vested rights and nonconformities: 
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1. If you were using your land in a way that was legal when this zoning rule was first applied, 
you can keep using it in that same way. However, you must follow the rules in Texas Local 
Government Code 245 and the rules in this zoning ordinance. 

2.  If a building was being used legally when this zoning rule became active, that use can keep 
going even if it does not match the new rules. This use can move to other parts of the building made 
for it, as long as no changes are made to the building's structure unless the law says you have to. If 
the building stays as it is, you can switch from one non-conforming use to another, as long as the 
new use is the same or more in line with the zoning rules. If the building that does not conform is 
torn down on purpose, anything that replaces it must follow the zoning rules. 

3.  In the event a nonconforming use of any building or premises is voluntarily discontinued for 
a period of six (6) months based on utility accounts, the use of the same shall conform to the 
provisions of the district in which it is located. 

4.  A nonconforming use if changed to a conforming use or a more restricted nonconforming 
use, may not be changed back to a less restricted use than that to which it was changed.  

5.  If a property is being used in a way that does not comply with current zoning laws (a 
nonconforming use) and is then changed to meet these laws (a conforming use) or is changed to 
another nonconforming use that has more restrictions, it cannot be changed back to the original 
nonconforming use or to any use with fewer restrictions than the new nonconforming use. 
Essentially, once you move towards compliance with zoning laws, you cannot go back to a less 
compliant usage.   

6. Repairs and alterations may be made to a nonconforming building, provided that no 
structural alternations or extensions shall be made except those required by law or ordinance, 
unless the building is changed to a conforming use.  

7.  If a building that does not comply with current zoning laws is completely destroyed or 
becomes too old to use, it cannot be rebuilt or made larger. However, if such a building is only 
partly damaged, and the cost of the damage is less than half of the building's value according to the 
Denton Central Appraisal District, then the building inspector can approve its repair. If the damage 
costs more than half of the building's value, the Board of Adjustment has the power to allow the 
building to be repaired or replaced. This decision is made after a public meeting and considering 
how it will affect the rights of the people involved, the well-being of the public, the nature of the 
neighborhood around the building, and the goals of these rules. 

Sec. 52-111. Other rights and remedies reserved: 

The city retains all its legal options to address any breaches of zoning laws that occurred before the 
adoption of this ordinance. This includes continuing with any ongoing lawsuits or criminal 
proceedings related to such breaches, regardless of whether they have started in court. These 
cases will proceed as usual until they are resolved by the legal system. This new chapter does not 
change the handling of past violations or current legal actions.  
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ARTICLE 2 – ADMINISTRATION, APPEALS, ENFORCEMENT, AND REVIEW 

Sec. 52-201. Planning and Zoning Commission. 

1. Establishment.  

The city has created a Planning and Zoning Commission, which is a group responsible for 
making decisions on how land in the city and surrounding areas is used. This commission 
was formed following the rules of the Local Government Code, specifically chapters 211 
and 212. Its job is to plan and zone areas within the city and its bordering regions. The 
commission also has certain responsibilities and authority as defined by law. To make sure 
the city's zoning laws are followed, the commission can create and update its own rules and 
guidelines as needed.  

2. Membership 

Planning and Zoning Commission Membership, Officers, Meeting, & Quorum 
Number of 
Commissioners 

• Seven (7) members 
• Two (2) Alternates 

Appointments • City Council 

Terms • 2 years beginning on January 1 

Place Numbers • Assigned numbers 1-7 

Expiration of Terms • Commissioners with odd number appointment 
o Expire December 31 of odd numbered years. 

• Commissioners with even number appointment 
o Expire December 31 of even numbered years. 

Removal • The City Council may remove a member at any time. 

Vacancy • The City Council shall appoint a successor in 
accordance with current city policy for boards and 
commissions.  

Chair & Vice-Chair • Commission shall select a chair and vice-chair each 
October. 

• If an officer’s seat is vacated, the commission shall 
select a replacement at their next scheduled meeting.  

Agenda and Minutes • City staff are responsible for creating the agenda and 
minutes. 

Meeting Type, Date 
and Time 

• Public Meeting 
• Third Tuesday of each Month 
• 6:30pm  

Quorum • Four (4) members must be present. 
 

3. Powers and Duties 
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The Planning and Zoning Commission shall have the following powers and duties: 

a. The commission shall recommend boundaries for the original zoning districts and appropriate 
zoning regulations for each district. 

b. The commission shall make a preliminary report with a recommendation to City Council on all 
rezoning requests.  

c. The commission shall make a preliminary report with a recommendation to City Council on all 
final plat requests that involve a deviation from subdivision standards. 

d. The commission shall provide policy recommendations regarding land use and 
comprehensive planning. 
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Sec. 52-202. Board of Adjustment. 

1. Establishment 

A board of adjustment is established in accordance with the provisions of V.T.C.A., Local 
Government Code § 211.008 regarding the zoning cities and with the powers and duties as provided 
in the statutes. 

 

2. Membership 

The board of adjustment shall consist of five (5) members of the community, as authorized by 
V.T.C.A., Local Government Code § 211.008. The city council shall also appoint two alternate 
members of the board of adjustment who shall serve in the absence of one or more regular 
members when requested to do so by the mayor or city manager. All cases to be heard by the board 
of adjustment will always be heard by a minimum of four (4) members. These alternate members 
shall serve for the same period as the regular members and any vacancies shall be filled in the 
same manner and shall be subject to removal the same as the regular members.  

The board shall keep minutes of its proceedings, showing the vote each member upon each 
question or, if absent or failing to vote, indicating such fact, and shall keep records of its 
examinations and other official actions, all of which shall be immediately filed in the office of the 
board by resolution in which four members must concur. The board shall adopt from time to time 
such additional rules and regulations as it may deem necessary to carry into effect the provisions of 
this chapter and shall furnish a copy of the same to the building inspector, all of which rules and 
regulations shall operate uniformly in all cases. All of its resolutions and orders shall be in 
accordance therewith. 

 

Board of Adjustment Membership, Officers, Meeting, & Quorum 
Number of Members • Five (5) members 

• Two (2) alternates 
Appointments • City Council 

Terms • Two (2) years 

Place Numbers • Assigned numbers 1-5 

Expiration of Terms • Board members with odd number appointment 
Expire December 31 of odd numbered years. 

• Board members with even number appointment 
Expire December 31 of even numbered years. 

Removal • The City Council may remove a board member for 
cause on a written charge after a public hearing. 

Vacancy • A vacancy on the board shall be filled for the 
unexpired term by City Council. 
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Chair & Vice-Chair • Board shall select a chair and vice-chair each 
October. 

• If an officer’s seat is vacated, the board shall select a 
replacement at their next scheduled meeting. 

Agenda and Minutes • City staff are responsible for creating the agenda and 
minutes. 

Meeting Date and Time • Public Hearing 
• Meetings of the board shall be held at the call of the 

chairman and at such times as the board may 
determine.  

Quorum • Four (4) members must be present. 
Decisions • The concurring vote of 75 percent of the members of 

the board is necessary to: 
o Reverse an order, requirement, decision, or 

determination of an administrative official; 
o Decide in favor of an applicant on a matter on 

which the board is required to pass under a 
zoning ordinance; or 

o Authorize a variation from the terms of a 
zoning ordinance. 

3. Powers and Duties 

The Board of Adjustment may: 

Board of Adjustment Powers and Duties 
Appeals Based 
on Error 

• Hear and decide an appeal that alleges error in an order, 
requirement, decision, or determination made by an 
administrative official in the enforcement of this chapter or an 
ordinance adopted under this chapter. 

Special 
Exceptions 

• They can allow public utilities or services, like electricity or water, 
to be built in areas where they normally wouldn't be allowed if it's 
necessary for the community's well-being. 

• They can let a property extend its use, height, or size into the next 
zone if the property was split by the zoning boundary when the 
rules were first made. 

• If a building that doesn't fit the current zoning rules is mostly 
destroyed by something like a fire or natural disaster, they can 
approve its rebuild if it's essential for the community and not just 
to keep a business monopoly. 

• They can lessen the number of parking or loading spots required 
for a building if it's proven that the full amount isn't needed, or if 
following the rules would be too difficult without really benefiting 
anyone. 

• They can decide how to classify a property's use if it's not clearly 
defined in the rules. 

Variances • Grant a variance in certain cases from the zoning ordinance 
when it is not against public interest, and when strict 
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enforcement would cause undue hardship due to unique 
circumstances, ensuring the ordinance's intent is honored and 
fairness is maintained. 

• When deciding on variances, the board may deem the following 
situations as justification for hardship that would make following 
the ordinance unreasonable: 

o If obeying the ordinance costs more than half the 
structure's appraised value, according to the latest city-
approved appraisal; 

o If following the rules would take away at least one-fourth 
of the usable space on the property for development; 

o If adherence would make the structure violate another 
city law, building code, or regulation; 

o If compliance would unreasonably interfere with 
neighboring property or rights-of-way; 

o or if the structure is already noncompliant with current 
standards 

Miscellaneous • Hear and decide other matters authorized by an ordinance 
adopted under this chapter. 

Changes • The board shall have no authority to change any provisions of this 
chapter, and its jurisdiction is limited to hardship and borderline 
cases which may arise from time to time. The board may not 
change the district designation of any land either to a more 
restrictive or less restrictive zone. 

 

Sec. 52-203. Appeal of a City Official 

If you disagree with a city official's application of the zoning or building codes to your property, you 
have the right to challenge this decision. Here's how you can do it: 

1. If your issue is with a building code requirement, you can take your appeal to the Zoning 
Board of Adjustments, the Planning and Zoning Commission, or even the City Council. 

2. If your issue is with a zoning ordinance requirement, you should also direct your appeal to 
the Zoning Board of Adjustment, the Planning and Zoning Commission, or the City Council. 

3. When you file your appeal, you need to clearly state which part of the code you believe was 
wrongly applied to your case, specifically mentioning any violation of section 52-330. Your 
appeal will be handled according to the rules set by the board or council you've chosen to 
hear your case.  

Sec. 52-204. Appeals Process.  

Appeals Process – Board of Adjustment 
Procedure If you disagree with a decision made by the city's departments or boards, you 

have the right to appeal to the Board of Adjustment. This means you can ask for 
a review of the decision if you feel it was unfair or incorrect. To do this, you 
must submit a written appeal to the Board's office. Your appeal must clearly 
state why you disagree with the decision, and it must be submitted within 20 
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days after the decision was made. Once you file your appeal, the department 
that made the original decision must immediately provide the Board of 
Adjustment with all the documents related to the matter. This helps the Board 
understand the case and make a fair judgment on your appeal.   

Stay of 
Proceedings 

If you disagree with a zoning decision, you can file an appeal. This appeal stops 
all related actions until a final decision is made. However, if the building 
inspector believes that not continuing with the action could be dangerous to 
people or property, they can issue a certificate stating this. If such a certificate 
is issued, the actions will not stop unless the board of adjustment or a court 
decides to issue a restraining order. This would only happen after the office that 
made the original decision is notified and there is a good reason for the 
restraining order. 

Notice of 
Hearing on 
Appeal 

The board is required to set a hearing date within thirty (30) days of receiving an 
appeal or related issue. They must then send out hearing notices to the person 
who filed the appeal, as well as property owners within 200 feet of the property 
in question. Additionally, any other individuals who may be impacted, as 
identified by the board based on the city's current tax records, will also receive 
a notice. Sending these notices through the mail is considered proper 
notification. 

Decision by 
Board 

The board is required to make a decision on the appeal within fifteen (15) days 
after the hearing. At the hearing, anyone involved can attend, or they can have 
a representative or lawyer there on their behalf. The board has the authority to 
change, confirm, or partially adjust the initial decision or requirement that was 
appealed. They can make any decision that they believe is right for the 
situation, and they have the same abilities as the office or department that 
originally made the decision or requirement. 
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Sec. 52-205. Amendments to zoning board of adjustments procedures. 

This section outlines the rules for making changes to the procedures of the Zoning Board of 
Adjustments: 

1. Any new rules or changes to existing rules of the Zoning Board of Adjustments that are made on 
or after September 1, 2019, need to be approved by the City Council. 

2. If someone wants to challenge a decision made by a city official about zoning issues on or after 
September 1, 2019, the following guidelines must be followed:  

a. If the decision being challenged does not concern a specific property, application, 
or project, then any person who is negatively affected by the decision, or any city 
officer, department, board, or bureau that is impacted, can file an appeal. 

b. If the decision being challenged is about a specific property, application, or project, 
then the following parties can file an appeal: 

i. The person or group who submitted the application. 
ii. The owner of the property in question, or their authorized representative. 

iii. Any person who owns property within 200 feet of the property in question 
and feels harmed by the decision. 

iv. Any city officer, department, board, or bureau that is impacted by the 
decision. 

Sec. 52-206. Administration and enforcement. 

1. The Director of Planning is responsible for implementing this chapter of the zoning ordinance, 
unless the city council assigns someone else. This person will make sure the rules are followed, 
with help from others if the city council agrees. If the building inspector notices any rules being 
broken, they will inform the person doing so in writing, explain what's wrong, and tell them how 
to fix it. They will ask for illegal activities to stop, such as using land or buildings wrongly, or 
making changes to buildings that aren't allowed. They can also take other steps to make sure 
everyone follows the rules. 

2. For the purposes of this chapter, the administrative official will be the heads of city 
departments. They will be given their duties by the mayor and city council regarding this 
chapter. 

3. The Director of Planning shall have the authority to provide minor modifications of up to 10% of 
a numerical adjustment to setbacks, height, parking, landscaping, open space, lot coverage or 
other development standard within article four (4) based on unusual circumstances such as lot 
shape, topographic challenges, or preservation of mature trees. 

4. Director of Planning shall have the authority to provide minor modifications of up to 10% of a 
numerical adjustment to setbacks, height, parking, landscaping, open space, lot coverage or 
other development standard within article four (4) on an incentive basis if applicant is providing 
additional landscape from the approved tree and shrub list. Additional landscape shall be 
defined as one (1) additional tree (in addition to standard requirements) per 3,000 sq ft of total 
lot area or six (6) additional shrubs (in addition to standard requirements) per 3,000 sq ft of total 
lot area. 

Sec. 52-207. Prohibitions on enforcement. 
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1. City officials designated to enforce zoning and building codes must not: 
a. Prevent or restrict the use or installation of any building product or material in construction, 

if it is approved by a model code from the last three code cycles relevant to building 
construction, renovation, maintenance, or alteration; or  

b. Apply a construction standard for any building product, material, or design that is stricter 
than the national model code standards from the last three code cycles for construction, 
renovation, maintenance, or alteration of residential or commercial buildings; 

c. If an applicant wishes to use a building material, product, or design in the construction or 
alteration of a building that is not allowed or is restricted by the city's current zoning or 
building codes, or is less strict than the city's codes, they must point out each part of the 
national model code from the last three code cycles that permits such use as part of their 
application. 

d. An applicant can choose to use a building material, product, or design in the construction 
or alteration of a building by agreeing in writing, even if it is not enforceable under section a. 

 

Sec. 52-208. Exemptions for ordinances, requirements, and programs. 

Certain rules in section 52-207330 of the zoning ordinance are not applicable to the city's other 
laws and programs. This means that the city's officials who oversee zoning and building regulations 
will enforce all the rules and standards set by these other laws and programs. This includes any 
current or future laws or programs that the city adopts. The following are exceptions to the 
prohibitions: 

1. Changes to the building code that address local issues, as long as they do not conflict with 
specific sections 52-207(a) or (b) of the zoning ordinance. 

2. Programs created by state agencies that set specific standards or offer incentives or 
financial arrangements to meet state or federal funding requirements or housing programs. 

3. Building requirements necessary for eligibility for windstorm and hail insurance coverage as 
per the Texas Insurance Code Chapter 2210. 

4. Laws or regulations concerning outdoor lighting designed to reduce light pollution, which 
are either: 

a. Adopted by a body recognized as a Dark Sky Community by the International Dark-
Sky Association, or 

b. Relevant to outdoor lighting within five (5) miles of a military base with active 
training programs. 

5. Laws governing outdoor lighting enacted under certain chapters of the Texas Local 
Government Code Subchapter B, Chapter 229, or under Texas Local Government Code, 
Subchapter B, Chapter 240. 

6. The installation of fire sprinkler systems as required by specific sections of the Texas 
Occupation Codes § 1301.551(i), or the Texas Health and Safety Code § 775.045(a)(1). 

 

Sec. 52-209. Exemptions for buildings. 
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The prohibitions in section 52-207 do not apply to the following buildings, and the officials 
responsible for enforcement of the city's zoning ordinance and building codes, as designated by 
ordinance or other authorization, shall apply all regulations and standards prescribed by those 
ordinances or codes to such buildings, whether such provisions are existing or hereafter adopted or 
established, to the fullest extent.  

1. A building located in a place or area designated for its historical, cultural, or architectural 
importance and significance as adopted by the city council prior to April 1, 2019.  

2. A building located in a zoning district designated by the city council after April 1, 2019 for its 
historical, cultural, or architectural importance and significance by the city, and for which the 
owner has voluntarily consented in writing to the application of the regulations or standards 
prohibited by section 52-207, including the following zoning districts and any district that may 
hereafter be created by the city council for its historical, cultural, or architectural importance and 
significance;  

3. A building located in a place or area designated for its historical, cultural, or architectural 
importance and significance that the city may regulate under Texas Local Government Code § 
211.003(b), if the city is a certified local government under the National Historic Preservation Act 
(54 U.S.C. § 300101 et seq.); or has an applicable landmark ordinance that meets the requirements 
under the certified local government program as determined by the Texas Historical Commission.  

4. A building located in an area designated as a historic district on the National Register of Historic 
Places;  

5. A building designated as a Recorded Texas Historic Landmark, such as Bishop Park and Justin 
Cemetery designated landmark sites;  

6. A building designated as a state archeological landmark or state antiquities landmark;  

7. A building listed on the National Register of Historic Places or designated as a landmark by a 
governmental entity;  

8. A building located in a World Heritage Buffer Zone; and  

9. A building located in an area designated for development, restoration, or preservation in a main 
street town or city established under Texas Local Government Code § 442.014.  

Sec. 52-210. Zoning Amendments 

1. Authority 
a. The city council has the power to modify, add, or remove zoning district boundaries 

or rules as needed, according to the Local Government Code chapter 211. 
2. Review by Planning and Zoning Commission 

a. Any proposed changes must be reviewed by the Planning and Zoning Commission 
before the City Council can decide on proposed changes. The commission will 
examine the changes and give their advice and report to the City Council. 

3. Public Hearing 
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a. The Planning and Zoning Commission will conduct a public hearing before making 
any recommendations to the city council about the changes. Property owners within 
200 feet of the affected area will receive a written notice at least ten (10) days before 
the hearing. Additionally, a notice will be published in a local newspaper at least 15 
days before the city council's hearing, detailing the time and place. 

4. Objections 
a. If the Planning and Zoning Commission rejects the changes, or if property owners 

representing at least 20 percent of the neighboring area object, the changes can 
only be approved with a three-fourths majority vote from the city council members. 
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ARTICLE 3 - ZONING DISTRICTS 

Sec. 52 – 301. Purpose 

To promote public health, safety, morals, or general welfare and protecting and preserving places 
and areas of historical, cultural, or architectural importance and significance. 

Sec. 52 - 302. Establishment of Official zoning map. 

(a) Incorporated by reference; identification.  

The city is divided into zones or districts as shown on the official zoning map which, 
together with all explanatory matter thereon, is adopted by reference and declared to be 
part of this chapter. The official zoning map shall be identified by the signature of the mayor, 
attested by the city secretary, and bearing the seal of the city under the following words: 
"This is to certify that this is the official zoning map referred to in Sec. 52-302 of the Code of 
Ordinances of Justin, Texas" together with the date of the adoption of the ordinance from 
which this chapter is derived.  

(b) Certification of amendments.  

When the city council approves changes to district boundaries or any other details shown 
on the official zoning map, these updates must be added to the map right away. The map 
will include a note stating: "On [date], the city council officially decided to make the 
following change(s) to the zoning map: [a short explanation of what was altered]." This note 
must be signed by the mayor and confirmed by the city clerk or zoning administrator. The 
ordinance that introduces these changes will also state that they won't take effect until 
they've been properly recorded on the zoning map. Any changes to this chapter that affect 
the zoning map won't start until the map has been updated to reflect the changes.   

(c) Unauthorized changes prohibited.  

The official zoning map can only be altered following the specific processes outlined in this 
chapter and as allowed by state law. If anyone makes changes to the map without 
permission, it's against the rules of this chapter. Such actions are subject to penalties 
described in the General Provisions (Chapter 1, Section 1-10) of the Justin Code of 
Ordinances. 

(d) Zoning Administrator's copy declared controlling.  

Regardless of the existence of purported copies of the official zoning map which may from 
time to time be made or published, the official zoning which shall be located in the City 
Secretary’s Office, shall be the final authority as the current zoning status of land and water 
areas, buildings, and other structures in the city.  

(e) Replacement of official copy.  

In the event the official zoning map becomes damaged, destroyed, lost or difficult to 
interpret because of the nature or number of changes, and additions, the city council may 
by resolution adopt a new official zoning map, which shall supersede the prior official 
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zoning map. The new official zoning map may correct drafting or other errors or omissions in 
the prior official zoning map, but no such correction shall have the effect of amending the 
original city zoning regulations or any subsequent amendment thereof. The new official 
zoning map shall be identified by the signature of the mayor attested by the city clerk and 
bearing the seal of the city under the following words: "This is to certify that this official 
zoning map supersedes and replaces the official zoning map adopted (date of adoption of 
map being replaced)."  

 

Sec. 52-303 . Establishment of zoning districts and boundaries. 

(a) Districts. The city is divided into 12 districts as follows:  

Zoning Districts 
District SF-RE 
Large lot single-family 
residential 

Residential uses and one-family detached uses on lots containing a 
minimum of one acre per dwelling unit. This district is intended 
primarily for those areas that will rely on individual wastewater 
treatment systems (such as septic tanks) for the foreseeable future. 

District SF-1  
Single-family residential 

Residential uses and one-family detached dwelling units on lots 
containing a minimum of 10,000 square feet per dwelling unit. 

District SF-2  
Single-family residential 

Residential uses and one-family dwelling units on lots containing a 
minimum of 7,500 square feet per dwelling unit. 

District SF-OT  
Single-family 
residential; Old Town 

Residential uses and one-family dwelling units on lots containing a 
minimum of 6,000 square feet per dwelling unit. 

District MM  
Missing Middle 
Residential 

Residential uses up to ten (10) dwelling units per lot including a 
variety of housing arrangements to provide options for various 
housing sizes within a development. 

District MF  
Multifamily residential 

Greater than ten (10) attached or detached dwelling units on a 
property. Additional design standards may apply based on the 
neighborhood context. 

District NC 
Neighborhood 
Commercial 

Lower intensity retail, commercial, and office uses near residential 
areas that provide daily retail needs of nearby residents. 

District RC  
Regional Commercial 

Higher intensity retail, commercial, and office uses that serve regional 
needs. 

District MU 
Mixed-Use 

Mixed-use district for higher intensity mix of residential, commercial, 
and office uses within the same district and in a walkable pattern. 

District LI  
Light industrial 

Industry and manufacturing plants that are predominantly light in 
character have their operations conducted wholly within buildings, 
are more compatible than heavy manufacturing uses, and do not emit 
noxious odors, noises, dust, smoke, and vibrations. 

District OT  
Old Town  

Supplemental regulations to the base nonresidential zoning districts 
in the Old Town area. 

District PD  
Planned development 

Flexibility in planning, development, and design through the 
combination of uses to support contextual challenges and allow for 
unique design not contemplated in the existing code. 
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(a) Zoning District Conversions. Transition of previous zoning districts to the new districts 
according to the following table:  

 

Sec. 52-304. Rules for the interpretation of district boundaries. 

Where uncertainty exists with respect to the boundaries of any of the districts shown on the zoning 
map, the following rules shall apply:  

Rules for Zoning District Boundary Interpretations 
Boundary following center line of 
street, highway, or right of way 

• The center line will be used as the boundary 

Boundary following lot lines • The lot line will be used as the boundary 

Boundary following or parallel to a 
drainage course, prominent physical 
feature, or parallel line 

• Features will be used as the boundary 

Boundary parallel to street, highway, 
or right of way 

• The parallel line will be used as indicated on 
the zoning map.  

Zoning District Conversions 
Old Zoning Categories New Zoning District Classifications Land Use Designation 

Residential Districts 
SF-LL  Large Lot Single Family SF-RE Residential Estate Single 

Family 
Residential 

SF-1  Single Family SF-1 Single Family Residential 
SF-1A  Single Family 
SF-2  Single Family SF-2 Single Family Residential 

SF-OT  Single Family SF-OT Single Family; Old Town Residential 
2F Two-Family MM Missing Middle Residential 
MF Multifamily MF Multifamily Residential 

MH Mobile Homes Removed Removed 
Non-Residential Districts 

Commercial Districts 
LR Local Retail NC Neighborhood Commercial Commercial 

GB General Business 
GB-OT General Business Old Town 

RC Regional Commercial Commercial 

 MU Mixed-Use Mixed-Use 

LI Light Industrial LI Light Industrial Industrial 

Special Districts 
-- OT Old Town Overlay Mixed-Use 

PD Planned Development PD Planned Development Mixed-Use 
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• If no distance is provided, the distance will be 
determined using the scale on the zoning 
map.  

Unsubdivided Property • The boundary on the zoning map will be used 
to determine the location using the scale on 
the zoning map. 

Vacated public right of way • Zoning boundary will be moved to the center 
of the vacated right of way.  

(a) Where district boundaries are indicated as approximately following the center lines of 
streets or highways, street lines or highway right-of-way lines, such center lines, street 
lines, or highway right-of-way lines shall be construed to be the boundaries.  

(b) Where district boundaries are so indicated that they approximately follow the lot lines, such 
lot lines shall be construed to be the boundaries.  

(c) Where district boundaries are indicated as approximately following a parallel to a drainage 
course or other prominent physical feature or parallel line shall be construed to be the 
boundaries.  

(d) Where district boundaries are so indicated that they are approximately parallel to the center 
lines or street lines of streets, or the center lines of right-of-way lines of highways, such 
district boundaries shall be construed as being parallel thereto and at such distance 
therefrom as indicated on the zoning map. If no distance is given, such dimension shall be 
determined by the use of the scale of the zoning map.  

(e) Where district boundaries are so indicated that they are approximately perpendicular to the 
center line or right-of-way lines of streets, highways, or drainage courses, such [missing 
text]  

(f) If unsubdivided property, the district boundary lines of the zoning map shall be determined 
by use of the scale appearing on the zoning map.  

(g) In the case of a district boundary line dividing a lot into two parts the district boundary line 
shall be construed to be the lot line nearest the district boundary line as shown.  

(h) Whenever any street, alley, or other public way is vacated by official action of the city 
council, the zoning district adjoining each side of such street, alley, or public way shall be 
automatically extended to the center of such vacation and all area included in the vacation 
shall then and henceforth be subject to all regulations of the extended districts.  

(i) Where the streets or alleys on the ground differ from the streets or alleys as shown on the 
zoning map, the streets or alleys on the ground shall control.  
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Sec. 52-305. Residential Estate Single-Family (SF-RE) 

 Intent: 
 

1. Provide appropriate locations for residential development that are consistent with the City of Justin Experience District 
(Future Land Use) Plan, as amended over time; 

2. Ensure adequate light, air, and privacy for all dwelling units; 
3. Appropriately address multi-modal transportation access and ensure adequate availability of public services and utilities; 
4. Allow for a variety of housing types that meet the diverse needs of residents; and 
5. Protect residential development from the encroachment of uses that are incompatible with residential uses. 

 
In all residential zoning districts, complementary uses such as parks, open space, public schools, religious assemblies, minor 
public or private utilities, accessory buildings, and certain temporary uses are also allowed. 
Purpose: Residential properties with larger acreage tracts. These properties may also be used for smaller homestead farms 
for Agricultural Uses in Justin. 

Graphic Representation Density 
    

   Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Dwelling Units/Acre (maximum) 1.0 

Lot Dimensions  
(b) Lot Area (minimum) acres 1.0 
(c) Lot Width (minimum) feet 100 

(d) Lot Depth (minimum) feet 100 
Setbacks  

(e) Street, Front (minimum) feet  
Primary or Secondary Street  35 
Local or Private Street 35 

(f) Street, Side (minimum) feet  
All roadways 15 
Alleys / private easements 10 

(g) Rear (minimum) feet  20 
Alley / private easements 10 

(h) Side, Interior (minimum) feet 5 

Height  
(i) Building Height (maximum) feet 35 

Lot Coverage (maximum) Percentage  
(j) Total of all buildings on the lot 35% 

Off-Street Parking and Loading  
(k) Number of off-street parking spaces,  

per dwelling unit 
2.0 

Notes  
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-306. Single-Family Residential – Low (SF-1) 

 Intent: 
  

1. Provide appropriate locations for residential development that are consistent with the City of Justin Experience District 
(Future Land Use) Plan, as amended over time; 

2. Ensure adequate light, air, and privacy for all dwelling units; 
3. Appropriately address multi-modal transportation access and ensure adequate availability of public services and utilities; 
4. Allow for a variety of housing types that meet the diverse needs of residents; and 
5. Protect residential development from the encroachment of uses that are incompatible with residential uses. 

  
In all residential zoning districts, complementary uses such as parks, open space, public schools, religious assemblies, minor 
public or private utilities, accessory buildings, and certain temporary uses are also allowed. 

Purpose: Residential properties with traditional lot size minimums. These single-family residences are the minimum 
standards for new single-family neighborhoods.  

 
 
 Graphic Representation Density 
Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Dwelling Units/Acre (maximum) 4.0 

Lot Dimensions  
(b) Lot Area (minimum) sq. ft. 10,000 
(c) Lot Width (minimum) feet 80 

(d) Lot Depth (minimum) feet 100 

Setbacks  
(e) Street, Front (minimum) feet  

Primary or Secondary Street  25 

Local or Private Street 25 
(f) Street, Side (minimum) feet  

All roadways 8 
Alleys / private easements 8 

(g) Rear (minimum) feet  15 

Alley / private easements 8 
(h) Side, Interior (minimum) feet 5 

Height  
(i) Building Height (maximum) feet 35 

Lot Coverage (maximum) Percentage  
(j) Total of all buildings on the lot 65% 

Off-Street Parking and Loading  
(k) Number of off-street parking spaces,  

per dwelling unit 
2.0 

Notes  
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-307. Single-Family Residential – Medium (SF-2) 

 Intent: 
  

1. Provide appropriate locations for residential development that are consistent with the City of Justin Experience District 
(Future Land Use) Plan, as amended over time; 

2. Ensure adequate light, air, and privacy for all dwelling units; 
3. Appropriately address multi-modal transportation access and ensure adequate availability of public services and utilities; 
4. Allow for a variety of housing types that meet the diverse needs of residents; and 
5. Protect residential development from the encroachment of uses that are incompatible with residential uses. 

  
In all residential zoning districts, complementary uses such as parks, open space, public schools, religious assemblies, minor 
public or private utilities, accessory buildings, and certain temporary uses are also allowed. 

Purpose: Residential properties with traditional lot size minimums. These single-family residences are the minimum 
standards for new single-family neighborhoods.  

 
 
 Graphic Representation Density 
Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Dwelling Units/Acre (maximum) 6.0 

Lot Dimensions  
(b) Lot Area (minimum) sq. ft. 7,500 
(c) Lot Width (minimum) feet 70 

(d) Lot Depth (minimum) feet 100 

Setbacks  
(e) Street, Front (minimum) feet  

Primary or Secondary Street  25 

Local or Private Street 25 
(f) Street, Side (minimum) feet  

All roadways 7 
Alleys / private easements 7 

(g) Rear (minimum) feet  10 

Alley / private easements 7 
(h) Side, Interior (minimum) feet 5 

Height  
(i) Building Height (maximum) feet 35 

Lot Coverage (maximum) Percentage  
(j) Total of all buildings on the lot 65% 

Off-Street Parking and Loading  
(k) Number of off-street parking spaces,  

per dwelling unit 
2.0 

Notes  
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-308. Old Town Residential (SF-OT) 

 Intent: 
  

1. Provide appropriate locations for residential development that are consistent with the City of Justin Experience District (Future Land 
Use) Plan, as amended over time; 

2. Ensure adequate light, air, and privacy for all dwelling units; 
3. Appropriately address multi-modal transportation access and ensure adequate availability of public services and utilities; 
4. Allow for a variety of housing types that meet the diverse needs of residents; and 
5. Protect residential development from the encroachment of uses that are incompatible with residential uses. 

  
In all residential zoning districts, complementary uses such as parks, open space, public schools, religious assemblies, minor public or 
private utilities, accessory buildings, and certain temporary uses are also allowed. 

Purpose: Residential properties with traditional lot size minimums. These single-family residences are the minimum 
standards for new single-family neighborhoods.  

 
 
 Graphic Representation Density 
Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Dwelling Units/Acre (maximum) 6.0 

Lot Dimensions  
(b) Lot Area (minimum) sq. ft. N/A 
(c) Lot Width (minimum) feet N/A 

(d) Lot Depth (minimum) feet N/A 
Setbacks  

(e) Street, Front (minimum) feet  
Primary or Secondary Street+ 20 

Local or Private Street+ 20 
(f) Street, Side (minimum) feet  

All roadways 15 
Alleys / private easements 10 

(g) Rear (minimum) feet  10 

Alley / private easements 10 
(h) Side, Interior (minimum) feet 5 

Height  
(i) Building Height (maximum) feet 35 

Lot Coverage (maximum) Percentage  
(j) Total of all buildings on the lot N/A 

Off-Street Parking and Loading  
(k) Number of off-street parking spaces,  

per dwelling unit* 
2.0 

Notes  
+ Front setback as listed or within 4 feet of the average setback 
on the same block face. 
* 1.0 parking space per unit may be accommodated with on-
street parking. 
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-309. Missing Middle Residential (MM) 

  Intent: 
1. Provide appropriate locations for residential development that are consistent with the City of Justin Experience District (Future Land 

Use) Plan, as amended over time; 
2. Ensure adequate light, air, and privacy for all dwelling units; 
3. Appropriately address multi-modal transportation access and ensure adequate availability of public services and utilities; 
4. Allow for a variety of housing types that meet the diverse needs of residents; and 
5. Protect residential development from the encroachment of uses that are incompatible with residential uses. 

 
In all residential zoning districts, complementary uses such as parks, open space, public schools, religious assemblies, minor public or 
private utilities, accessory buildings, and certain temporary uses are also allowed. 

Purpose: Residential properties with medium densities, lots less than 6,000 sq. ft. and including duplex, townhomes, and other missing 
middle housing types, up to 10 dwelling units in a building. 

Graphic Representation Density 
 

  Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Lot Area/Dwelling Unit (maximum) per acre 18.0 

Lot Dimensions  
(b) Lot Area (minimum) per unit sq. ft. 2,500 
(c) Lot Width (minimum) feet 25 

(d) Lot Depth (minimum) feet 50 

Setbacks  
(e) Street, Front (minimum) feet  

Primary or Secondary Street  15 

Local or Private Street 10 

(f) Street, Side (minimum) feet  

All roadways 10 

Alley / private easements 5 

(g) Rear (minimum) feet  10 

Alley / private easements 5 

(h) Side, Interior (minimum) feet 0 

Height  
(i) Building Height (maximum) feet 35 

Lot Coverage (maximum) Percentage  
(j) Total of all buildings on the lot 75 

Off-Street Parking and Loading  
(k) Number of off-street parking spaces,  

per dwelling unit* 
1.25 

Notes  
* 0.25 parking space per unit may be accommodated with on-
street parking. 
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-310. Multi-Family Residential (MF) 

Intent: 
 

1. Provide appropriate locations for residential development that are consistent with the City of Justin Experience District (Future Land 
Use) Plan, as amended over time; 

2. Ensure adequate light, air, and privacy for all dwelling units; 
3. Appropriately address multi-modal transportation access and ensure adequate availability of public services and utilities; 
4. Allow for a variety of housing types that meet the diverse needs of residents; and 
5. Protect residential development from the encroachment of uses that are incompatible with residential uses. 

  
In all residential zoning districts, complementary uses such as parks, open space, public schools, religious assemblies, minor public or 
private utilities, accessory buildings, and certain temporary uses are also allowed. 
Purpose: Residential properties with high intensity, greater than ten (10) units in a building. Can be used for higher intensity missing middle 
to apartment complexes.  

Graphic Representation: Density 
 

    Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Dwelling Units/Acre (maximum) 50 

Lot Dimensions  
(b) Lot Area (minimum) sq. Ft. 10,000 
(c) Lot Width (minimum) feet 100 

(d) Lot Depth (minimum) feet 100 

Setbacks  
(e) Street, Front (minimum) feet  

Primary or Secondary Street  35 
Local or Private Street 25 

(f) Street, Side (minimum) feet  
All roadways 10 
Alley / private easements 5 

(g) Rear (minimum) feet  10 

Alley / private easements 5 
(h) Side, Interior (minimum) feet 5 

Height  
(i) Building Height (maximum) feet 
(j) Setback, above 35 feet 

45 
10 

Lot Coverage (maximum) Percentage  
(k) Total of all buildings on the lot 75 

Off-Street Parking and Loading  
(l) Number of off-street parking spaces,  

per dwelling unit 
See 

Table  
52-401B 

Notes  
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-311. Neighborhood Commercial (NC) 

Intent: 
1. Accommodate a range and different scales of non-residential uses, including office, retail, commercial, and service uses needed in 

Justin; 
2. Encourage site planning, land use planning, and architectural design that create interesting and attractive environments; 
3. Maintain and enhance the City’s economic base and provide a range of shopping, entertainment, housing, lodging, and employment 

opportunities for the residents and visitors of Justin; 
4. Minimize potential negative impacts of commercial and mixed-use development on adjacent residential neighborhoods; and 
5. Help ensure that the appearance and operational impacts of commercial and mixed-use developments do not adversely affect the 

character of the areas in which they are located. 
 
Purpose: Non-residential uses operating as office, commercial, or neighborhood services. 
Graphical Representation Density 

 
Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 
 

 

(a) Dwelling Units/Acre (maximum) N/A 
Lot Dimensions  

(b) Lot Area (minimum) sq. ft. 5000 
(c) Lot Width (minimum) feet 50 
(d) Lot Depth (minimum) feet N/A 

Setbacks  
(e) Street, Front (minimum) feet (see note 1)  

Primary or Secondary Street  20 
Local or Private Street 15 

(f) Street, Side (minimum) feet  

All roadways 15 

Alley / private easements 5 
(g) Rear (minimum) feet  20 

Alley / private easements 10 

(h) Side, Interior (minimum) feet 
Abutting Res lot 
Abutting any other lot 

 
20 
0 

Height (maximum) feet  
(i) Building Height (maximum) feet  35 

Lot Coverage (maximum) Percentage  
(j) Total of all structures on the lot 50% 

Off-Street Parking and Loading  
(k) Number of off-street parking spaces See 

Table  
52-401B 

(l) Access and driveway spacing to property 
from State Highways 

TxDOT 
Design 
Criteria 

Notes  
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-312. Regional Commercial (RC) 

Intent:  
1. Accommodate a range and different scales of non-residential uses, including office, retail, commercial, and service uses needed in 

Justin; 
2. Encourage site planning, land use planning, and architectural design that create interesting and attractive environments; 
3. Maintain and enhance the City’s economic base and provide a range of shopping, entertainment, housing, lodging, and employment 

opportunities for the residents and visitors of Justin; 
4. Minimize potential negative impacts of commercial and mixed-use development on adjacent residential neighborhoods; and 
5. Help ensure that the appearance and operational impacts of commercial and mixed-use developments do not adversely affect the 

character of the areas in which they are located. 

Purpose: Non-residential uses operating as office, commercial, or neighborhood services 
Graphic Representation: Density 

 
Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 
 

 

(a) Dwelling Units/Acre (maximum) N/A 
Lot Dimensions  

(b) Lot Area (minimum) sq. ft. 7500 
(c) Lot Width (minimum) feet 50 
(d) Lot Depth (minimum) feet N/A 

Setbacks  
(e) Street, Front (minimum) feet  

Primary or Secondary Street  20 

Local or Private Street 20 
(f) Street, Side (minimum) feet  

All roadways 15 
Side / Alley / private easements 5 

(g) Rear (minimum) feet  10 
Alley / private easements 10 

(h) Side, Interior (minimum) feet 
Abutting Res Lot 
Abutting any other lot 

 
20 
0 

Height (maximum) feet  
(a) Building Height (maximum) feet 35 

Lot Coverage (maximum) Percentage  
(i) Total of all structures on the lot 50% 

Off-Street Parking and Loading  
(j) Number of off-street parking spaces See 

Table  
52-401B 

(k) Access and driveway spacing to property 
from State Highways 

TxDOT 
Design 
Criteria 

Notes  
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-313. Mixed-Use (MU) 

  Purpose and Intent:  
1. The MU District is intended to encourage the creation of walkable development patterns in the area and 

connecting it to adjacent neighborhoods.  The MU District is intended to be a live, work, and play area in the City.  
It is intended to be a mixed-use district with the higher density allowances compatible with a city center. 

2. Development should facilitate pedestrian connections and soft transitions between residential and non-
residential uses. Residential uses are encouraged on the upper floors of nonresidential establishments. 

  Graphic Representation   Density 
 

Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 

(a) Dwelling Units/Acre (maximum) 60 
  Lot Dimensions 

(b) Lot Area (minimum) sq. ft. N/A 
(c) Lot width (minimum) feet 20 
(d) Lot depth (minimum) feet 50 

   Setback Ranges (See Definitions) 
(e) Front, min./max. (ft) 

Pedestrian-Priority Frontage (see note 1) 0 min 
10 max 

Public Open Space, Trail 10 min 
30 max 

Public street or private access easement 5 min 
20 max 

(f) Side, min./max/ (ft) 
Pedestrian-Priority Frontage 0 min 

15 max 
Public street 10 min  

No max 
Interior Lot line No min 

No max 
Private access easement or alley 5 min 

No max 
(g) Rear min./max. (ft) 

Alley (see note 2) 3 min 
No max 

All other conditions 10 min 
No max 

  Building Standards (See Definitions) 
(h) Building height, max. (Stories/ft) 3 stories 

or 45 ft 
(i) Lot Coverage, max. (%) N/A 

  Notes 
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-314. Light Industrial (LI) 

Intent:  
1. Accommodate a range of industrial uses, including storage, logistics, assembly, and manufacturing uses in Justin;  
2. Encourage site planning, land use planning, and architectural design that create attractive but functional and safe environments;  
3. Maintain and enhance the City’s economic base and provide employment and manufacturing opportunities for Justin residents;  
4. Minimize potential negative impacts of industrial uses on other adjacent uses; and  
5. Help ensure that the appearance and operational impacts of industrial developments do not adversely affect the character of the areas in 

which they are located. 

Purpose: Large scale manufacturing, warehouse, office, commercial, and regional shopping attractions. 

Graphic Representation Density 
 

Figure i: Lot Dimension Measurement 

 
 
Figure ii. Setback Measurement 

 
 

(a) Dwelling Units/Acre (maximum) N/A 

  Lot Dimensions 
(b) Lot Area (minimum) sq. ft. N/A 
(c) Lot Width (minimum) feet 150 

(d) Lot Depth (minimum) feet N/A 
  Setbacks 

(e) Street, Front (minimum) feet (see note 1)  
Primary or Secondary Street  50 

Local or Private Street 25 

(f) Street, Side (minimum) feet  

All roadways 25 
Alley / private easements 20 

(g) Rear (minimum) feet  
Abutting Agriculture or Residential Lot 
Abutting any other lot 

 
75 
0 

(h) Side, Interior (minimum) feet 
Abutting Residential Lot 
Abutting any other lot 

 
75 
0 

  Height (maximum) feet 
(i) Building Height (maximum) feet 35 

  Lot Coverage (maximum) Percentage 
(j) All structures on the lot 50% 

  Off-Street Parking and Loading 
(k) Number of off-street parking spaces See 

Table  
52-401B 

(l) Access and driveway spacing to property 
from State Highways 

TxDOT 
Design 
Criteria 

  Notes 
+ Flag pole structures are allowed to encroach on front setback 
10 feet outside of any easements, parking, or visibility triangles 
and are allowed to be up to 25 feet for residential uses. For non-
residential uses up to 40’. A permit is not required until the flag 
pole is 30’ or larger. 
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Sec. 52-315. Old Town (OT)  

(a) Purpose: The purpose of this district is to provide guidance on infill development standards within the 
historic old town area. The following standards shall apply only to those properties within the Old Town 
Overlay. 

(b) All development standards are set per the base zoning district according to Article 3: Zoning Districts and 
Article 4: Development Standards. 

(c) Land uses permitted within the OT Overlay are regulated according to the Schedule of Uses. 

Sec. 52-316. Planned Development (PD) 

(a) Purpose: The purpose of this district is to accommodate planned associations of uses developed as 
integral land use units such as industrial parks or industrial districts; office, commercial or service centers; 
shopping centers; residential developments of multiple or mixed housing; or any appropriate combination 
of uses which may be planned, developed, and operated as integral land use units either by a single 
owner or combination of owners.  

(b)  Application 

(1)  An application for a planned development district may be made to the city planning and zoning 
commission in the same manner that an application for any amendment to the city zoning 
regulations is made. Applications for approval of a planned development district shall be 
processed according to the procedure specified in Sec. 52-316 (e), and a site plan and related 
data shall be submitted for approval in accordance with the requirements in sections 52-316 (g) 
and (h).  

(2) The city council, after public hearing and proper notice to all parties affected and after 
recommendation by the city planning and zoning commission, may authorize the creation of a 
planned development district on sites of three acres or more to accommodate various types of 
developments and combinations of developments.  

(c)  Uses permitted. 

(1) The uses permitted in any specific planned development district shall be enumerated in the 
ordinance establishing such district., or by designated base zoning district in the planned 
development. 

(2) A mix of land uses is required for any PD, and the amount of land dedicated to a land use shall 
include at least three (3) different uses and no more than 75% for any one use. 

 (i) Single-Family Residential 

(ii) Missing Middle Residential 

 (ii) Multi-Family Residential 

 (iii) Non-Residential or Mixed-Use 

 (iv) Open Space, parks – no less than 10% of total acreage 

  (v)  Light Industrial 

(d) Height, floor area ratio, density, and parking and loading standards. 

(1) The maximum height, lot width, lot depth, floor area ratio, and lot area, and the minimum off-
street parking and loading requirements for uses proposed shall be established for each planned 
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development district, and such standards and requirements shall comply with or be more 
restrictive than the standards established in the following districts for the specified type uses:  

General Use Category Maximum height lot width, lot depth, floor area ratio 
or lot area and minimum off-street parking and 
loading standards shall be established by the 
following districts: 

Residential  MF  
Retail and personal services uses  NC 
Office  RC 
Industrial or manufacturing  LI  

 

(e)  Procedure for establishing standards. 

(1) In approving the development plan and the ordinance establishing the planned development 
district, the city council shall, after recommendation by the planning and zoning commission, 
specify such maximum height, floor area ratio, density and minimum off street parking and 
loading standards within limits of those specified in the districts listed for the specific uses 
involved as is appropriate for the development. The city council shall, after receiving the 
recommendation of the planning and zoning commission, establish the standards for yards, signs, 
building spacing, site coverage, access, screening walls or landscaping, building area, open space, 
pedestrian ways, public or private streets and alleys to be observed in a planned development 
district and such standards shall be specified in the ordinance establishing the district.  

(f)  Development schedule. 

(1) An application for a planned development district shall, if the applicant desires or the planning 
and zoning commission or city council requires, be accompanied by a development schedule 
indicating the appropriate date on which construction is expected to begin and the rate of 
anticipated development to completion. The development schedule, if adopted and approved by 
the city council, shall become part of the development plan and shall be adhered to by the 
owner, developer, and his successors in interest.  

(2) Upon request of the planning and zoning commission, the developer shall report to the planning 
and zoning commission the actual development accomplished in the various planned 
development districts as compared with the development schedule.  

(3) The planning and zoning commission may, if in its opinion the owner or owners of property are 
failing or have failed to meet the approved schedule, initiate proceedings as provided in this 
article to amend the zoning district zoning map or the planned development district from the 
zoning district zoning map and placing the area involved in another zoning district. Upon the 
recommendation of the planning and zoning commission and for good cause shown by the 
owner and developer, the city council may also extend the development schedule or adopt such 
a new development schedule as may be indicated by the facts and conditions of the case.  

(g) Development plan required. 

(1) An application for a planned development district shall include and be accompanied by a 
development plan that shall become a part of the amending ordinance and shall be referenced 
on the zoning district zoning map. Changes in the development plan shall be considered the 
same as changes in the zoning district zoning map and shall be processed as required in section 
52-4, except that, changes of detail which do not alter the basic relationship of the proposed 
development to adjacent property and which do not alter the uses permitted or increase the 
density, floor area ratio, height or coverage of the site, or which do not decrease the off-street 
parking ratio, or reduce the yards provided at the boundary of the site as indicated on the 
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approved development plan may be authorized by the zoning administrator. Any applicant may 
appeal the decision of the zoning administrator to the planning and zoning commission for 
review and decision as to whether an amendment to the planned development district ordinance 
shall be required.  

(h) Development plan contents. 

(1) The development plan shall include:  

(i) A scale drawing showing any proposed public or private streets and alleys; building sites 
or building lots; any areas proposed for dedication or reserved as parks, parkways, 
playgrounds, utility and garbage easements, school sites, street widening, street 
changes; the points of ingress and egress from existing public streets on an accurate 
survey of the boundary of tract and topography with a contour interval of not less than 
five feet, or spot grades where relief is limited.  

(ii) Where multiple types of land use are proposed a land use plan delineating the specific 
areas to be devoted to various uses shall be required.  

(iii) Where building complexes are proposed, a site plan showing the location of each 
building and the minimum distance between buildings, and between buildings and the 
property line, street line or alley line shall be submitted. For buildings more than one 
story in height, except single-family and two-family residences, elevations or perspective 
drawings may be required in order that the relationship of the buildings to the adjacent 
property, open spaces, and to other features of the development plan may be 
determined. Such drawings need only indicate the height, number of floors, and 
exposures for access, light, and air.  

(iv) A plan indicating the arrangement and provision of off-street parking and off-street 
loading where required. Such a plan may be presented as a ratio of off-street parking 
and off-street loading area to building area when accompanied by a typical example 
indicating the feasibility of the arrangement proposed and when the areas where the 
example would be applied are dimensioned on a drawing of the entire site. Any special 
traffic regulation facilities proposed or required to ensure the safe function of the 
circulation plan shall also be shown.  

(v) A designation of the maximum building coverage of the site shall be indicated upon the 
site plan.  

(vi) A screening and landscaping plan shall be required where such treatment is essential to 
the proper arrangement of the development in relation to adjacent property. Such plan 
shall, when required, include screening walls, ornamental plantings, playgrounds, 
wooded areas to be retained, lawns and gardens if such are determined to be necessary 
by the city council. An exception to the side yard requirements may be approved by the 
city council such that one side may be reduced to zero provided the other side is 
increased to a minimum of 18 feet. Where such use is adjacent to a residential district or 
is on a corner lot, a side yard shall be provided adjacent to the residential district or 
street.  

(vii) Any or all of the required features may be incorporated on a single drawing if such 
drawing is clear and capable of evaluation and interpretation.  

(i) Considered an amendment. 

(1) Every planned development district approved under the provisions of the ordinance shall be 
considered an amendment to the city zoning regulations as applicable to the property involved. 
In carrying out the development of a planned development district, the development conditions 
and the development schedule, if required, shall be complied with and such conditions as 
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specified for the development of a planned development district shall not be construed as 
conditions precedent to the approval of the zoning amendment, but shall be construed as 
conditions precedent to the granting of a certificate of occupancy and compliance as required by 
sections 52-405 and 52-2.  

 

Sec. 52-317. Schedule of uses. 

The schedule of use regulations given below sets forth the allowable use of land and buildings in 
each of the classified districts. No land shall hereafter be used, and no building or structure shall 
hereafter be erected, altered, or converted which is arranged or designed or used for other than 
those uses specified for the district in which it is located. 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

RESIDENTIAL USES 
Household Living 

One-family detached dwelling  P P P P P P      
One-family zero lot line detached      P P      
One-family zero lot line attached (twin 
home)  

    P P   P   

One-family attached (townhouse, 
rowhouse)  

   S P P   P   

Two-family dwelling (duplex)     S P P   P   
Multi-unit dwelling (multi-plex, triplex, quad 
plex, etc.) 

    P P   P   

Residence for security purposes, 
temporary  

     S   S   

HUD-code manufactured housing*  S S S S S S      
Industrialized housing*  S S S S S S   S   
Manufactured home park       S      
Manufactured home subdivision       S      
Multifamily dwelling, apartment       P   P   
Model home  P P P P P P      
Accessory Dwelling Unit PC PC PC PC PC       
Senior adult housing  S S S S  P   P   

Group Living 
Assisted living facility      S S  S S   
Community home  S S S  S S   S   
Continuing care retirement community      S S   S   
Fraternity or sorority house      S S   S   
Group home  S S   S S  S S   
 Halfway house  S S    S S S S S S 
Shelter       S S S S S S 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Home for care of alcoholic, narcotic or 
psychiatric patients  

       S  S  

PUBLIC AND CIVIC USES 
Education 

College, university or private school  S S S S P P P P P P P 
Day care center (child or adult)  S S S S S P P P P P  
 School, elementary or secondary (public 
or private)  

P P P P P P P P P P P 

Trade and commercial schools        S P P S S 
Government 

Animal Shelter            P 
Fire station  P P P P P P P P P P P 
Government maintenance facility            P 
Government office facility  P P P P P P P P P P P 
Governmental vehicle storage            P 
Museum, library or fine art center, art 
gallery or museum  

      P P P P  

 Nonprofit organization or institutional     S S S P P P P  
 Post office      S S P P P P P 
Probation or parole office            P 

Health Care Facilities 
Ambulance dispatch station         P P P P 
 Blood bank         P   P 
Care facility         S  S  
 Health services facility; including 
doctor's office or medical clinic  

      P P P P  

 Hospice  P P P P P P P P P P P 
Hospital       S S P P  P 
Massage therapy and spa        P P P P P 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Nursing home (with full medical 
services)  

      S S S S  

Recreation 
Center, community recreation, 
government operated or controlled  

P P P P P P P P P P P 

Center, community recreation, private or 
nonprofit  

P P P P P P P P P P P 

Country club (private)  S S S S P P P P P P  
Country club (public)      S P P P P P  
Day camp        P P P   
Golf course (public)  P P P P P P P P P P P 
Golf driving range       S S S S  P 
Outdoor amusement         S S  P 
Park or playground (public or private)  P P P P P P P P P P P 
Recreation or amusement establishment         S S  S 
Stable, commercial, riding or boarding  S       S S  P 
Tennis or swim club    S S S P P P P P P 

Religious 
Place of worship (primary use)     S S S S S S S P 
Institutions of religious or philanthropic 
nature  

  S S S P P P P P P 

Place of worship auxiliary use  S S S S S S P P P  P 
Utilities 

Electric power substation  S S S S S P P P P P P 
Power plant or central electric station            P 
Stealth telecommunications towers  S S S S S S S S S S S 
Telecommunications antenna (on 
structure)  

     S S S S S S 

Telecommunications tower  S S S S S S S S S S S 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Utility transmission or distribution line  P P P P P P P P P P P 
Sewage pumping stations  S S S S S S S S S S S 
Wastewater (sewage) treatment facility            P 
Water supply or storage facility  S S S S S S S S S S P 
Water treatment plant       S S S S  S 

COMMERCIAL USES 
Dining and Entertainment 

Amusement, indoor        P P P P P 
Amusement, outdoor         S S S P 
Baseball/softball facility (commercial)         S S S P 
Batting cages, indoor        P P P P P 
Bowling alley        P P P P P 
Bar, tavern, cocktail lounge; club, private 
or teen  

       S S S S 

Circus            S 
Club, commercial or business        P P P P P 
Dance hall        P P P P P 
Drive-in theater         S S S S 
Fairground or exhibition area       S P P P P P 
Gambling facility (including bingo and 8-
liners)  

       S S S S 

Go-cart track          S  P 
Health or recreation club       S P P P P P 
Indoor recreation       S P P P P P 
Lodge or civic club      S S P P P P P 
Museum/cultural facility      S S P P P P P 
Movie theater (indoor)         S P P P 
Micro-brewery         P P P  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

 Drag strip or commercial racing; horse, 
dog or automotive  

          S 

Restaurant without drive-through-
service, café, cafeteria  

   S S S P P P P P 

Restaurant with drive-through service 
(fast food)  

       S S S P 

Sexually oriented business (See Art. 4.5)            S 
Shooting or weapons firing range         S S S S 
Swimming pool, commercial       S P S S S P 
Theater, movie theater or auditorium        S S S S P 

Lodging 
Bed and breakfast inn  S S S S S S S S S S  
 Hotel, motel or inn      S S P P P P P 
Recreational vehicle park         S S S S 

Office 
Bank, financial institution        P P P P S 
Lending institutions        S S S S S 
Offices, professional and administrative     S   P P P P P 

Retail Sales and Services 
Animal hospital        P P P P P 
Antique shop     S   P P P P P 
Appliance, sales, supply or repair        P P P S P 
Bakery, retail sales     S   P P P P P 
Bakery, confectionery 
commercial/wholesale or bottling works  

       P P P P 

Barber or beauty shop        P P P P P 
Boat rental or sales        S S S  P 
Book, stationery stores or newsstand     S   P P P P P 
Building material and lumber stores        S P S S P 

Page 65 of 214



Draft

 
 

 
 

Page 44 of 178 

Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Business college or commercial school        P P P P P 
Candy or cake shop        P P P S P 
Caterer or wedding service     S   P P P P P 
Cleaning and dying plant, commercial            P 
Clothing/wearing apparel sales, new        P P P P P 
Clothing/wearing apparel sales, used        S S S S S 
Convenience store (no gas pumps)        P P P P P 
Copy store or commercial print without 
off-set printing  

      P P P P P 

Dance studio        P P P P P 
Dog training school        S P S S S 
Drapery shop        P P P P P 
Dressmaking, custom; millinery shop     S   P P P P P 
Exterminator/pest control services         P   P 
Feed store, no processing/milling            P 
Freestanding department store        P P PC PC  
 Freestanding discount superstore        P P PC PC  
 Furniture sales, new and used (office or 
residential) in a building  

      P P PC S S 

Furniture upholstery, refinishing or 
resale  

       P S S P 

General merchandise store     S   P P PC PC P 
Greenhouse or nursery for retail plant 
sales  

      P P P P P 

Grocery store, meat market        P P S S P 
Gunsmithing, repairs or sales         P P P P 
Handicraft shop        P P P P P 
Hardware store        P P PC PC P 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Home improvement superstore        P P   P 
Interior decorating        P P PC PC P 
Kennel (with no outdoor runs)         S S S S 
Kennel (with outdoor runs)            S 
Kiosk        S S S S S 
Large retail store        PC P PC PC P 
Laundry or dry cleaning collection office        P P P P P 
Laundry, dry cleaning or washeteria        P P P P P 
Laundry plant, commercial            S 
Leather goods shop        P P P P P 
Liquor or package store        S S S S S 
Locksmith        P P P P P 
Medical supplies/equipment sales or 
rental  

      P P P P P 

Mini-warehouses, self storage         S S S P 
Mortuary or funeral home         P   P 
Newspaper distribution center         P P P P 
Office warehouse            P 
Optician        P P P P P 
Pawnshop         S S S S 
Pet day care        P P P P P 
Pet lodging         S S S P 
Pharmacy/drugstore with or without 
drive-through 

      P P PC PC P 

Photograph, portrait/camera shop or 
photo finishing  

      P P P P P 

Plumbing shop         P P P P 
Plant nursery, no retail sales            P 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Recording studio        S P P P P 
Saddle or harness, repair or sales         P P P P 
Shoe shine shop        P P P P P 
Studio, music, art or photography        P P P P P 
Studio for radio or television        P P P P P 
Tailor, clothing or apparel shop        P P P P P 
Tattoo parlor        S S S S S 
Taxidermist shop            P 
Wedding chapel         S S S P 
Vapor store        S S S S S 
Veterinary clinic (with indoor kennels)         P P P P 
Veterinary clinic (with outdoor kennels)         S S  P 

Vehicle Sales and Services 
New auto accessory and parts sales 
store  

      P P P P P 

Used auto parts, sales in building         P   P 
Auto sales & repair         S   S 
Auto painting & rebuilding (body shop)         S   P 
Auto inspection and/or lube center        S S   P 
Carwash, full or self service         S   P 
Engine and motor repair         S   P 
Gasoline/service station with 
convenience market  

      P P   P 

Heavy machinery sales and storage            P 
Mobile home or manufactured housing 
sales  

          S 

Parking area or garage, storage 
commercial or auxiliary  

       S  S     S  

Recreational vehicle (RV) sales/service             S  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Recreational vehicle storage             S  
Seat cover & muffler installation shop          S     P  
Towing yard with office             S  
Truck parking lot             P  
Truck stop with fuel and accessory 
services  

           S  

Wrecking or salvage yard             S  
Vehicle sales or rental; including 
automobiles, motorcycles, boats or 
trailers; new or used car lot (open)  

        S  S S  P  

LIGHT INDUSTRIAL 
Assaying            P 
 Assembly of pre-manufactured parts, 
except for vehicles, trailers, airplanes or 
mobile homes  

           P  

Bottling works, milk, dairy or soft drinks             P  
Carpet and rug cleaning         P   P  P  
Coal, coke or wood yard             P  
Coffee Roasting       PC P PC PC P 
Crematorium             S  
Brewery, distillery or winery – Craft, 
micro or nano 

        P   

Electroplating             S  
Fabricating or manufactured housing, 
temporary or office building  

           P  

Food processing (no slaughtering)             P  
Furniture or cabinet repair or 
construction  

        P  P P  P  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Storage and repair of furniture & 
appliances inside a building  

        P  P P  P  

Storage and sale of furniture outside a 
building  

        P     P  

Galvanizing, small utensils             P  
Machine shops             P  
Manufacture of artificial flowers, 
ornaments, awnings, tents, bags, 
cleaning/polishing preparations, boats 
under 28 feet in length, brooms or 
brushes, buttons and novelties, canvas 
products, clothing, suits, coats, or 
dresses for wholesale trade  

           P  

Manufacture of aluminum, brass or other 
metals or from bone, paper, rubber, 
leather and plastics  

           P  

Manufactured home/RV repair             P  
Manufacturing medical marijuana         S  S   S  S  
Monument works, finishing, carving, 
sales  

           P  

Paint shop, mixing or spraying             P  
Paper box manufacture             P  
Printing, lithographing, book-binding, 
newspapers or publishing  

           P  

Rubber stamping, shearing/punching             P  
Rubber stamp manufacture             P  
Scientific and research labs         P  P  P   P  
Sheet metal shop             P  
Tire retreading and capping             P  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Transfer storage and baggage terminal             P  
Storage warehouse or bulk storage             P  
Welding shop, custom work (not 
structural)  

           P  

Wholesale: bakery, produce market or 
wholesale house  

        P     P  

Wholesale office and/or sample room          P     P  
Yards, contractors, lumber or storage, 
automobiles, storage yards, building 
materials  

        S     P  

HEAVY INDUSTRIAL 
Animal by-products processing             S  
Batch plant, concrete or asphalt 
(permanent)  

           S  

Brewery, distillery or winery        P  P  S S  S  
Brick, clay, glass, shale, tile or terra cotta 
products manufacture  

           P  

Cement products plant             S  
Cement, lime, gypsum, or plaster of 
Paris manufacture  

           S  

Concrete products manufacture             S  
Cotton gin, cotton oil mill, bailing or 
compress  

           S  

Creosote, treatment/manufacture             S  
Egg cracking or processing             S  
Furnace, blast; forge plant, boiler works 
manufacture  

           S  

Gas (natural or artificial) manufacture 
processing/storage  

           S  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Glue manufacture             S  
Grain elevator             S  
Magnesium casting, machining or 
fabricating  

           S  

Manufacture of acetylene or oxygen gas, 
alcohol, computers and related 
electronic products, airplanes, 
automobiles, trucks and tractors 
(including assembly plants), ball or roller 
bearings, steel tanks, candles and 
celluloid, cash registers, cutlery, 
disinfectants, dextrin, dyestuff, electrical 
machinery, farm tools, type writers and 
vinegar  

           S  

Manufacture of basket material, 
bicycles, boots, boxes other than paper, 
caskets, shoes  

           P  

Manufacture of dyes, cores, die-casting 
molds  

           P  

Manufacture, processing/production of 
hazardous chemicals  

           P  

Metal casting             P  
Metal foundry plant or fabrication plant             P  
Metal smelting, reclamation or ore 
production  

           S  

Metal stamping, dying, shearing or 
punching  

           P  

Mill, feed or flour             P  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Mining quarry, dredging or excavation of 
rock, dirt, gravel, sand, stone  

           S  

Packing plant             S  
Paper or pulp manufacture             P  
Petroleum, refining or wholesale storage             S  
Planing mill or woodworking shop             P  
Poultry killing or dressing             P  
Rock cement crushers             S  
Rolling mill             S  
Soap manufacture             S  
Soda or compound manufacture             S  
Stone yard, building stone, cutting, 
sawing or storage  

           S  

Tar distillation/manufacturing             S  
Tobacco (chewing) manufacture or 
treatment  

           S  

Welding shop             P  
OTHER USES 
Transportation 

Airport, aviation field, helistop or landing 
area  

       S   S  S  

Railroad or bus passenger station         S  S S  P  
Railroad team track, freight depot & 
docks or classification yard  

           P  

Railroad roundhouse or RR car repair 
shop  

           

 Terminal; truck, freight, rail or water             P  
Waste Related 

Junk and used material storage yards             S  
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Landfill, recycling center, household 
hazardous waste or waste tire facility  

           S  

Pet cemetery             S  
Recycling collection only facility             P  
Salvage yard (other than automotive)             S  

Agriculture 
Agricultural uses, general farming and 
sales 

P            

Indoor Agriculture P       P P  P 
Urban Agriculture P P P P P P P P P P P 

Natural Gas and Oil 
Compression facilities, gathering 
stations+ 

S  S  S  S  S  S  S  S  S S  S  

Gas drilling and production+ S  S  S  S  S  S  S  S  S S  S  
Oil drilling and production+ S  S  S  S  S  S  S  S  S S  S  

Accessory Uses 
Accessory use or building  P  P  P  P  P  P     P  P  
Commercial outside display  S         S  S S  S  
Farm accessory building             P  
Home occupations  P  P  P  P  P  P   P P  
Outside storage, screened$  P  P  P  P    P  P  P  S P  P  
Outside storage, unscreened$         S  S  S S  S  
Stable, stockyards or feeding pens 
(noncommercial)  

P           S  

Swimming pool, private  P  P  P  P  P  P  P  P  P P  P  
Temporary Uses 

Amusement, outdoor (temporary)          S  S S  S  
Batch plant, concrete or asphalt 
(temporary)  

PC1 PC1 PC1 PC1 PC1 PC1 PC1 PC1 PC1 PC1 PC1 
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Schedule of Uses 
Chart Legend: "P" Permitted Use, “PC” Permitted with Design Criteria, "S" Specific Use Permit required, "Blank" Use Not Allowed 

 RESIDENTIAL  NON-RESIDENTIAL 
USE ZONING DISTRICT 

TYPE  
SF-RE SF-1 SF-2 SF-OT MM MF NC RC MU OT LI 

Residence for security purposes, 
temporary  

S    S S  S  S  S  S  S  

Trailer, portable; sales, construction or 
storage  

S  S  S  S  S  S  S  S  S  S  S  

 

* Must be permanently affixed to an approved foundation & be connected to all municipal utilities 

+ In conformance with City of Justin Gas Drilling Ordinance 

$ In conformance with City of Justin outdoor screening requirements section 52-403.  
1  In conformance with conditions listed in section 52-318.  
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Sec. 52-318. Permitted with criteria: 

(1) Applicability: Design criteria for all uses allowed under Schedule of Uses shall be regulated 
by Article 3: Zoning Districts and additional standard within Article 4: Development Standards.  

(2) Additional criteria for considerations of a permitted use, denoted by ‘PC’ in the Schedule of 
Uses shall apply as follows: 

(3) Accessory Dwelling Units (ADU): 

1. Any 10,000 sq ft lot with, or zoned for, a principal single-family dwelling unit may have up to 
one ADU. 

2. The Zoning Administrator may authorize an additional ADU if the property is in an SF-RE 
District and will be used for agricultural use employee housing.  

3. An ADU may be any size, provided the proposed unit’s total square footage is less than fifty 
percent (50%) of the primary dwellings and other setback and lot coverage requirements 
are satisfied. 

4. An ADU shall not be taller than the primary structure. 

5. An ADU shall not be set in the front yard of a primary structure. 

(4) Retail Sales and Services: 

1. Gross building size limited to 10,000 sq. ft. maximum. 

2. Drive-throughs not permitted only permitted to the rear of the building, or to a side not 
facing a public right-of-way. 

(5) Temporary Batch Plant, Concrete or Asphalt:  

1. Upon application, including a site plan, the city may authorize the issuance of a temporary 
batching plant permit, for a location on or adjacent to a major construction site in the city, 
for a period not to exceed six months with the following conditions: 

1.1. An 18-inch mound around the perimeter of the batch plant. 
1.2. A two-foot silt wall placed around the site. 
1.3. A water truck mitigating dust as requested by the city. 
1.4. Construction zone signage on any collector or thoroughfare road. Placement 

shall be determined by the public works director. 
1.5. A 500-foot minimum setback for a concrete batching plant from any existing 

residential uses. 
1.6. A 700-foot minimum setback for an asphalt batching plant from any existing 

residential uses. 
2. City council shall have the sole authority to approve the permit. The permit may be issued 

with appropriate, reasonable conditions determined by the city council, including 
conditions for control of traffic, view from public or adjacent property, dust, light, noise, 
ingress and egress, and hours of operation. 

 

Sec. 52-319. Classification of new and unlisted uses:  
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The city acknowledges that new and unforeseen types of land use may emerge or seek 
establishment within its boundaries. To manage these situations, the process for classifying any 
new or unlisted land use is as follows: 

(1) The Director of Planning or designee appointed by the City Manager, will present any new or 
unlisted land use issue to the city's Planning and Zoning Commission. This request for clarification 
on how the land use should be zoned will include detailed information about the nature of the use, 
whether it involves residential areas, sales, manufacturing, the type of products involved, storage 
details, potential employment, and the expected levels of noise, smell, emissions, dust, hazardous 
materials, and vibrations. 
(2) The Planning and Zoning Commission will review the characteristics and operational details 
of the proposed land use, assessing how well it fits with the permitted uses in different zones. The 
commission will decide on the most suitable zoning area for the use, guided by the intensity levels 
outlined in the Imagine Justin Comprehensive Plan. 
(3) After their evaluation, the Planning and Zoning Commission will forward their conclusions 
and suggestions regarding the zoning of any new or unlisted land use to the city council. The city 
council will then either endorse the commission's recommendations or decide on an appropriate 
classification for the land use.  

Sec. 52-320. Unclassified areas:  

(a) After the city expands to include new areas, these areas will initially be classified under the 
SF-RE zoning category. This classification is temporary. The planning and zoning commission will 
review the new areas and suggest to the city council whether they should remain in the SF-LL RE 
zone or be reclassified. The areas will stay in the SF-RE zone until the city council amends this 
article to reflect any changes recommended by the commission. 

(b) If a street or alley is no longer in use and officially closed, the zoning district that applies to 
the properties next to that street or alley will be extended to the middle of the former street or alley 

Sec. 52-321. Specific uses:  

(a) The city council can approve certain special uses in designated areas if three-fourths of its 
members agree. This decision comes after a public meeting, notifying all impacted parties, and 
getting advice from the planning and zoning commission that the use fits the city's overall plan. This 
process also includes making sure that the use won't negatively affect nearby properties. To apply, 
you need to submit a detailed site plan that shows the layout, including parking, building sizes, 
materials, locations, signage, how the site connects to public roads, any barriers like walls or 
fences, and how the proposed use relates to surrounding properties within 200 feet.  

(b)  When the planning and zoning commission considers giving a permit for a specific use, 
they check that it will be in harmony with nearby buildings and land uses. They look at whether it 
meets city standards for street paving, sidewalks, access to public roads, drainage, parking, 
screening like walls or fences, open spaces, building heights, and construction quality. Additionally, 
the commission reviews: 

 (1) if the proposed land use matches the Imagine Justin Comprehensive Plan; and
 (2) any potential issues with lighting, noise, smells, etc., that might affect neighbors. 
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(c) When a specific use permit is issued, it temporarily changes the zoning rules for the 
property in question. However, this change is not permanent. If the property is not used for six (6) 
months or more, or if it is damaged and over half is destroyed, then the property must follow the 
original zoning rules unless a new permit is issued. 

(d) The city commission may set certain requirements that must be met before the property 
can be used under the specific use permit. These requirements must be fulfilled to receive a 
certificate of occupancy from the building inspector.  

(e) A specific use permit will only be granted if the person applying for the permit, the property 
owner, and the permit holder agree to follow the rules and conditions outlined in the permit, which 
are detailed in the site plan. 

(f) After receiving a specific use permit, a building permit must be obtained within one year. 
The city council has the power to extend this period if the planning and zoning commission agrees.  

(g) If a building, premise, or land is currently operating under a specific use permit, it cannot be 
expanded, changed, structurally modified, or significantly altered without obtaining a new specific 
use permit for these changes.  

(h) The board of adjustment does not have the power to hear, review, overturn, or alter any 
decisions or actions related to the issuance, renewal, cancellation, or modification of a specific 
use permit.  

(i) Once the City Council approves a specific use permit, the zoning map will be updated to 
show that the area is subject to certain conditions and restrictions. This update will include the 
appropriate zoning category for the approved use, marked with an 'S' for 'specific use.' 

(j) When the city council decides to issue a specific use permit, it may also impose additional 
conditions beyond those listed in subsection (a) if it believes these are in the public's best interest. 

(k) A specific use permit will remain valid until the business moves or has been closed for more 
than six (6) months. If a new business wants to use the same location, it must apply for its own 
specific use permit. 
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Article 4 – Development Standards 

Sec. 52-401. Access and Parking 

(a) Pedestrian Access 
1. Intent: This section is intended to provide safe, direct, and convenient 

pedestrian facilities between all buildings or structures, public streets, 
sidewalks, and parking. Pedestrian access is important for the overall function, 
activity level, and comfort of all users. 

2. Applicability: All new development, additions to any structure, or conversions 
of use for which a building permit is required by City of Justin Code of 
Ordinances, shall provide pedestrian facilities in accordance with the 
regulations of this section and the development standards of the applicable 
district of this Code. 

3. Sidewalks & Walkways 
i. Shall be installed along any street frontage per the latest standards adopted 

by the City of Justin. The Zoning Administrator may waive this requirement 
when sidewalks are not warranted or feasible. 

ii. Walkways shall be provided to connect all main entrances and all publicly 
accessible uses to parking and adjacent public rights-of-way. Such 
pedestrian connections should be placed to avoid passing through parking 
areas and interior access drives to the greatest extent possible. Routing of 
walkways through parking lot landscape islands is encouraged. 

iii. Walkways providing cross-access between abutting lots are encouraged. 
iv. Sidewalks and walkways shall consist of accessible, easily discernable, and 

ADA-compliant routes, per City of Justin Technical Construction Standards 
and Specifications (TCSS) 

(b) Bicycle Access & Parking 
1. Purpose: To ensure that any new building provides enough bicycle parking for 

its users. The parking must be safe, easy to get to, and encourage people to 
cycle more. 

2. Who Must Follow This: If you're building something new, adding to a building, or 
changing a building's use and need a permit, you must include bicycle parking 
as described here. This does not apply to single family home detached 
subdivisions. 

3. Bicycle Parking Location Requirements: 
i. Place bicycle parking within 100 feet of the main entrance it serves, ensuring 

it is easily seen. 
ii. You can put bicycle parking on the property or in public right-of-way areas if 

the City Engineer agrees. 
iii. Indoor bicycle parking is allowed if it's publicly accessible and near the main 

entrance. 
iv. The Zoning Administrator can approve different parking spots if they fit the 

purpose of these rules. 
4. Bicycle Parking Design Standards: 
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i. Bicycle parking must have a solid surface like asphalt, concrete, or similar 
materials to keep it stable and clean. 

ii. Bicycle racks need to be: 
1. Firmly fixed to the ground, 
2. Designed to hold the bike in two places to keep it upright, and 
3. Made so you can lock the bike's frame and a wheel with a U-lock. 

iii. Each bicycle parking spot should be at least 6 feet by 2 feet. 
iv. Follow the latest Association of Pedestrian and Bicycle Professionals 

guidelines when building bicycle parking. 
5. Required Bicycle Parking Spaces 

i. Every property must have a certain number of bicycle parking spaces, as 
detailed in Table 52-401A. If the calculation for needed bicycle parking 
spaces is less than half a space, then you don't need to provide any bicycle 
parking. 

ii. It is important to note that staff count the actual spaces available for 
bicycles, not the number of racks. So, if a rack can hold two bicycles, it 
counts as two spaces. 

iii. For properties with multiple main uses, you must add up the parking needed 
for each use to get the total number of bicycle parking spaces required. 

iv. If providing 25% more bicycle parking than the requirement, Director of 
Planning can consider modifying the vehicular parking amount by 10%.  

v. However, no matter the use, you will not need to provide more than 16 
spaces for bicycles. 

 

Table 52-401A: Required Bicycle Parking 
Use Minimum number of bicycle parking spaces per 

10,000 square feet of Gross Floor Area of Building 
(except as noted) 

Agricultural None Required 
Civic & Institutional 4.0 
Industrial, Manufacturing & Processing 0.5 
Lodging 1 per 15 guest rooms 
Office 1.0 
Residential 1 per 10 dwelling units 
Retail & Service: Under 4,000 square feet None required 
Retail & Service: 4,000 square feet or more 3.0 
Utilities and Other Uses None Required 

 

(c) Vehicle Access & Parking 
1. Intent: This section is intended to assure that the design and construction of 

any motor vehicle parking areas meet minimum design standards necessary to 
promote efficient circulation. 
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2. Applicability: Any new off-street vehicle parking area provided shall be 
developed in accordance with the regulations of this section and the 
development standards of the applicable district of this Code. 

Table 52-401B: Zoning District Parking Schedule 
Zoning District OT and MU All other zoning 

districts 
PD or Special 
Districts 

Additional Criteria 

Min. Off-Street Parking Requirement 
All Non-
Residential 
uses and 
ground floor 
Commercial 
Ready spaces 

1 space per 500 
sq. ft. of building 
area (the first 
2,000 sf of a 
building shall be 
exempt from any 
parking 
requirement) 

1 space per 300 
sq. ft. of building 
area 

1 space per 300 sq 
ft of building area, 
if within 250 feet 
of a Residential 
district. 

1. A shared parking plan or 
alternative parking plan 
may be approved by the 
Zoning Administrator as an 
Alternative Parking Plan. 

2. On-street parking located 
along any adjacent public 
street shall be counted 
towards the required off 
street parking for a 
building. 

3. Accessory Dwelling Units 
(ADU’s) are exempt from 
parking requirements. 

Residential 
uses (except 
ADUs) 

1.0 space per 
each dwelling unit 

2.0 spaces per 
each dwelling 
unit 

1.5 spaces per 
each dwelling 
unit 

Lodging uses 
(hotels and 
motels) 

0.5 spaces per 
guest room; all 
other areas shall 
be parked at the 
non-residential 
rate above 

1.0 space per 
guest room; all 
other areas shall 
be parked at the 
non-residential 
rate above 

Alternative 
Parking Plan 
required 

 
3. Location of Vehicle Parking Areas: Off-street parking areas shall be located as 

specified in the applicable district. 
4. Off-Street Vehicle Parking Area Access: 

i. All off-street parking shall have direct access to a public right-of-way 
through an alley, driveway, or permanent access easement. 

ii. Whenever practical, if an alley is present and open to traffic, all vehicular 
access should take place from the alley. When an alley is not present, 
access to corner lots from a secondary street is preferable to access from 
a primary street. 

iii. The number and width of curb cuts shall be the minimum needed to 
provide reasonable access to the site. Curb cuts shall meet the 
standards of the City of Justin. 

iv. Where applicable, curb cuts should be placed to maximize the number of 
on-street parking spaces. 

v. Shared driveways between abutting properties are encouraged provided 
that an access easement exists between all property owners. 

vi. A lot that may be accessed by way of a recorded cross-access 
agreement through an abutting lot shall not receive a separate curb cut 
from the same street frontage. 

5. Design and Construction of Off-Street Vehicle Parking Areas. 
i. The design and construction of all off-street parking areas shall be in 

compliance with the stricter of the regulations contained in this section or 
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the minimum specifications prescribed by the Engineering Criteria Manual 
and in conformity with the Americans with Disabilities Act (ADA). 

ii. Parking Area Layout. The layout of all off-street parking areas shall be in 
compliance with Table 52-401B or the most recent version in the 
Architectural Graphic Standards for a Level of Service “A” or “B.” An alley 
adjacent to the lot may be used to meet the requirement for drive aisle 
width. 

iii. Landscape of Off-Street Parking Areas. The landscape of all off-street 
parking areas with 4 or more spaces shall comply with the regulations 
contained in Section 52-403(a). 

iv. Delineation of Off-Street Parking Areas. All off-street parking areas with 4 
or more spaces, excluding driveways, shall be: 

1. Identified by painted lines (minimum 4 inches in width), raised 
curbs, or other means to indicated individual spaces; and, 

2. Provided with a raised curb, wheel stops, or other devices to ensure 
that motor vehicles do not encroach beyond the off-street parking 
area or into a required setback. 

v. Surface of Off-Street Parking Areas. Off-street parking areas and 
any driveway, interior access driveway, or interior access drive to and 
from such off-street parking areas shall be hard surfaced with 
asphalt, concrete, pervious pavement, pavers, or other material to 
provide a durable, dust-free surface, which meets or exceeds the 
minimum specifications prescribed by the Engineering Criteria 
Manual, provided, however, a temporary or seasonal use permitted by 
the district in which such temporary or seasonal use is located may 
use an unimproved or gravel surface for the duration of the temporary 
or seasonal use. If a temporary gravel surface is provided, such gravel 
shall be removed and the off-street parking area shall be returned to 
its prior condition immediately upon cessation of the temporary or 
seasonal use. 
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Table 52-401B: Parking Lot Design 

Space Angle Space Width 
Parking Row 

Depth 
Curb Width 

Drive Aisle Width: 
One-Way 

Drive Aisle Width: 
Two-Way 

Parallel (0°) 8' 8' 22' 12' 22' 

45° 8'-6" 18' 12'-9" 15' 24' 

60° 9' 19' 10'-5" 18' 24' 

Perpendicular (90°) 9' 18' 9' 24' 24' 

 

22'-0" 8'-0" 

 

 

 

 

 

 

 

 

 

 

 

 

Parallel (0 degrees) Angled (45 degrees) Angled (60 degrees) Perpendicular (90 degrees) 

 

vi. Required Parking for the Disabled: Every off-street vehicle parking 
area and parking garage available to the public shall have parking 
spaces reserved for the use of physically disabled persons as 
specified in Table 52-401C or as required by the latest federal ADA 
Accessibility Guidelines. 

1. Facilities which provide medical care and other services to 
persons with mobility impairments shall provide ADA Parking 
Spaces as follows: 

a. Outpatient units and facilities. 10 percent of the total 
number of off-street vehicle parking spaces provided; 
and, 

b. Units and facilities that specialize in treatment 
services for persons with mobility impairments. 20 
percent of the total number of off-street vehicle 
parking spaces provided. 
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vii. Parking Structures 
1. Parking structures shall be considered buildings, not parking, 

for the purpose of determining setbacks. 
2. See Section 52-401_____ for additional regulations related to 

parking structures. 
viii. Parking of Vehicles – General 

1. Unless otherwise provided for in this Ordinance, the parking of 
vehicles on a lot without a primary building is prohibited. 

2. Vehicles parked on a lot shall be related to the principal use of 
the lot or a use allowed in that district. 

3. Except as otherwise provided in the applicable district, 
vehicles shall not be parked in an established front or corner 
yard. Parking areas serving a 1 or 2 unit dwelling shall be 
exempt from this requirement, provided that vehicles can be 
parked without blocking the sidewalk or any public way. 

ix. Commercial and Recreational Vehicles 
1. Large Vehicles. No tractor, trailer, tractor-trailer combination, 

or vehicle (including but not limited to a tow truck, dump 
truck, flatbed truck, semi- trailer, and the like) equal to or in 
excess of one and one half (1 ½) tons capacity, or which has a 
bed more than 8 feet long, may not be parked on any land or 
premises except in an RC or LI district. However, the foregoing 
shall not apply to school buses used for the transportation of 
school children to and from school or to and from a school 
sponsored activity. 

2. Parking, Storing, Maintaining, or Keeping of Any Recreational 
Vehicle or Recreational Trailer. Parked or stored recreational 
vehicles shall not be occupied or used for living, sleeping, or 
human habitation. Notwithstanding any provision in this 
Ordinance to the contrary, no recreational vehicle or 
recreational trailer shall be parked, stored, maintained or kept 
on any lot in a Residential district unless in compliance with 
the following: 

a. Recreational vehicles or recreational trailers may be 
parked or stored: 

i. Inside an accessory building or garage; or 

Page 84 of 214



Draft

 
 

 
 

Page 63 of 178 

ii. Outside in such a manner that no part of the 
recreational vehicle shall project into any 
minimum required front, corner, or side 
setback for a primary building or any minimum 
required rear setback for an accessory 
building. 

b. Not more than a total of two recreational vehicles or 
recreational trailers shall be permitted to be parked or 
stored in the open on the same lot at any one time. 

 
(d) Off-Street Loading 

1. Intent: This section is intended to provide for off-street loading areas which are 
adequate to support the needs of proposed and future uses of a site while 
assuring that the design and construction of such off-street loading areas 
meet minimum design standards necessary to provide efficient circulation 
and prevent undue traffic congestion. 

2. Applicability: Off-street loading areas are not required but any such area 
provided shall be developed in compliance with the standards set forth in this 
section . 

3. Location of Off-Street Loading Spaces 
i. All off-street loading spaces shall be located on the same lot as the 

use served. 
ii. No off-street loading spaces shall be located in established front or 

corner yards, provided, 
iii. However, in the case of a double frontage lot, off- street loading 

spaces may be located between a front lot line of a perimeter street 
and the rear of the building served if no access is provided across 
such front lot line; and, the yard between the 

iv. No off-street loading spaces shall be located in a minimum required 
side or rear setback. 

v. Office, professional services, retail, or other non-industrial uses may 
provide one loading space per building in a “pull-off” loading area 
located adjacent to an interior access drive. A “pull-off” loading area 
shall not be subject to the prohibition against being located between 
the front lot line and front facade of any portion of the building served. 

4. Design and Construction of Loading Areas: The design and construction of 
loading spaces shall be in compliance with the stricter of the regulations 
contained in this section, or the minimum specifications prescribed by the 
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TCSS Manual. The following standards shall apply to the design of off- street 
loading areas: 
i. Loading and Unloading Activity. Loading and unloading activity may 

not encroach upon or interfere with any public right-of-way, except 
where specifically designated by the Engineering Criteria Manual. 

ii. Maneuvering. Each maneuvering area, aisle, and interior access drive 
utilized to access a loading space shall be designed and located to 
provide safe and efficient ingress/egress to each loading space. 
Trucks shall not need to back from or into a public street, or onto an 
adjoining lot (unless the subject lot and the adjoining lot are located 
within the same integrated center or industrial park and such 
maneuvering area is subject to a recorded easement allowing such 
maneuvering). 

iii. Surface of Loading Areas. All off-street loading areas and the 
ingress/egress to and from such off-street loading areas located on 
such lot shall be hard surfaced with asphalt, concrete, or other 
material to provide a durable dust-free surface. 

iv. Landscaping. Where any loading area is located within 50 feet of, and 
visible from, a side or rear lot line that abuts any lot in a S1, S2, U1, 
U2, U3, or UF district, the loading area shall be screened by a Type 3 
buffer, designed per Section 21-09.01(n). 

v. The design of loading areas shall be subject to the approval of the 
Department of Public Works. 

5. Use of Loading Area: Space allocated for off-street loading spaces and 
associated maneuverability shall not be used to satisfy off-street parking space 
requirements. 
 

Sec. 52-402. Building Standards 

(a) Non-Residential and Mixed-Use Building Standards 
a. Intent: This section includes regulations that reinforce the scale and design of 

buildings that are unique to Justin and are intended to improve the physical 
quality of buildings that contribute to the overall character of the City, emphasizing 
the importance of how buildings relate to the public street. 

b. Individual Buildings  
i. Development composed of one (1) or two (2) buildings shall be oriented so 

that the front façade faces the primary street or public access easements.  
On corner lots, the building(s) shall face the higher street designation unless 
adjoining and connected development provides a context for street frontage 
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along the lower designation street as determined by the Zoning 
Administrator.   

ii. In cases where the longer side of a building is perpendicular to the primary 
street, the portion of the building facing the primary street shall be designed 
as a building front with entrances, signage, and transparent windows.   

 
Figure 52-402A Illustration of a Single Building Orientation and Site 

Organization 

 

c. Multiple Buildings: Development composed of three or more buildings shall be 
configured to (see Figure 52-402B):  

i. Break up the site into a series of smaller internal "blocks" defined by on-site 
driveways, private streets, vehicle access ways, pedestrian walkways, or 
other circulation routes;  

ii. Buildings should frame internal streets and parking should be located in the 
middle of the block; 

iii. Large parking areas should be broken up into smaller parking areas defined 
by internal landscaped drives designed as “quasi” streets (public access 
easements, driveways, etc.) that have pedestrian frontages and 
streetscapes; 
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Figure 52-402B Illustration of Site Organization of a Multiple Building Development 

d. Building Entry Design:   
i. Every building must have its main entrance facing the street, or it should 

open into an area like a recessed section, courtyard, or plaza that's next to 
the public sidewalk or a public pathway. 

ii. It should be obvious that the main entrance of a building is a key 
architectural feature when viewed from the street, serving as a central point 
of interest. In the case of non-residential buildings that have several 
businesses on the first floor or more than one main entrance, each entrance 
should have distinctive architectural treatment. Some examples of 
architectural treatments are listed in (iii). 

iii. The main entrances of buildings should be clearly defined and highlighted by 
using architectural features such as triangular gables, pillars, covered front 
areas, porches, or roof overhangs, depending on the building's design style. 

e. Height Transitions:  Transitions between non-residential buildings and adjoining 
residential neighborhoods shall be provided by using a combination of the following 
techniques: 

i. Concentrating the tallest buildings at the center of the site or along primary 
street frontages; or 

ii. Stepping down the height of buildings along any shared residential lot line or 
street frontage to the zoned maximum height of the adjacent residential 
structures. See Figure 52-402C. 
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Figure 52-402C Illustration of Height Transition to Single-Family Detached zoned lot 

f. Building Design 
i. Purpose: Building design directly influences the character and function of 

non-residential or mixed-use development. The standards of this Section 
are intended to:  

1. Ensure that multiple building or phased commercial developments 
use compatible schemes of materials, colors, and architectural 
styles to ensure consistency.  This includes accessory structures 
such as freestanding canopies, accessory and maintenance 
buildings, and dumpster enclosures;  

2. Ensuring that individual buildings have a single definitive, consistent 
style. Mixing of various architectural styles on the same building is 
discouraged; 

3. Ensure that buildings are designed to a human scale; and 
4. Encourage adaptable development by designing buildings to be 

adaptable for multiple uses over time based on changing market 
demand. 

ii. Street Side Architecture: All building elevations facing a public or private 
street shall be architecturally finished with comparable levels of detailing 
(e.g., tiles, moldings, cornices, wainscoting, etc.). Blank walls void of 
architectural details or other variations are prohibited. 

iii. Building Form and Mass: A single, large, dominant building mass shall be 
avoided in new commercial buildings and redevelopment projects under 
this Ordinance. Changes in mass shall be related to entrances, tenant 
spaces, the integral structure, and/or the interior space organization and 
activities, and not just for cosmetic effect.  

iv. Exterior Walls: All exterior walls (with the exception of rear or service 
facades) shall be designed with a base and top. 

1. Base: Façades and walls shall have a recognizable base with (but 
not limited to):  

a. Thicker walls, ledges, or sills; 

U 
Zoned minimum 
setback plus an 
additional 20 feet 

V 
Adjacent 
residential 
maximum height 

W Zoned minimum 
setback 
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b. Storefront windows and displays. 
2. Top: Facades and walls shall also have a recognizable top with (but 

not limited to):  
a. Cornice treatments, other than colored stripes or bands 

alone, or differently colored materials; 
b. Sloping roof with overhangs and brackets; or 
c. Parapets that step up to emphasize entries. 

3. Building Design Details 
a. Base Requirements. Every new building must meet the 

following design standards: 
i. To prevent large, unbroken walls facing a street, 

buildings must have design features that vary the 
front wall's height and depth. A wall's height cannot 
be more than twice its width unless it has significant 
design changes, such as different heights or parts 
that stick out or are set back, specifically: 

1. The top edge of at least 25% of the front wall 
facing a street must be at least four feet 
higher or lower than the rest, and it should 
look like it belongs on a house.  

2. For buildings in Neighborhood Commercial 
(NC), Regional Commercial (RC), and Old 
Town (OT) districts, at least 25% of the front 
wall facing a street must extend at least four 
feet forward or backward from the rest of the 
wall. In the Light Industrial (LI) district, this 
applies to buildings near F.M. 407, F.M. 156, 
or the railroad.  

 
 

 

 

 

 

b. Entrances to buildings shall be emphasized through 
providing projections, recessed areas, canopies, projections 
in height, or other architectural elements.  
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c. Ground floor facades adjacent to a public street in a NC, RC 
and OT district shall have arcades, display windows, entry 
areas, awnings, or other such features along at least 75 
percent of their horizontal length.  

 
4. Enhancing elements. Each development must select one of the two 

elements listed below: 
a. Application of the base standard to facades not adjacent to a 

public street, but visible from a public street.  
b. Use of architectural detailing to provide variety in the visual 

appearance of the facade of the building. Architectural 
detailing may be achieved by the harmonious use of 
materials, colors, or textures.  

 
5. Windows and Transparency:  

a. At ground level, buildings shall have a high level of 
transparency. Façades and walls that face the street, 
pedestrian walkways, plazas, and parking areas (excluding 
the building rear or side) must have transparent windows 
(visual transmittance of 0.6 or above) for at least 40% of the 
façade between 2 feet and 12 feet above the grade. 
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b. Side facades (non-street fronting) must have transparent 
windows (visual transmittance of 0.6 or above) for at least 
20% of the façade between 2 feet and 12 feet above the 
grade.  

c. Where the internal arrangement of a building makes it 
impossible to provide transparency along a portion of a wall 
as determined by the Zoning Administrator, a combination of 
changing color or texture to imitate the rhythm of windows or 
storefront displays may substitute for fifty percent (50%) of 
required transparent areas, except when fronting plaza or 
sidewalk café areas. 

d. Buildings in the LI zoning district are exempt. 
6. Shade Requirements  

a. All development shall provide shaded pedestrian walkways 
along at least fifty percent (50%) of all building facades along 
streets, outdoor gathering spaces, and internal drives along 
parking areas. 

b. Buildings should be oriented to minimize direct solar 
exposure on the primary building façade and areas of high 
pedestrian activity. 

c. Shade may be provided through any or a combination of the 
following:  

i. Arcades, canopies, or galleries; 
ii. Canopy trees; 

iii. Trellises or pergolas; or 
iv. Any other shading device as approved by the Zoning 

Administrator. 

 

g. Design of Automobile Related Site Elements (Drive Throughs, service bays, etc.):  
i. Drive-through lanes, service windows, and similar car-focused areas must 

not be placed where the main focus is on pedestrian traffic. 
ii. For all other building sides, these car-related areas should take up no more 

than 60% of the building's side length. 
iii. Drive-through lanes should be concealed by a barrier at least 3 feet tall 

along any street they're next to. However, there is no restriction on the 
number of drive-through lanes if they are on the side facing an alley.   

iv. Driveways shall be located along alleys whenever present.  Driveway widths 
shall be a maximum of twenty-four (24) feet unless providing service access 
in which case they shall be no wider than thirty (30) feet.  Driveways shall 
maintain a continuous and level sidewalk across the curb cut.  Driveway 
spacing shall be per the City Engineering Design Criteria or as approved by 
the City Engineer.  Driveways along State Highways are under the purview of 
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the Texas Department of Transportation (TXDOT) and shall meet TXDOT 
standards. 

 
h. Design of Parking Structures  

i. All frontages of parking structures located on streets intended for pedestrian 
walkable design shall be lined by active edges or commercial ready 
frontages on the ground floor to a minimum depth of twenty-five (25) feet. 

ii. The exterior design of parking structures facing public streets should feature 
a pattern of elements that repeat every 20 to 30 feet and align with the 
design features of nearby buildings. 

iii. Parking structures at the edge of a building must have covers or barriers so 
that cars are not visible from the street or neighboring buildings. The 
entrance and exit ramps of the parking garage should also be hidden from 
view of public streets, and not be placed along the outer edges of the 
structure that face the street. Decorative panels or designs should be used 
on the exterior to conceal cars and prevent headlights or bumpers from 
being seen. 

iv. All lighting must be full cutoff to reduce light pollution. 
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Images showing appropriate design of parking structures 

 

(b) Residential Design Standards  
a. Purpose and Intent: The standards of this section are intended to: 

i. Promote high-quality residential developments that are distinctive, have 
character, and relate and connect to established neighborhoods; 

ii. Provide variety and visual interest in the exterior design of residential 
buildings; 

iii. Create new neighborhoods that age gracefully and add long term value to 
the City; 

iv. Enhance the residential streetscape and diminish the prominence of 
garages and parking areas;  

v. Protect property values; and 
vi. Ensure the compatibility of infill residential development with the existing 

character of surrounding neighborhoods. 
b. Single-Family and Two- to Four-Family Residential Building Design Standards 

i. Applicability: This section shall apply to all new and redeveloped single-
family and two- to four-family residential developments in all zoning districts 
with the following exceptions: 

1. Planned Development districts that have specific residential design 
standards and are approved after the adoption date of this 
Ordinance, and 

2. Any building permit issued prior to the adoption of this Ordinance. 
ii. Façade Design: Façades must be articulated by using color, arrangement, or 

change in materials to emphasize the façade elements. Exterior wall planes 
may be varied in height, depth, or direction. Design elements and detailing, 
including the presence of windows and window treatments (for walls that 
face the public right-of-way), trim detailing, and exterior wall materials, must 
be continued completely around the structure. Doors and windows must be 
detailed to add visual interest to the façade. 
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iii. Building Entrances: 
1. All buildings shall have at least one primary entry door oriented 

towards the primary street.  The main entry to the home shall be 
visible from the street.  Two to four family buildings may have side 
entrances for other units as long as at least one unit has an entrance 
door oriented towards the primary street. 

2. Provide a prominent entry feature (either projected or recessed) that 
reflects the home’s architectural style.  Common projected entries 
are porches and stoops.  Two- and one-story recessed entry features 
that do not incorporate roof overhangs or stoops shall not be 
permitted.  

iv. Roof design:  
1. The minimum roof pitch shall be four (4) inches of rise for every 

twelve (12) inches of run, unless utilizing a flat roof. Other roof types 
and proportions shall be appropriate to the home’s architectural 
style. 

2. Roof elements such as dormers, chimneys, skylights, and varying 
heights and ridgelines may be utilized to ensure good design and 
neighborhood continuity.  However, these shall be appropriately 
scaled for the home's architectural style. 

c. Multi-Family Residential Building Design 
i. Applicability: This section shall apply to all new and redeveloped multi-

family residential buildings (greater than four (4) units) in all zoning districts 
with the following exceptions:  
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1. MU or OT districts where the multi-family is above non-residential 
uses on the primary façade. In this case, non-residential and mixed-
use building standards shall apply, 

2. Any building permit issued prior to the adoption of this Ordinance.  
ii. Site Design and Building Orientation 

1. Site Access 
a. New multi-family developments with 100 or more units shall 

have primary access from an arterial street and shall comply 
with the following standards:  

i. A minimum of one secondary point of ingress/egress 
into a multi- family development may be required for 
public safety access. 

ii. No primary vehicular access from a multi-family 
development shall be provided on a local street 
serving existing single-family detached development; 
however, secondary vehicle access may be provided 
onto local streets. 

b. A new multi-family development with fewer than 100 units 
may take primary access from a collector street, if approved 
by the Administrator.  

2. Entry feature design: The following landscaping standards shall 
apply to the primary entrance: 

a. The main site entry for multi-family developments shall be 
treated with special landscape elements that will provide an 
individual identity to the project. 

b. Site entry and access drives for multi-family development 
shall include at least three (3) of the following: 

i. A minimum five (5) foot-wide landscaped median; 
ii. Textured paving, interlocking pavers, or other 

decorative pavement (stamped concrete or stamped 
asphalt); 

iii. Gateway elements such as lighting, bollards, entry 
fences, or monuments; 

iv. An entry containing landscaping, water feature, or 
artwork; or 

v. Other improvements as approved by the 
Administrator. 

3. Building Orientation and Common Open Space 
a. Building Orientation:   

i. Buildings must be oriented towards perimeter 
streets, for internal buildings, they may face an 
internal drive (i.e., private street) or open space 
amenity (excludes required yards) that maintains or 
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creates a traditional grid, rather than orientation only 
to internal parking lots. 

ii. Garage entries, carports, parking areas, and parking 
structures shall be internalized in building groupings 
or oriented away from street frontages. 

b. Common Open Space:  
i. Shall be a minimum of ten percent (10%) of the net 

site area and may be located on upper floors or roofs. 
ii. Larger open spaces should be the fundamental 

organizing element of the site. Common open spaces 
should be well-defined by buildings and streets.  

iii. These common open spaces shall not count 
landscape buffers and setbacks unless such buffers 
and setbacks are programmed as open spaces with 
functional features (trails, seating, special paving, 
etc.) 

iv. Buildings should be oriented in such a way as to 
create courtyards and open space areas. 

v. Large existing trees and other natural features should 
be integrated into the site. 

vi. Common open space should be centralized and 
directly accessible to most of the surrounding units. 
Where possible, it shall be linked by a minimum of 
five (5) foot sidewalks to adjacent parks, paths, and 
open space areas. 

vii. The open space shall be useable areas, and no more 
than 25% of the open space shall be riparian areas, 
floodplains, or slopes exceeding 3:1. 

4. Site Amenities Required: In conjunction with the common open 
space requirements, all multifamily projects shall provide the 
residents with two or more site amenities listed below. Amenities 
shall be centrally located for most of the residents and may be 
located within the common open space areas.  

a. Swimming pool. 
b. Sports courts, such as tennis, pickle ball, basketball, or 

volleyball. 
c. Natural open space area with accessible and connected 

trails and benches. 
d. Jogging trails. 
e. Fountains, art, or sculpture. 
f. Playgrounds 
g. Other comparable amenities as approved by the 

Administrator. 
5. Building Design: 
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a. 360-degree architecture: All sides of a multi-family building 
shall display a comparable level of quality and architectural 
detailing as on the front elevation. 

b. Articulation:  
i. Maximum length of any multi-family residential 

building shall be 200 feet. 
ii. No more than six townhomes may be attached in any 

single block. 
iii. Each elevation greater than thirty (30) feet in length, 

measured horizontally, shall incorporate wall plane 
projections or recesses having a depth of at least two 
(2) feet and extending at least twenty (20) percent of 
the length of the façade. 

iv. The elevations of all multi-family buildings shall be 
articulated through the incorporation of at least five 
(5) or more of the following: 

1. Balconies, a minimum of twenty-five (25) 
square feet in area; 

2. Bay or box windows; 
3. Porches or covered entries that are 

compatible to the architectural design and 
size of the building; 

4. Dormers; 
5. Awnings or canopies; 
6. Structural offsets a minimum of four (4) feet 

from the principal plane of the facade; 
7. Ornamental or decorative window grills 

and/or shutters; 
8. Vertical elements such as towers or building 

endcaps that demarcate building modules; or 
9. Other comparable features as approved by 

the Administrator. 
c. Height Transition Adjacent to Single-Family: Any part of a 

multi-family building shall not exceed forty (40) feet or three 
(3) stories if the building is located within fifty (50) feet of a 
property zoned, used, or intended to be used for detached 
single-family residential.  

d. Buildings and parts of buildings located more than fifty (50) 
feet away from property zoned for detached single-family 
residential are subject to height restrictions of the underlying 
zoning district. 

e. Building Entrances:   
i. Building entries next to a public street, private drive 

or parking area must be pedestrian-scaled, providing 
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an expression of human activity or use in relation to 
build size. Doors, windows, entranceways, and other 
features such as corners, setbacks, and offsets can 
be used to create pedestrian scale. 

f. Windows: 
i. All walls and elevations on all floors of multiple 

household buildings must have windows, except 
when necessary to assure privacy for adjacent 
property owners as determined by the Administrator. 

ii. Windows should be located to maximize the 
possibility of occupant surveillance of streets, 
entryways, and common areas.  

g. Roof Design:  
i. On buildings with pitched roofs, the minimum roof 

pitch is 4:12. 
ii. On buildings where flat roofs are the predominant 

roof type, parapet walls must vary by a minimum of 
ten percent (10%) in height and/or vary by shape 
once every fifty (50) feet along a wall. 

iii. Changing roof forms or towers must be designed to 
correspond and denote building elements and 
functions such as entrances and stairwells.  

 
(c) Historic District Design Standards (RESERVED) 

Sec. 52-403. Site Development 

(a) Landscape 

a. Purpose and intent. This section sets basic landscaping and upkeep standards for 
new and updated properties, aligning with the city's comprehensive plan goals. 
These standards are designed to:  

i. Enhance property values and the city's image, and improve the overall well-
being and look of the community; 

ii. Encourage the growth and care of local and suitable plant species to 
support environmental health, such as cleaning the air, regulating 
temperature, renewing oxygen, replenishing underground water sources, 
managing rainwater, and preventing soil erosion; 

iii. iii. Ensure that landscaping elements blend seamlessly with both public and 
private spaces, creating a cohesive look for streets, parking lots, buildings, 
and open areas; 

iv. iv. Shield properties from nearby roads, especially where homes are next to 
business areas, or near major roads or busy boundary streets; 

v. v. Separate, screen, or shield different land uses and activity levels that don't 
match, especially between homes and businesses, or along roads and busy 
boundary streets; 
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vi. vi. Lessen the impact of noise, dust, and light reflection from hard surfaces; 
and 

vii. vii. Diminish light pollution and overflow onto neighboring lands, public 
paths, and the night sky.  

b. Applicability. The requirements of this section shall apply to all new construction 
and all redevelopment that results in the replacement or expansion of more than 30 
percent of the principal permitted use or structure. Buildings in existence on the 
effective date of the ordinance from which this division is derived shall be 
considered legally nonconforming. Pad-site developments or ground-lease 
developments shall meet the landscape and buffer requirements of subsections (d) 
and (e).  
Additionally, any use requiring a PD zoning designation must comply with these 
landscape standards unless special provisions are included in the ordinance 
establishing the PD district.  
The city code enforcement office or its designee shall administer and enforce the 
provisions of this section.  

c. Preservation of existing trees and native landscape. Preserving Justin's native and 
natural landscapes is a priority set within the Imagine Justin Comprehensive Plan. 

i. Priority shall be given to preserving existing canopy trees, listed in Table 52-
403J, and understory trees, listed in Table 52-403K, and large areas of native 
landscapes.  

ii. Any setback may be adjusted up to 25% to preserve individual canopy trees 
with a caliper of 6 inches or greater or a stand of understory trees with an 
average caliper of 3 inches or greater.  

iii. Native landscape preserves, including areas within a flood plain or floodway, 
shall be consolidated within a master-planned area to conserve the native 
landscapes and provide for recreation areas through and in the 
development. 

d. Existing tree credit. An existing, mature canopy tree located within 20 feet of the 
property line, with a minimum of 25 percent of its radial drip line falling within a 
required landscaping area, shall be granted credit toward reducing the required tree 
plantings as shown in Table 52-403A. Tree diameter shall be measured as DBH 
("diameter at breast-height") at approximately four and one-half feet above the 
natural ground level. Existing tree credit candidates shall be healthy and listed on 
the Recommended Canopy Tree List in Table 52-403J.  

 
Table 52-403A: EXISTING TREE CREDITS 

Tree Diameter (DBH) Planting Requirement Reduction 
From 2" to 6"  One canopy tree OR two understory trees  
Up to 12"  Two canopy trees OR three understory trees  
Up to 24"  Three canopy trees OR four understory trees  
Greater than 24"  Four canopy trees OR four understory trees  

 
e. Landscape buffers. A landscape buffer yard shall provide visual separation of 

differing land uses, or between a land use and a public road, to reduce or eliminate 
the potential nuisance effects of noise, glare, signs, dust, litter, and unsightly areas 
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or functions. Buffer yards without established grass or ground cover shall be seeded 
with grass or planted with ground cover, to ensure coverage within three years. The 
standards of this section provide for increases in the width and the opacity of the 
landscape buffer required per subsection (b).  

i. Activities exempt from buffer yard requirements. 
1. Residential uses adjoining residential uses within any residential 

zoning district;  
2. Non-residential uses adjoining non-residential uses of the same 

zoning classification;  
3. Agricultural uses;  
4. Any use, building, or structure for which only a change of use is 

requested, and which does not increase the existing building area.  
ii. Buffer yard location. 

1. A buffer yard shall be located within and along the outer perimeter of 
a lot or boundary line.  

2. Buffer yard canopy trees shall not be planted within a water or 
sanitary sewer easement.  

3. A buffer yard may overlap a drainage easement if plantings do not 
impede the flow of water within the easement.  

4. A buffer yard shall not be located within any portion of an existing or 
dedicated public street or right-of-way.  

iii. Buffer yard requirements. 
1. Table 52-403B defines the buffer yard requirements. Required plant 

materials shall apply to a single buffer yard (i.e. corner lots shall 
provide two buffer yards, and may not apply plantings for one buffer 
yard toward the requirements for the second yard).  

2. Tables 52-403C and 52-403D determine the type of buffer yard 
required between two adjacent parcels, or between a parcel and a 
roadway. Proposed buffer yard may require City Council approval.  

iv. Use of buffer yards: A buffer yard may be used for passive recreation, such 
as pedestrian, bike or equestrian trails, provided that (a) no plant material is 
eliminated, (b) the total width of the buffer yard is maintained, and all other 
requirements of this section are met. Buffer yards may not be used for play 
fields, stables, swimming pools, tennis courts, accessory buildings, parking 
facilities or trash dumpster locations.  
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Table 52-403B: BUFFER YARD REQUIREMENTS (PER 100 LINEAR FEET) 
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v. Buffer Yard ‘G’: A pedestrian oriented buffer yard intended for mixed-use 
areas with retail storefronts along the sidewalk. The buffer yard is derived 
from buffer yard ‘A’ but replaces the understory and screening shrubs with 
groundcover, allows for planter around trees to be a minimum of 5 feet 
square and the remainder of the buffer to have paved walkways from the 
curb to the storefront. 

Table 52-403C: BUFFER YARD REQUIREMENT MATRIX 

Zoning of 
Developing Tract 

Existing Adjacent Zoning 
SF-RE, SF-1, 
SF2, MM, SF-OT 

MF NC, RC, 
MU, OT 

LI 

SF-OT  *  F1  F1  F2  
SF-RE, SF-1, SF-2, MM *  F2  F2  F2  
MF  F2  A  F2  F2  
NC, RC, MU, OT F2  F2  A  B  
LI  F2  F2  F2  A  

* No buffer yard required  

Table 52-403D: BUFFER YARD ROADWAY FRONTAGE MATRIX 

Zoning of Developing Tract Frontage Along Thoroughfares 
or Collector Roads 

Frontage Along 
Residential Street 

SF-RE, SF-1, SF-2  F1, or F2 (Incl. lots backing or 
siding to roadway)  

*  

SF-OT  F1, or F2  *  
MM  F1, or F2  *  
MF  D  D  
NC, RC, MU, OT  G G 
LI  F1 F2 

* No buffer yard required  

vi. Optional Buffer Yards: The applicant may seek City Council approval of an 
optional buffer yard than is otherwise required, as shown in Table 52-403E 

Table 52-403E: OPTIONAL BUFFER YARDS 

Buffer Yard Required Optional Buffer Yard 
A  B, C, D 
B  C, D, F1  
C  D, F1  
D  F1  
F1  F2  
F2  None  
G None  

 
f. Non-residential interior landscaping requirements. 

i. Screening elements, either plantings or structures, shall be provided with 
the intent to promote safety, to enhance or protect the visual character of 
residential, commercial, and industrial areas; and to help maintain the value 
of land, buildings, and neighborhoods.  
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ii. Construction and maintenance of screening elements shall be conducted in 
compliance with all relevant sections of the zoning and subdivision 
ordinances.  

iii. Subdivision screening designs must be approved by the city before 
construction or installation begins.  

iv. Interior landscaping requirements. The landscape area required on the 
interior of all lots (excluding buffer yards) for NC, RC and LI zoning districts 
shall be ten percent (10%) of the lot area.  

v. Planting requirements. The following plants shall be required within the 
interior landscape area:  

1. One canopy tree per 600 square feet, planted a minimum of 12 feet 
on-center.  

2. One understory tree per 300 square feet, planted a minimum of eight 
feet on-center.  

3. One shrub per 60 square feet of landscape area, spacing per Table 
52-11.  

4. Ground cover. To provide continuous cover for a maximum of 25 
percent of total required landscape area.  

vi. Location requirements. A minimum of 75 percent of all required plant 
materials within the interior landscape area shall be in the front or along 
either side of the building between the building and the interior edge of the 
buffer yards.  

vii. Enhanced pavement credits. For every one square foot of enhanced 
pavement area, the required interior landscape area may be reduced by 
one-half square foot. The maximum credit given for enhanced pavement 
area shall be ten percent of the required interior landscape area.  

viii. Right-of-way landscaping credits. The required interior landscape area may 
be reduced by a maximum of ten percent when the applicant chooses to 
establish, irrigate, and maintain turf grass within the parkway along the front 
of their property. The percent credit given will be prorated based on the 
portion of the parkway irrigated (i.e. 50 percent parkway irrigated provides 
five percent credit).  

g. Residential landscaping requirements. 
i. Minimum landscaping requirements within new single-family and missing 

middle (MM), developments:  
1. Planting requirements. Trees and shrubs shall be planted to meet 

the total quantities in Table 52-403F below. Required canopy (shade) 
trees shall be a minimum three caliper inches in diameter. Required 
understory (ornamental) trees shall be a minimum two caliper 
inches in diameter. A minimum of one canopy and one ornamental 
tree shall be located in the front yard of all residential lots. The 
remaining required trees may be placed in the front or rear of the 
residential lot.  
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Table 52-403F: RESIDENTIAL PLANT QUANTITIES 

Lot Area (SF) Total Caliper 
Inches 

Total Number 
of Shrubs 

Up to 6,999  5  12  
7,000-8,999  8  15  
9,000-19,999  11  20  
20,000+  14  25  

 

ii. Location of trees.  
1. No trees are to be planted within the parkway, the area between the 

back of curb and the right-of-way/property line.  
2. No tree shall be placed in a location that interferes with, or will grow 

to interfere with, overhead and/or underground utility easements.  
3. Trees shall be spaced so that at mature growth the canopies do not 

substantially overlap.  
iii. Measurement.  

1. Tree diameter shall be measured as DBH ("diameter at breast-
height") at approximately four and one-half feet above the natural 
ground level.  

2. If the trunk splits into multiple trunks below the six-inch level, then 
the multiple trunk trees are measured by the following formula.  

3. Measure largest trunk circumference at 12 inches above the natural 
ground level.  

4. Remaining trunks, measure circumference at 12 inches above the 
natural ground level and divided by two.  

5. Add subsections 1. and 2. for total circumference, divide total by 
3.14 to get caliper.  

iv. Additional vegetation requirements.  
1. Required shrubs shall be a minimum of three gallons in size when 

planted and shall be planted in the front yard of all residential lots. 
Shrubs may be substituted with small trees when planted in the front 
yard.  

2. Solid vegetative ground cover or lawn for the entirety of the lot that is 
not otherwise covered by mulched planter beds, building(s) and/or 
driveway area(s).  

3. All landscaping required above shall be planted prior to issuance of 
the certificate of occupancy on the dwelling(s).  

h. Parking lot landscaping requirements. 
i. Planter islands shall be provided in parking areas based on 20 square feet of 

landscape area for each parking stall provided (approximately one island per 
eight stalls). Each row of parking stalls shall provide the required landscape 
area, with no more than ten (10) spaces between each landscape island. 
The Director of Planning or designee may modify the island requirement for 
each row in situations where it would be beneficial to combine islands into a 
larger island. Planter islands shall have a minimum width of eight feet back 
to back, if curbed, or nine feet edge to edge, if no curb is provided. A 
minimum of one (1) canopy or understory tree shall be planted in each 
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island. Parking lot landscaping does not count toward the total required 
interior landscape area.  

1. Existing trees. The Director of Planning or designee may approve 
variations to the planter island requirements to preserve existing 
trees in interior parking areas. For existing trees, the minimum width 
of the planter island shall be as shown in Table 52-403G:  

Table 52-403G: PLANTER ISLAND SIZING 

6" caliper (DBH) or less  8' minimum width  
6" to 12" caliper (DBH)  12' minimum width  
more than 12" caliper (DBH)  18' minimum width  

 

2. Planting requirements. A minimum of 50 percent of all planter 
islands in parking areas shall contain a minimum of one canopy tree 
with the remaining area in shrubs, ground cover, grasses, or seasonal 
color. Planter islands that have light poles may substitute two 
understory/accent trees for the required canopy tree.  

ii. Plant materials. 
1. The city reserves the right to approve proposed planting plans 

through an appointed horticulturist, landscape architect, or other 
persons so qualified. Table 52-403N indicates plant species that are 
prohibited, due to their invasive or noxious characteristics.  

2. All non-paved surfaces shall be completely covered with living plant 
material. Landscape materials such as wood chips and gravel may 
be approved for use under trees, shrubs and other plants, but shall 
not comprise a significant portion of the total landscaped area. This 
requirement shall not apply to public or private playgrounds built in 
association with any non-residential or park use.  

3. All plant material shall be of No. 1 grade, free from plant disease, of 
typical growth for the species, have a healthy, normal root system, 
rounded branching pattern, and shall conform to the code of 
standards set forth in the current edition of the American Standard 
for Nursery Stock. Grass seed, sod and other material shall be clean 
and reasonably free of weeds and noxious pests and insects.  

4. Recommended plants. Approved recommended and prohibited 
plants are listed separately in the City of Justin Approved Plant List. 
Any non-prohibited plants proposed other than those on the 
approved lists will require City Council approval. Plant materials 
shall be appropriate for the region and local site climatic and soil 
conditions, including drought-tolerance and reduced water usage. 
Plant materials shall be installed in accordance with established 
horticultural standards of practice.  

5. Size requirements when planted. All plants shall equal or exceed the 
following measurements when planted. Plants larger than specified 
may be used, but use of such plants shall not decrease the size 
requirements of other proposed plants.  
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6. Tree measurement. Canopy and understory trees with single trunks 
shall be measured by caliper size one foot above the ground line. 
Multi-trunk trees shall be measured by the height of the tree.  

7. Minimum sizes. The minimum plant size when planted shall be as 
stated in Table 52-403H. 

Table 52-403H: Plant Material Minimum Size 

Plant Material Type Minimum Size 
Single-trunk shade tree  3" caliper, 10'-12' height, ball-and-burlap  
Single-trunk understory tree  2" caliper, 6'-8' height  
Multi-trunk understory tree  2" caliper (largest stem), 6'-8' height  
Shrub  3-gallon container, 12-inch height  
Ornamental grasses  3-gallon container, 18-inch height  
Groundcover  4-inch (SP4) containers  

 

i. Median landscaping. 
i. Landscaping improvements shall be installed within the medians of all 

proposed, planned, or divided roadways within the city limits as shown on 
the city master thoroughfare plan. Frontage is wherever a property abuts the 
right-of-way of the divided thoroughfare, and separate frontages exist on 
each side of the thoroughfare.  

ii. Applicability. Only developments or subdivisions abutting or adjacent to a 
divided roadway, as defined in the master thoroughfare plan, shall be 
subject to this section.  

iii. Developer obligation. The subdivider or developer shall be fully responsible 
for the construction and installation of the required landscaping and 
maintenance of the improvements for a period of one year. During the first 
year following installation, the subdivider or developer shall replace any 
tree, shrub, sod, groundcover or hardscape in substandard condition. 
Following the first year, the director of engineering and public works shall 
inspect the installation and determine what, if any, plant materials and/or 
hardscape must be replaced prior to the city taking over maintenance.  

iv. Installation or deferment. In the event that the director of engineering and 
public works, in his sole discretion, determines that the installation of 
improvements at any given time period is impractical due to further road 
construction or other factors, the subdivider or developer shall pay a fee-in-
lieu into an escrow account for future median landscaping and/or 
maintenance. This fee-in-lieu of installation is collected once from each 
frontage and described more fully in subsection (7)j.  

v. City participation. At the discretion of the director of engineering and public 
works, the subdivider may install landscaping across the full width of the 
median, and be reimbursed by the city for the landscaping provided for the 
second frontage at the per linear foot of frontage rate or the actual cost of 
the improvements, whichever is less, if funds are available.  

vi. Plan design burden/escrowed cost. In the case where undeveloped land 
exists on both sides of a divided public street, the first to develop shall carry 
the burden of submitting plans for landscaping, hardscape and irrigation of 
the median, along with escrowing the fee-in-lieu, as described in subsection 
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(7)j. At the discretion of the director of engineering and public works, the city 
or county may contribute to this escrow account in order to facilitate the 
implementation of the landscape plan.  

vii. Installation burden. Should the city decline to assume responsibility of 
planting the median in question, the second to develop will utilize the 
approved plans (or modify the approved plans with City Council approval) 
and shall be responsible for the purchase and installation of the median 
improvements, using the escrowed account from the first developer and 
shall contribute an equal amount to the overall cost of the median 
landscaping. In the event that the original escrow amount has fallen short of 
current material and/or installation costs, the city will make up the 
difference in cost or the plans shall be modified to be installed within the 
cost allotted. Any surplus funds shall be placed in the city's landscape 
maintenance account.  

viii. Minimum requirements for median landscaping. 
1. All trees and plant materials shall be chosen from the city's 

approved plant list.  
2. One ornamental tree per 30 linear feet of median. Ornamental trees 

shall be a minimum two-inch caliper and eight feet in height at time 
of planting and shall be used primarily as accent trees near the 
median nose and dispersed within the canopy trees.  

3. One canopy tree per 30 linear feet of median, with a minimum of 
four-inch caliper trunk, and a well-formed canopy that is typical of 
the species. Canopy trees shall be planted no closer than 30 feet 
from streetlights located in the median, no closer than 20 feet to an 
intersection, and no closer than 15 feet from any overhead electrical 
line.  

4. Ornamental and canopy trees need not be evenly spaced and may 
be clustered for a more pleasing aesthetic effect.  

5. When the nose of a median is tapered to five feet or less, that portion 
of the median shall be paved with bricks placed to align with the top 
of curb.  

6. A minimum of 20 percent of the landscaped area shall be planted in 
evergreen shrubs, ground cover and/or native grasses.  

7. Planting beds shall be separated from turf grass using 14-gauge steel 
edging to define ground cover beds and reduce weed incursion.  

8. Irrigation installation shall include bubblers or drip irrigation for all 
canopy and ornamental trees and irrigation to uniformly water the 
planting beds and shall be equipped with rain-freeze sensors.  

9. Landscape and installation plans shall be subject to review and 
approval by the director of planning and development services and 
the director of engineering/public works. The location and 
placement of landscaping shall conform to the city street design 
standards and shall be placed to accommodate the ultimate 
number of traffic lanes, although shrubs, native grasses and 
ornamental trees may be placed in future traffic lanes if it is 
determined that these lanes will likely not be constructed in less 
than ten years.  
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ix. Fee-in-lieu. Should the director of engineering and public works, at his sole 
discretion, determine that the immediate installation of median landscaping 
is impractical, a fee-in-lieu of construction shall be collected and placed in 
escrow at a rate of $25.00 per linear foot of median length for one-side 
frontage and $50.00 per linear foot of median length if the development is 
adjacent to both sides of the roadway. The fee-in-lieu shall be collected prior 
to plat filing. Said fees-in-lieu of installation shall be applied to construction, 
reconstruction, upgrading, and installation of median landscaping of divided 
roadways within the adjacent median landscape areas. Any fees not 
expended within ten years of collection shall be returned to the developer or 
subdivider who deposited the fees with the city.  

1. Notwithstanding the provisions of subsection (7)j., hereinabove, the 
city shall not be required to return fees that have not been expended 
if roadway medians have not been constructed on divided roadways 
within the adjacent roadway benefit area thus preventing the 
purchasing, planting, growing and/or irrigation of the required 
standard median landscaping. The time period for the expenditure of 
fees escrowed with the city for the construction of median 
landscaping shall not begin to run until such time as the roadway 
medians have been constructed on such divided roadways, the 
roadway medians have been accepted by the city, and the roadway 
medians are ready for standard median landscaping.  

x. Landscape/irrigation plan requirements. 
1. Qualification to prepare plans. Landscape plans shall be prepared by 

a registered landscape architect, a landscape designer, or 
landscape contractor, knowledgeable in plant materials and 
landscape design. Irrigation plans shall be prepared by a licensed 
irrigator or landscape architect.  

2. Landscape plan requirements. The following items shall be provided 
on the required landscape plan:  

a. Sheet size 24 inches by 36 inches, or as approved;  
b. Acceptable scale: One inch equals ten feet, one inch equals 

20 feet, one inch equals 40 feet, or as approved;  
c. North arrow, graphic and written scale;  
d. Appropriate title (i.e. "Landscape Plan");  
e. Title block, including street address, legal description, and 

date of preparation;  
f. Name and address of owner;  
g. Name, address, and telephone number of person preparing 

plan;  
h. Property line shown with dimensions;  
i. Existing utilities (water, sewer, storm drain, gas, electric, 

cable TV, etc.);  
j. Width and type of buffer yards labeled on all sides;  
k. Location, caliper size and species of all existing trees six-

inch caliper or greater which are to be preserved;  
l. Location, quantity, size and species of all proposed plant 

materials;  
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m. Maintenance note;  
n. Label type of any enhanced pavement proposed;  
o. Visibility triangles shown;  
p. Seal and dated signature of landscape architect (if 

applicable);  
q. Plant list; and  
r. Any berms delineated with one-foot contours.  

3. Irrigation plan requirements. The following items shall be provided 
on the required irrigation plan:  

a. Sheet size 24 inches by 36 inches, or as approved;  
b. Acceptable scale: one inch equals 10 feet, one inch equals 

20 feet, one inch equals 40 feet, or as approved (must be at 
same scale as landscape plan);  

c. North arrow, graphic and written scale;  
d. Appropriate title (i.e. "Irrigation Plan");  
e. Title block including street address, legal description, and 

date of preparation;  
f. Name and address of owner;  
g. Name, address, and telephone number of person preparing 

plan;  
h. Property line with dimensions;  
i. Location of all existing trees six-inch caliper or larger which 

are to be saved;  
j. All pipes labeled as to size;  
k. All sprinkler heads labeled as to type (key is acceptable);  
l. Backflow prevention device labeled with type and size;  
m. Location of water meter and connection to water service;  
n. Any existing utilities (water, sewer, storm drain, gas, electric, 

cable TV, etc.);  
o. Note indicating that installation must be inspected by the 

city;  
p. Maintenance note indicated;  
q. Seal and dated signature of professional who prepared plan.  

xi. Maintenance. 
1. General. The owner, tenant, and the agent, if any, shall be jointly and 

severally responsible for the maintenance of all landscaping and 
irrigation. All required landscaping shall be maintained in a neat and 
orderly manner at all times. This shall include mowing, edging, 
pruning, fertilizing, watering, weeding, and other such activities 
common to the maintenance of landscaping. Landscaped areas 
shall be kept free of trash, litter, weeds and other such material or 
plants not a part of the approved landscape plan, and all plant 
materials shall be maintained in a healthy and growing condition as 
is appropriate for the season of the year.  

2. Any broken or non-performing irrigation components shall be 
replaced or repaired to functioning condition by a licensed irrigator.  

3. Plant replacement. For one year after the date of issuance of the 
certificate of occupancy, the owner shall be responsible for 
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replacing all plant materials that have died after installation, or that 
do not exhibit healthy foliage during the growing season of at one-
third percent of the normal branching extent or pattern. Plant 
materials that die shall be replaced with plant material of similar 
variety and similar initial size. The owner shall make such necessary 
replacements within 30 days of notification by the city.  

(b) Fences & Walls 
a. Unless otherwise noted or approved, whenever a fence or wall is required within a 

buffer yard, it shall be constructed in accordance with specifications set forth in the 
city's design standards and summarized in Table 52-403J. An "F1" fence shall be a 
wooden fence, and may be of a split-rail, picket, board-on-board, shadow-box, or 
stockade style. An "F2" wall shall be of masonry construction, of either stone, cast 
stone, or painted and form-cured poured concrete. Both F1 and F2 structures may 
incorporate decorative capped columns. If there is a difference in finish level 
between the two sides of the fence or wall, the less finished side shall face the more 
intensive land use.  

b. A screening wall and a buffer yard is required when the rear or side yards of a 
residential subdivision abut a thoroughfare, collector, or local street. The screening 
wall and landscaping shall be located in an easement equal to the buffer yard 
prescribed in Table 52-403B with the wall located between the landscaping and the 
residential lots.  

Figure 52-403J: REQUIRED STRUCTURES 
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(c) Utility, Mechanical & Trash Screening 

a. All service areas in commercial zoning classifications shall be placed at the rear or 
side of the buildings and screened from: 

i. All public streets; and 
ii. Any residential district that abuts or is directly across a public street or alley 

from the service area. 
iii. All service areas in industrial zoning classifications shall be placed at the 

rear or side of the buildings and screened from: 
iv. Arterial streets, as indicated on the City's thoroughfare plan; and 
v. Any residential district that abuts or is directly across a public street or alley 

from the service area. 
b. Service areas and waste containers (including fryer grease recycling bin or vessel 

when applicable) and trash compactors shall be located at the rear of the property 
and shall not face a street. The waste containers and trash compactors shall be 
screened with masonry (precast, tilt wall and concrete block are prohibited) wall 
compatible in material and color with the primary building. Door frames made of 
tubular steel shall be utilized for waste containers and trash compactor screening 
wall gates. Door frames and door covering shall be able to support and function for 
the intended use; however, no wood is permitted. A pedestrian access point shall be 
provided for access to a waste container and trash compactor enclosure to 
facilitate access without opening the gate. 

c. Screening shall be a minimum height of eight (8) feet to screen truck berths and at 
least one (1) foot higher than waste container; loading docks; and areas designated 
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for permanent parking or storage of heavy vehicles, equipment, or materials shall 
have screening height no less than the height of the materials being stored. 

d. Screening shall be long enough to screen the maximum size trailer that can be 
accommodated on site.  

(d) Screening from Residential Uses 
a. Any commercial or industrial use or parking lot that has a side or rear property line 

contiguous to any residential use or parking lot that has a side or rear property line 
contiguous to any residential use, shall be screened with a masonry fence (precast, 
tilt wall and concrete block are prohibited) eight (8) feet in height. As an alternative, 
berms in conjunction with a minimum of a six (6) foot wrought iron fence and a 
combination of trees and shrubs can be utilized to meet the screening requirements 
if the Administrator determines that the proposed alternative will provide sufficient 
screening. The screen shall be located no closer to the street than the property line. 
Any ordinances concerning sight obstructions of intersections shall be applicable to 
the screen where it is intersected by a street or driveway. 

b. Prior to construction of any required screens, complete construction plans showing 
type of material, depth of beam, and structural support shall be analyzed by the 
Building Official to determine whether or not: 

i. The screen will withstand the pressures of time and nature; 
ii. The screen adequately accomplishes the purpose for which it is intended. 

c. Construction plans shall be designed and sealed by a licensed professional 
engineer and approved by the City. 

d. Such screen shall be constructed prior to the issuance of a certificate of occupancy 
for any building or portion thereof unless approved by the Administrator. 

e. The areas adjacent to the required screening wall, or areas adjacent to a public 
street or right-of-way, shall be maintained by the property owner in a clean and 
orderly condition, free of debris and trash in accordance with the applicable codes 
of the City. 

 

(e) Outdoor Lighting & Dark Skies 
a. Lighting 

i. Purpose 

1. This section is intended to establish procedures and standards that 
which will minimize light pollution glare, light trespass, and conserve 
energy and maintain the quality of the City's physical and aesthetic 
character while promoting the best practices as established by the 
Illuminating Engineering Society of North America (IESNA) and the 
International Dark Sky Association (IDA). The use of outdoor lighting 
is often necessary for adequate nighttime safety and utility, but 
common lighting practices can also interfere with other legitimate 
public concerns. Principles among these are:  

2. Degradation of the nighttime visual environment by production of 
unsightly and dangerous glare; and  

3. Lighting practices that interfere with the health and safety of Justin's 
citizens and visitors; and  

Page 113 of 214



Draft

 
 

 
 

Page 92 of 178 

4. Unnecessary waste of energy and resources in the production of too 
much light or wasted light; and  

5. Interference in the use or enjoyment of property that is not intended 
to be illuminated at night by light trespass, and the loss of the scenic 
view of the night sky due to increased urban sky-glow; and  

6. The impact of inappropriately designed outdoor lighting disrupts 
nocturnal animal behavior, particularly migrating birds and other 
species.  

ii. Applicability. 

1. All outdoor electrically powered illuminating devices shall be 
installed in conformance with the provisions of this division, the 
building code and the electrical code of the City as applicable and 
under appropriate permit and inspection. Except as approved 
otherwise by the City Council, these performance standards shall 
apply to all zoning districts in the City. This division shall apply to all 
outdoor lighting including, but not limited to, search, spot, or 
floodlights for:  

a. Buildings and structures;  
b. Recreational use lighting;  
c. Parking lot lighting;  
d. Landscape lighting;  
e. Street and/or right-of-way lighting;  
f. Other outdoor lighting.  

iii. Outdoor lighting plan. 

1. Plan submittal. An outdoor lighting plan must be submitted 
separately from any required site plan or landscape plan on all 
public or private properties, including rights-of-way, public 
easements, franchises and utility easements. The outdoor lighting 
plan shall be submitted prior to issuing a building permit. An outdoor 
lighting plan may be approved administratively by the Administrator.  

2. Applications. Plans shall include the following:  
a. A site plan of the proposed fixture locations;  
b. The luminous area for each proposed light source with 

photometrics in foot-candle measurement;  
c. The average lighting level of the development;  
d. The lamp type and height of the light fixture or of the light 

source above grade;  
e. The type of illumination;  
f. The cut-off angles of each fixtures;  
g. The number of lumens and wattage of each fixture;  
h. Color correlated temperature of each fixture measured in 

Kelvins as shown in Figure 1;  
i. A plan to manage glow and glare on the outside of the 

structure by lighting produced by interior lights. The plan 
shall include descriptions of window shading, window 
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tinting, structural screening, and operational arrangement of 
interior lights.  

j. Such other information that the Administrator may determine 
is necessary to ensure compliance with this division.  

3. Plan approval. If the Administrator determines that any proposed 
lighting does not comply with this division, the permit shall not be 
issued, nor the plan approved. Appeals may be made to the City 
Council by following the provisions of Article 1: General Provisions. 

4. Lamp or fixture substitution. Should any outdoor light fixture or the 
type of light source therein be changed after the permit has been 
issued, a change request must be submitted to the Administrator for 
approval, together with adequate information to assure compliance 
with this division, which must be received prior to substitution. 

5. Record drawings. In addition to the certificate of installation, a 
record drawing of the outdoor lighting plan, as-built, shall be 
provided upon completion of a development or project where any 
outdoor lighting was used by the architect or engineer of record. 
General regulations. 

6. Preferred source. Due to their high energy, long life, and spectral 
characteristics, low-pressure sodium (LPS) lamps and narrow-band 
amber LEDs (NBALED) are the preferred illumination source 
throughout the City. Their use is to be encouraged, when not 
required, for outdoor illumination whenever their use would not be 
detrimental to the use of the property. In all applications where LPS 
lighting is required or preferred, an acceptable alternative is narrow-
band amber LEDs. 

7. Height of fixtures. Lighting fixtures shall be a maximum of 16 feet in 
height for street lighting, rights-of-way, parking areas, and 
nonresidential zoning districts. Lighting fixtures shall be a maximum 
of eight feet in height within non-vehicular pedestrian areas. Lighting 
fixtures within residential districts shall be no more than 12 feet in 
height and no light fixtures located within 50 feet of any residential 
district shall exceed 12 feet in height. Lighting fixtures affixed to 
signalized intersection shall be no more than 20 feet in height. 

8. Light emitting diodes (LEDs). All LED lighting shall be dimmable and 
comport to all provisions of this division, unless specified otherwise. 
The following are preferred options for LED types in use with outdoor 
lighting: 

a. Narrow-band amber LED (NBALED);  
b. Phosphor-converted amber (PCALED);  
c. Filter warm-white LED (FLED) 

9. Lighting temperature. All lighting must be less than 3,000 Kelvins (K) 
per the correlated color temperature in Figure 52-403K.  
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FIGURE 52-403K: KELVIN TEMPERATURE CHART 

 
iv. Lighting control requirements. 

1. Automatic switching requirements. Controls shall be provided that 
automatically extinguish all outdoor lighting when sufficient daylight 
is available using a control device or system such as a photoelectric 
switch, astronomic time switch or equivalent functions from a 
programmable lighting controller, building automation system or 
lighting energy management system, all with battery or similar 
backup power or device. 

2. Motion sensing. Motion sensing light fixtures shall be fully shielded 
and properly adjusted, according to the manufacturer's instruction, 
to turn off when detected motion ceases.  

3. Dimmable lighting. Where possible, all outdoor lighting shall contain 
a dimmable option that comports with the standards of this division.  

4. Lamp and shielding. All light fixtures are required to be fully shielded 
and shall be installed in such a manner that the shielding complies 
with the definition of fully shielded light fixtures for all uses, 
including single-family, except as provided in Table 52.403L.  

 

TABLE 52-403L: LAMPING AND SHIELDING 

Lamp Type Shielding 
Low Pressure Sodium (LPS)  Fully shielded, with 80° cut-off  
High Pressure Sodium (HPS)  Fully shielded, with 80° cut-off  
Light Emitting Diode (LED)  Fully shielded, with 80° cut-off  
Metal Halide  Fully shielded, with 80° cut-off  
Halogen  Prohibited  
Mercury Vapor  Prohibited  
Fluorescent  Fully shielded, with 80° cut-off  
Incandescent  Fully shielded, with 80° cut-off  
Any light source 625 lumens and under  Unshielded permitted  
Low intensity Neon, Krypton or Argon discharge 
tubes  

Unshielded permitted  
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FIGURE 52-403M: ACCEPTABLE/UNACCEPTABLE LIGHTING FIXTURES 
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FIGURE 52-403N: SHIELDING CONFIGURATION 

 
   

FIGURE 52-403O: FIXTURE CUTOFF ANGLES 

 
5. Total outdoor light output. Light emitted from outdoor lighting is to be 

included in the total outdoor light output. Total outdoor light output 
shall not exceed 100,000 lumens per net acre for all nonresidential 
uses. Residential uses are evaluated on a per lot basis. Total outdoor 
light output shall be calculated as follows:  

a. Light fixtures installed as described below shall be included 
in the total outdoor light output by adding 100 percent of the 
initial lumen outputs of the lamps used:  

i. All unshielded or partially shielded fixtures, 
regardless of location;  

ii. Light fixtures installed on poles (such as parking lot 
light fixtures);  

iii. Light fixtures installed on the side of buildings or 
other structures but not located as described in 
paragraphs (2) or (3) below; and 

iv. Light fixtures installed within open parking garages, 
or under canopies, building overhangs, or roof eaves 
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that are not fully shielded or are fully shielded but not 
located as described in paragraphs (2) or (3) below. 

b. Fully shielded light fixtures installed as described below shall 
be included in the total outdoor light output by adding only 
twenty-five percent (25%) of the initial lumen outputs of the 
lamps used: 

i. Fully shielded light fixtures located within open 
parking garages, or located under canopies, building 
overhangs, or roof eaves, where all parts of the light 
fixture are located at least five feet but less than ten 
feet from the nearest outdoor opening, canopy, or 
overhang edge. 

c. Fully shielded light fixtures installed as described below shall 
be included in the total outdoor light output by adding only 
ten percent of the initial lumen outputs of the lamps used:  

i. Fully shielded light fixtures located within open 
parking garages, or located under canopies, building 
overhangs, or roof eaves, where all parts of the light 
fixture are located ten feet or more from the nearest 
outdoor opening, canopy, or overhang edge.  

FIGURE 52-403P: FREE STANDING AND ATTACHED CANOPY SECTION 

 
 

d. The total outdoor light output shall not exceed the limits in 
Table 52-403Q averaged over the entire development. All site 
lighting shall not exceed the intensities and uniformity ratios 
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in Table 52-403Q below, unless otherwise specified in this 
division.  

TABLE 52-403Q: AVERAGE LIGHTING LEVELS 

Type of Lighting/Land Use Lighting Levels (footcandles) 
 Minimum Average Maximum 
Architectural lighting  0.0fc  1.0fc  3.0fc  
Canopy area lighting  0.5fc  2.0fc  5.0fc  
Entrances and exits  0.5fc  1.5fc  5.0fc  
Loading and unloading areas  1.0fc  2.0fc  5.0fc  
Multifamily residential  0.5fc  1.5fc  5.0fc  
Nonresidential  0.5fc  1.5fc  10.0fc  
Parking lots/vehicle areas/streets  0.25fc  1.0fc  5.0fc  
Public facilities (recreational areas)  2.5fc  5.0fc  10.0fc  
Residential  0.0fc  1.0fc  5.0fc  
Security lighting  0.20fc  1.0fc  5.0fc  
Walkways, landscape or decorative lighting  0.0fc  1.0fc  3.0fc  

 

6. Time limits for outdoor lighting. All outdoor lighting shall be turned 
off at the times listed below. Decorative holiday lights are exempt in 
accordance with the regulations outlined in this division.  

a. Nonresidential. All nonessential lighting shall be turned off 
no later than 30 minutes after the business closes or after 
11:00 p.m., whichever is later, and remain off for the 
remainder of the night or until the business reopens, leaving 
only necessary lighting for site security. 

b. Residential. All nonessential lights exceeding 625 lumens 
shall be turned off after 11:00 p.m., leaving only necessary 
lighting for site security.  

c. Recreational facilities. All events shall be scheduled so as to 
complete all activity before or as near to 10:30 p.m. as 
practical, but under no circumstances shall any illumination 
of the playing field, court, or track be permitted after 11:00 
p.m. except to conclude a scheduled event that was in 
progress before 11:00 p.m. and circumstances prevented 
concluding before 11:00 p.m.  

7. Sign illumination. Standards for external and internal sign 
illumination are subject to the provisions in Article 4: Signage. Light 
used for illumination of signs is included toward the total outdoor 
light output standards of this division.  

v. Illumination. 

1. Illumination. Unless otherwise provided in this division, illumination, 
where required by this division, shall have intensities and uniformity 
ratios in accordance with the current recommended practices of the 
Illuminating Engineering Society of North America (IESNA) as from 
time to time amended and the International Dark-Sky Association 
(IDA). 
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2. Measurement. Illumination levels of outdoor lighting shall be 
measured by a qualified professional according to generally 
accepted Illuminating Engineering Society of North America 
methods.  

a. Meter required. Lighting levels of outdoor lighting shall be 
measured in foot-candles with a direct reading portable light 
meter with a color and cosine corrected sensor with multiple 
scales. The meter shall read within an accuracy of plus or 
minus five percent. 

b. Horizontal method of measurement. The meter sensor shall 
be mounted not more than six inches above ground level in a 
horizontal position. Readings shall be taken only after the 
cell has been exposed to provide a constant reading. 

3. Computation of illumination. Illumination at a point may be 
computed in lieu of measurement. Computation methods shall 
consist of a generally accepted Illuminating Engineering Society of 
North America method, using certified photometric data furnished 
by the fixture manufacturer, lamp manufacturer, photometric 
laboratory, or other reliable authority satisfactory to the City. 
Computations shall be based on new, properly seasoned lamps, 
diffusers and other appurtenances in place, and with proper regard 
taken for mounting height, relative elevation, natural and manmade 
objects. 

4. Light trespass standard. No use or operation in any district shall be 
located or conducted so as to produce glare, or either direct or 
indirect illumination across the bounding property line from a source 
of illumination into a residentially zoned property, nor shall any such 
light be of such intensity as to create a nuisance or detract from the 
use and enjoyment of adjacent property. For the purposes of this 
section, a nuisance shall be defined as more than one-tenth of one 
(0.1) footcandles of light measured at the residential property line 
and twenty-five hundredths of one footcandles at any adjoining 
nonresidential property line:  

 

TABLE 52-403R: LIGHTING AT PROPERTY LINES 

Zoning of 
Property 

Horizontal 
Foot-candles (fc) 

Residential districts  0.10fc  
Nonresidential districts  0.25fc  

 

5. Lumens. Brightness of a light fixture shall be measured in lumens. 
Where applicants may need to measure equivalency of lumens and 
watts, Table 52-403S below shall be used. Where a ratio is not listed 
in the table, the best practices as prescribed by the IESNA shall 
apply:  
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TABLE 52-403S: LUMEN-WATT EQUIVALENTS 

Light Output 
(Lumens) 

Power Consumption (Watts) 
Standard 

Incandescent 
Compact 

Fluorescent 
LED 

200 L  25 W  6 W  4 W  
450 L  40 W  9 W  8 W  
800 L  60 W  14 W  13 W  

1,100 L  75 W  19 W  17 W  
1,600 L  100 W  23 W  20 W  
2,000 L  125 W  33 W  22 W  

2,400—2,600 L  150 W  43 W  28 W  
vi. Special uses. 

1. Security lighting. 
a. Unless otherwise provided in this division, all building 

lighting for security will be fully shielded type, not allowing 
any upward distribution of light. Wallpack type fixtures are 
acceptable only if they are fully shielded with 80-degree cut-
off and shall not project above the fascia or roof line of the 
building. 

b. Security fixtures shall not face residential uses.  
c. Security fixtures shall not be substituted for parking area or 

walkway lighting and shall be restricted to loading, storage, 
service and similar locations. 

2. Canopy area lighting. 
a. Shielding. All development that incorporates a canopy type 

area including, but not limited to, service stations, 
automated teller machines, awnings, arcades, porte-
cochere or similar installations shall use a recessed lens 
cover flush with the bottom surface of the canopy that 
provides a cutoff or shielded light distribution. Such 
shielding must be provided by the fixture itself and shielding 
by surrounding structures such as canopy edges is not 
permitted. Lighting along the canopy edge, side or roof is not 
permitted. 

b. Total under-canopy output. The total light output used under 
service station canopies, defined as the sum of all under-
canopy initial lamp outputs in lumens, shall not exceed 40 
lumens per square foot of canopy and comply with the 
average lighting levels of Table 52-403Q.  

 
c. All lighting mounted under the canopy, including but not 

limited to light fixtures mounted on or recessed into the 
lower surface of the canopy and any lighting within signage 
(but not including any lamps mounted within the pumps and 
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used to illuminate information indicating the total cost of 
such items as fuel pumped and price per gallon), shall be 
included in the total outdoor light output for the site and is 
subject to the standards of this division. 

3. Entrances and exits. All entrances and exits to buildings used for 
nonresidential purposes and open to the general public, along with 
all entrances and exits in multifamily residential buildings, shall be 
lighted to ensure the safety of persons and the security of the 
building. All lighting shall conform to average lighting levels of Table 
52-403Q. 

4. Parking lots, garages and loading area lighting. 
a. All lighting facilities shall be arranged as to reflect the 

illumination away from any adjacent property. Such lighting 
facilities shall provide illumination within parking areas and 
shall distribute not more than one-fifth of a foot-candle of 
light upon any adjacent residential property. 

b. Parking lots and vehicle movement areas shall not exceed a 
maximum illumination value of five foot-candles or a 
minimum illumination value of one-fourth foot-candle. 
Lamps in decorative lantern type fixtures shall not exceed a 
maximum of 1,600 lumens. Total pole and fixture height shall 
not exceed a maximum of 16 feet, measured from grade at 
the base.  

c. All lighting facilities shall be placed, masked or otherwise 
arranged such that illumination or glare shall not intrude on 
residential property or create a hazard to motorists on any 
street, alley or other public or private right-of-way.  

d. All light fixtures used on open parking garages, including 
those mounted to the ceilings over the parking decks, shall 
be fully shielded.  

e. The lumen output of lamps mounted on or within open 
parking garages shall be included toward the total outdoor 
light output standards of this division. 

5. Outdoor recreational facilities. Any light source permitted by this 
division may be used for lighting of outdoor recreational facilities 
(public or private), such as, but not limited to, football fields, soccer 
fields, baseball fields, softball fields, tennis courts, driving ranges, 
outdoor arenas and amphitheaters, show areas, or other field 
recreation facilities and are subject to the following conditions: 

a. Illumination. Any illumination level exceeding a maximum of 
ten foot-candles must receive prior approval by the council.  

b. Shielding. All fixtures used for event lighting shall be fully 
shielded, or be designed or provided with sharp cut-off 
capability, so as to minimize up light, spill-light, and glare. 

c. Time limits. No illuminated sports facility shall be illuminated 
after the time limits outlined in this division, except to 
conclude a scheduled recreational or sporting event in 
progress prior to the time limitation.  

Page 123 of 214



Draft

 
 

 
 

Page 102 of 178 

6. Street lighting. 
a. Standards for street lighting installed on public rights-of-way 

must conform to the City engineering standards and the 
City's comprehensive plan and the standards of this this 
division. 

b. Street lighting installed on private rights-of-way shall be 
included within the total outdoor light output for the 
development.  

c. Streetlights for both public and private right-of-ways are not 
exempt from the provisions of this division. 

7. Internally illuminated architectural elements. Any architectural 
element including walls or portions of buildings that are internally 
illuminated and that is not a sign or fenestration (e.g. windows or 
doors) shall have 100 percent of the initial lamp output of all lamps 
used to provide such illumination counted toward unshielded 
lighting for the purposes of calculating total outdoor light output for 
the site and is subject to the standards of this division. 

8. Architectural, aesthetic and landscape lighting. Architectural lighting 
used to illuminate the wall of a building or landscape lighting used to 
illuminate trees or other landscape elements is permitted. All 
building lighting for aesthetics shall be fully shielded type, not 
allowing any upward distribution of light and must be externally lit 
from the top and shine downward, except as provided below: 

a. Architectural and landscape lighting that is directed 
downward onto a wall, tree or other landscape feature shall 
be included in the total outdoor light output standards 
provided in Table 52-403Q, based on whether a fully shielded 
or partially shielded light fixture is used; and 

b. Architectural and landscape lighting that is directed upward 
onto a wall, tree or other landscape feature shall be included 
in the total outdoor light output standards provided in Table 
52-403Q. Fixtures shall be located, aimed or shielded to 
minimize light spill into the night sky. 

9. Emergency lighting. Emergency lighting that is only turned on in the 
event of a power failure or when an alarm is activated is permitted in 
all zoning districts and is excluded from the total lumen calculations 
for the site.  

10. Neon building lighting. Neon building lighting is included in the total 
outdoor light output calculations for the site. Any unshielded neon 
lighting is limited by the unshielded lighting limits of this division.  

vii. Prohibited lighting. 

1. Laser source light. The use of laser source light or any similar high 
intensity light for outdoor advertising or entertainment, when 
projected above the horizontal is prohibited.  

2. Cobra-head fixtures. Cobra-head-type fixtures having dished or drop 
lenses are prohibited.  
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3. Searchlights. The operation of searchlights for advertising purposes 
is prohibited.  

4. Floodlights. The use of floodlights is prohibited.  
5. Up lighting. Up lighting of display, building and aesthetic lighting is 

prohibited, except where provided otherwise in this division.  
6. Halogen lights. Halogen lights are prohibited.  
7. Mercury vapor lights. Mercury vapor lights are prohibited.  
8. Flashing lights. Any lighting device located on the exterior of a 

building or on the inside of a window which is visible beyond the 
boundaries of the lot or parcel with intermittent fading, flashing, 
blinking, rotating or strobe light illumination.  

viii. Exemptions. 

1. The following are exempt from the provisions of this division:  
a. Emergency lighting by emergency services. All temporary 

emergency lighting needed by the department of public 
safety or other emergency services, as well as all vehicular 
luminaries.  

b. Holiday decorations. Seasonal decorative lighting is exempt 
from the provisions of this division provided that individual 
lamps are less than ten watts incandescent or equivalent 
lumens.  

c. Solar powered lighting. Solar powered lights less than five 
watts incandescent or equivalent lumens per fixture used in 
residential landscaping application and to illuminate 
walkways are exempt from applicable lamp type and 
shielding standards, but must conform the average lighting 
levels of Table 52-403Q. 

d. Public art. Lighting for public monuments and statuary as 
approved by the City Council are exempt from the standards 
of this division.  

e. Construction. All outdoor lighting used for construction or 
major renovation structures and facilities are exempt from 
the provisions of this division unless specified elsewhere in 
this division or Code. 

f. Swimming pool and decorative water fountain lighting. 
Underwater lighting in swimming pools and other water 
features are exempt from the lamp type and shielding 
standards. 

2. Temporary exemptions. 
a. Upon approval by the Administrator, temporary exemptions 

from the requirements of this division shall be for a period 
not to exceed ten days.  

b. Any person may submit a written request, on a form prepared 
by the City for a temporary exemption request. The request 
shall fulfill the same requirements as defined in in the 
outdoor lighting plan standards of this division.  
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c. Requests for renewal or exemptions shall be processed in 
the same way as the original request. Each renewal shall be 
valid for not more than ten (10) days or a time period 
designated by the Administrator.  

d. Approval for temporary exemptions will be based on the 
effect of location and use of outdoor lighting fixtures.  

e. Roadway and/or street lighting, whether public or private, is 
not eligible for exemption. 

 
b. Clear Sight Area (Visual Obstructions Prohibited) 

i. In a residentially zoned district, no structure shall be erected so that it does 
obstruct the vision of motorists traveling upon the public street adjacent 
thereto. Structures such as fences, planters or plantings, and no tree with 
foliage extending below ten (10) feet above the established street grades 
shall be maintained in any front, side or rear yard within ten (10) feet of any 
public street.  

1. Street Trees shall be sited a minimum of five (5) feet from the 
intersection to prevent obstruction of visibility of larger vehicles. 

2. Parking shall be restricted within 20 feet of intersection to prevent 
obstruction of visibility to oncoming traffic. 

ii. In other than residentially zoned districts fences may be constructed to a 
maximum height of eight feet above grade. In residential zoned districts 
fences shall not be erected to exceed eight feet in height above grade when 
located behind the front building line nor 4½ feet in height above grade when 
located within the required front yard or side yard on a corner lot adjacent to 
a side street, but in no case shall any fence be permitted closer than ten feet 
from the curb or roadway area. No fence shall be located within any 
easement except by prior written approval of those agencies having interest 
in such easement.  

iii. No fence erected under the above provisions, and no wall, screen hedge, 
tree, brush, shrub, billboard or structure shall be erected, planted or 
maintained in such position or place so as to be dangerous or detrimental to 
the health or safety of persons living in any house or adjoining premises or in 
any way obstruct the view so as to constitute a traffic hazard. On any corner 
lot or parkway adjacent thereto, no fence, wall, structure, hedge, tree or 
growth of any nature may be erected, planted or maintained so as to 
interfere with sight lines at elevation between 2½ feet and eight feet above 
the top of the adjacent roadway curb. If there is no curb then from the center 
of the street (the crown) shall be constructed to be the same height of a 
curb. Such an obstruction shall be prima facie evidence that such fence, 
wall, structure, hedge, tree or growth of any nature constitutes an 
obstruction to vision as regards public traffic on the streets, except post, 
poles and tree trunks of less than 12-inch diameter within the triangular line 
of sight easement. The triangular visibility area is defined as the intersecting 
point from a property former extending back 25 feet and connecting the area 
and as depicted below. 
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Any such fence, wall, structure, hedge, tree or growth of any nature erected, 
planted or maintained in violation of this subsection, shall be removed upon 
written notice from the Zoning Official, served upon the owner, agent or 
occupant of the premises where such obstruction has been erected, 
planted or maintained. 

 

  

Figure 1 - Visibility Triangle 
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Article 5 – Subdivision 

Sec. 52-501. General 

1. Purpose 

In the interpretation and application of the provisions of these regulations, it is the intention of the city council 
that the principles, standards, and requirements provided for herein shall be minimum requirements for the 
platting and developing of subdivisions in the City of Justin and its jurisdiction, amending certain other ordinances 
of the city and superseding the previous subdivision chapter. Where other ordinances of the city are more 
restrictive in their requirements, such other ordinances shall control.  

The distribution and relationship of residential, commercial, industrial, and agricultural uses throughout the 
community along with the system of improvements for thoroughfares, utilities, public facilities, and community 
amenities determine in large measure the quality of life enjoyed by the residents of the community. Health, safety, 
economy, amenities, environmental sensitivity, and convenience are all factors which influence and determine a 
community's quality of life character. A community's quality of life is of public interest. Consequently, the 
subdivision of land, as it affects a community's quality of life, is an activity where regulation is a valid function of 
municipal government. The regulations contained herein are designed and intended to encourage the 
development of a quality urban environment by establishing standards for the provision of adequate light, air, 
open space, storm water drainage, transportation, public utilities and facilities and other needs necessary for 
insuring the creation and continuance of a healthy, attractive, safe, and efficient community that provides for the 
conservation, enhancement, and protection of its human and natural resources. Through the application of these 
regulations, the interests of the public, as well as those public and private parties, both present and future, having 
interest in property affected by these regulations are protected by the granting of certain rights and privileges. By 
establishing a fair and rational procedure for developing land, the requirements in this chapter further the 
possibility that land will be developed for its most beneficial use in accordance with existing social economic and 
environmental conditions.  

The procedure and standards for the development, layout, and design of subdivisions of land within the corporate 
limits and extraterritorial jurisdiction of the City of Justin, Texas are intended to: 

a. Promote the health, safety, morals and general welfare of the community and the safe, orderly, and healthful 
development of the city; 

b. Establish adequate policies and procedures to guide development of the city and its extraterritorial 
jurisdiction; 

c. Provide for the establishment of minimum specifications for construction and engineering design criteria for 
public infrastructure improvements to maintain land values, reduce inconveniences to residents of the area, 
and to reduce related unnecessary costs to the city for correction of inadequate facilities that are designed to 
serve the public; 

d. Ensure that development of land and subdivisions shall be of such nature, shape, and location that utilization 
will not impair the general welfare; 

e. Ensure against the dangers of fires, floods, erosion, landslides, or other such menaces;  
f. Preserve the natural beauty and topography of the city and to ensure appropriate development with regard to 

these natural features; 
g. Realistically and harmoniously relate new development of adjacent properties; 
h. Ensure that public facilities for streets, alleys, water distribution, drainage, collection and disposal of sanitary 

wastewater, and parks are available for every building site and with adequate capacity to serve the proposed 
subdivision before issuance of a certificate of occupancy or release of utility connections or final inspection 
within the boundaries of the plat; 

i. Assure that new development adequately and fairly participates in the dedication and construction of public 
infrastructure improvements that are necessitated by or attributable to the development or that provide value 
or benefit that makes the development feasible; 
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j. Help prevent pollution, assure the adequacy of drainage facilities, control storm water runoff, safeguard both 
groundwater and surface water supplies, and encourage the wise use and management of natural resources 
throughout the city and its extraterritorial jurisdiction to preserve the integrity, stability, and beauty of the 
community and the value of the land; and 

k. Promote and develop the utilization of land in a manner to assure the best possible community environment in 
accordance with the master plans and the zoning ordinance of the city; 

l. Guide and assist the subdividers in the correct procedures to be followed and to inform them of the standards 
which shall be required; 

m. Protect the public interest by supervising the location, design, class and type of streets, sidewalks, utilities and 
essential areas and services required; 

n. Assist orderly efficient and coordinated development within the extraterritorial jurisdiction; 
o. Promote neighborhood conservation and prevent the development of slums and blight; 
p. Harmoniously relate the development of the various tracts of land to the existing community and facilitate the 

future development of adjoining tracts; 
q. Provide that the cost of improvements to minimum standards which primarily benefit the tract of land being 

developed be borne by the owners or subdividers of the tract, and that cost of improvements to minimum 
standards which primarily benefit the whole community be borne by the whole community; 

r. Provide the best possible design for each tract being subdivided; 
s. Provide the most attractive relationship between the uses of land and buildings and the circulation of traffic 

throughout the municipality, having regard to the avoidance of congestion in the streets and highways, and the 
pedestrian traffic movements appropriate to the various uses of land and buildings, and to provide the proper 
location and width of streets; 

t. Establish adequate and accurate records of land subdivision; 
u. Ensure that public or private facilities are available and will have a sufficient capacity to serve proposed 

subdivisions and developments within the territorial jurisdiction; 
v. Encourage and promote open-space, park land and recreation space opportunities located within residential 

neighborhoods; 
w. Provide for adequate light, air, and privacy; secure safety from fire, flood, and other danger; and prevent 

overcrowding of the land and undue congestion of population; 
x. Guide public and private policy and action in providing adequate and efficient transportation systems, public 

utilities, and other public amenities and facilities; and 
y. Encourage the development of a stable, prospering economic environment.  

Minimum standards for development are contained in the zoning ordinance, the building and construction codes 
and in this chapter. However, the future land use plan expresses policies designed to achieve an optimum quality 
of development in the urban area. If only the minimum standards are followed, as expressed by the various 
ordinances regulating land development, a standardization of development will occur. This will produce a 
monotonous urban setting. Subdivision design should be of a quality to carry out the purpose and spirit of the 
policies expressed in the plan and in this chapter and is encouraged to exceed the minimum standards required 
herein.  

2. Authority and Jurisdiction 

The following rules and regulations are hereby adopted as the subdivision regulations of the City of Justin, Texas, 
and shall be applicable to the filing of plats, the subdivision of land and the development of property, as that term 
is defined herein and in Chapter 212 of the Texas Local Government Code, within the corporate city limits of the 
City of Justin as they may be from time to time adjusted by annexation or disannexation and within all the areas of 
the extraterritorial jurisdiction of the City of Justin as that area may exist from time to time as provided by Chapter 
42 of the Texas Local Government Code. The city shall have all remedies and rights provided by said Chapter 212 
with regard to the control and approval of subdivisions and plats both within the city and within its extraterritorial 
jurisdiction.  
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As authorized by Chapter 212 of the Local Government Code, the provisions contained in the following sections of 
these subdivision regulations shall apply to any of the following forms or types of land subdivision and 
development activity within the city limits or its extraterritorial jurisdiction.  

(a) The division of land into two or more tracts, lots, sites, or parcels; or  

(b) All subdivisions of land, whether by metes and bounds division or by plat, which were outside the 
jurisdiction of the city's subdivision regulations in Denton County, Texas and which subsequently came 
within the jurisdiction of the city's subdivision regulations through: 

a. Annexation; or 

b. Extension of the city's extraterritorial jurisdiction. 

(c) The division of land previously subdivided or platted into tracts, lots, sites or parcels subject to and not 
in accordance with adopted city subdivision regulations in effect at the time of such subdividing or 
platting; or 

(d) The combining of two or more contiguous tracts, lots, sites or parcels for the purpose of creating one or 
more legal lots in order to achieve a more developable site except as otherwise provided herein; or 

(e) When a building permit is required on property for the following reasons but not limited to: 

a. New construction; 

b. Moving of a primary structure onto vacant property; or 

(f) For tracts where any public improvements are proposed; or 

(g) Whenever a property owner proposes to divide land lying within the City or its extraterritorial 
jurisdiction into two or more tracts for purpose of development, that results in parcels or lots all greater 
than five acres in size, or in the event that development of any such tract is intended, and where no 
public improvement is proposed to be dedicated, he shall first obtain approval of a development plat 
that meets the requirements of Texas Local Government Code Chapter 212, subchapter B. 

3. Owner Consent 

Except as otherwise expressly provided herein, the written consent of the owner of any tract of land to be 
subdivided in accordance with the terms of this chapter shall be required for any application relating to or 
for a plat, replat, pre-application proposal, plat amendment, or any application to be reviewed by the 
development review committee. The owner's representative may provide the required written consent in 
place of the owner if the representative has, in a form acceptable to the city attorney, express written 
authority to act on behalf of the owner. The owner's written consent shall be required in accordance with 
this section, regardless of whether this chapter refers to the party making application to the city pursuant 
to this chapter as "owner," "subdivider," "person," "developer" or "applicant." 

4. Conformance with applicable rules and regulations 

The subdivision regulations of this chapter are held to be the minimum requirements for the development of 
property within the city. In addition to the requirements established herein, all plats must conform to the following: 

(a) All applicable state statutory provisions contained in Texas Local Government Code, chapter 212. 
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(b) The zoning ordinance, building and housing codes, and other applicable development codes of the city. 
(c) The official comprehensive land use plan; capital improvements program; master drainage plan; parks, 

recreation, and open space plan; transportation plan; and any other official plan adopted by the City 
Council that influences the subdivision of property in the city. 

(d) Any regulations of the City and County health departments and appropriate state agencies. 
(e) The regulations of the state department of transportation when the subdivision abuts a state- 

maintained highway. 
(f) The standards, codes and regulations adopted for administration by the Building Official. 
(g) No building permit, or certificate of occupancy, or plumbing permit, or electrical permit, or utility tap or 

certificate of acceptance for required public improvements shall be issued by the city for any parcel or 
plat until: 

a. All water, wastewater, streets, drainage, electrical, public utilities and park improvements, 
whether they are public or private, as required by these regulations, have been constructed and 
accepted by the city in accordance with articles IV and V of this chapter, the city's technical 
construction standards and specifications (TCSS) or other applicable regulations; and 

b. To carry out the purposes hereinabove stated, it is declared to be the policy of the city to guide 
and regulate the subdivision and development of land in such a manner as to promote orderly 
growth both within the city and where applicable, within its extraterritorial jurisdiction, it is 
determined that: 

i. Land must not be platted until proper provision has been made for adequate public 
facilities for roadways, drainage, water, wastewater, public utilities, capital 
improvements, parks, recreation facilities, and rights-of-way for streets; 

ii. Proposed plats, or subdivisions which do not conform to the policies and regulations 
shall be denied, or, in lieu of denial, disapproved conditioned on conformance with 
conditions; and 

iii. There shall be an essential nexus between the requirement to dedicate rights-of-way 
and easements and/or to construct public works improvements in connection with a 
new subdivision and the need to offset the impacts on the city's public facilities 
systems created by such new development. 

(h) No transfer of land in the nature of a subdivision as defined herein shall be exempt from the provisions 
of this chapter unless otherwise specified, even though the instrument or document of transfer may 
describe land so subdivided by metes and bounds. The filing of any plan, plat, amended plat or replat 
without complying with the requirements of this chapter shall be deemed a violation of the provisions of 
this chapter and is hereby prohibited. The transfer of any land by the delivery of or by the filing of any 
instrument in the nature of a conveyance without having first complied with the requirements set forth 
herein shall be deemed a violation of the provisions of this chapter and is hereby prohibited. There is, 
however, excepted from the provisions of this chapter any conveyance transferring any land or interest in 
land to or from the State of Texas or City of Justin, Texas. 

5. Conflicts 

a. In their interpretation and application, the provisions of these regulations shall be held to be the 
minimum requirements for the promotion of public health, safety, and general welfare. These 
regulations shall be construed broadly to promote the purposes for which they are adopted. 

b. These regulations are not intended to interfere with, abrogate, or annul any other ordinance, rule or 
regulation, statute of other provision of law except as provided in these regulations. Where any provision 
of these regulations imposes restrictions different from those imposed by any other provision of these 
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regulations, or other provision of law, the provision which is more restrictive or imposes higher standard 
shall control. 

c. This chapter is not intended to revoke or repeal any easement, deed restriction, covenant, or any other 
private agreement. In no case is the City to be obligated to enforce the provisions of any easement, deed 
restriction, covenant, or other agreements between private parties. 

d. If any part of the provision of these regulations or the application of these regulations to any person or 
circumstances is adjudged invalid by any court of competent jurisdiction, the judgment shall be confined 
in its operation to the part, provision, or application directly involved in the controversy in which the 
judgment shall be rendered and it shall not affect or impair the validity of the remainder of these 
regulations or the application of them to other persons or circumstances. The city council hereby 
declares that it would have enacted the remainder of these regulations even without any such part, 
provision, or application which is judged to be invalid. 

6. Exemptions 

The provisions of these subdivision regulations shall not apply to:  

a. Land legally platted and approved prior to the effective date of these subdivision regulations except as 
otherwise provided for herein (construction of facilities shall conform to construction standards in effect 
at the time of construction); or  

b. Land constituting a single tract, lot, site or parcel for which a legal deed of record describing the 
boundary of said tract, lot site or parcel was filed of record in the deed records of Denton County, Texas 
on or before March 24, 1997; or  

c. Inheritance or gift of land within immediate family by metes and bounds of tracts on which no 
improvements or alteration is occurring; or  

d. Existing cemeteries complying with all state and local laws and regulations (does not apply to new 
cemeteries or expansion of existing cemeteries); or  

e. Divisions of land created by order of a court of competent jurisdiction; or  
f. When a building permit is requested for unplatted or already platted parcels for the following activities: 

a. Replacement or reconstruction of an existing primary single-family or duplex structure but not 
to exceed the square footage of the original structure. 

b. Additions (increase in square footage of structure) constituting not over 60 percent of the 
existing structure's value and not over 50 percent of the gross floor area. 

c. Accessory buildings. 
d. Remodeling or repair (no expansion of square footage). 
e. Moving a structure off a lot or parcel or for demolition permit. 

7. Saving Provision 

These regulations shall not be construed as abating any action now pending under, or by virtue of, prior existing 
subdivision regulations, or discontinuing, abating, modifying, or altering any penalty accruing or about to accrue, or 
as affecting the liability of any person, firm, or corporation, or as waiving any right of the city under any section or 
provision existing at the time of adopting of these regulations, or as vacating or annulling any rights obtained by 
any person, firm, or corporation, by lawful action of the city except as shall be expressly provided in these 
regulations. 

8. Proportionality Determination 
A. Prior to a decision by the planning and zoning commission on a final plat, replat, or development plat 

application or any other application for which an exaction is required as a condition of approval, the 
city engineer shall prepare a written statement affirming that each exaction requirement to be 
imposed as a condition of plat approval or permit approval is roughly proportionate to the demand 
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created by the subdivision or development on the applicable public facilities system of the city, taking 
into consideration the nature and extent of the development proposed. In making this determination, 
the city engineer may consider: 

i. Categorical findings of the North Central Texas Council of Governments in developing 
standard specifications for public infrastructure improvements;  

ii. The proposed and potential use of the land;  
iii. The timing and sequence of development in relation to availability of adequate levels of 

public facilities systems;  
iv. Impact fee studies, traffic impact studies, drainage studies or other studies that measure the 

demand for services created by developments and the impact on the city's public facilities 
system;  

v. The function of the public infrastructure improvements in serving the proposed subdivision 
or development;  

vi. The degree to which public infrastructure improvements necessary to serve the proposed 
subdivision are supplied by other developments;  

vii. The anticipated participation by the city in the costs of necessary public infrastructure 
improvements;  

viii. The degree to which acceptable private infrastructure improvements to be constructed and 
maintained by the applicant will offset the need for public infrastructure improvements;  

ix. Any reimbursements for the costs of public infrastructure improvements for which the 
proposed subdivision is eligible; and/or  

x. Any other information relating to the impacts created by the proposed subdivision or 
development on the city's public facilities systems.  

B. Based upon the proportionality determination, the city engineer shall affirm that the exaction 
requirements of the subdivision ordinance, or other ordinance requiring the permit, as applied to the 
proposed subdivision or development, do not impose costs on the applicant for public infrastructure 
improvements that exceed those roughly proportionate to the impact of the proposed subdivision or 
development.  

C. The city engineer may require that the applicant, at its expense, submit any information or studies 
that may assist in making the proportionality determination.  

D. Rough proportionality determination. The planning and zoning commission and city council shall 
consider the city engineer's report concerning the proportionality of the exaction requirements in 
making a decision on a plat. The planning and zoning commission and the city council may consider 
the city engineer's report in granting a variance to the requirements of the subdivision ordinance.  
 
The city official responsible for issuing any permit for which an exaction requirement is imposed as a 
condition of approval shall consider the city engineer's report concerning the proportionality of the 
exaction requirements in making its decision as to whether to grant the permit.  

E. Rough proportionality appeal. An applicant for a plat or any development which imposes an exaction 
requirement as a condition of approval may file an appeal to contest any exaction requirement, other 
than impact fees, imposed as a condition of approval or in which the failure to comply is grounds for 
denying the plat application pursuant to the subdivision ordinance.  
 
The purpose of a proportionality appeal is to assure that an exaction requirement imposed on a 
proposed plat or development as a condition of approval does not result in a disproportionate cost 
burden on the applicant, taking into consideration the nature and extent of the demands created by 
the proposed subdivision or development on the city's public facilities systems.  

F. Appeals procedure. An applicant for a final, replat, development plat or an applicant seeking approval 
for any other application or permit or zoning for which an exaction requirement is imposed shall file a 
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written appeal with the city secretary within ten days of the date the planning and zoning commission 
or the city official responsible for processing the application or issuing the permit takes action 
applying the exaction requirement. This may include denial of the permit or plat application. The 
applicant shall submit 15 copies of the appeal.  

i. A separate appeal form shall be submitted for each exaction requirement for which relief is 
sought. The city secretary shall forward the appeal to the city engineer for informational 
purposes and the city council for consideration;  

ii. The applicant may request postponement of consideration of the applicant's plat application 
by the city council pending preparation of the study required by subsection 52-127(f)(5), in 
which case the applicant shall also waive the statutory period for acting upon a plat for the 
time necessary for the city council to decide the appeal;  

iii. No subdivider's public improvement agreement or subdivider's agreement may be executed 
by the city until the time for appeal has expired or, if an appeal is filed, until the city council 
has made a determination with respect to the appeal;  

iv. The appeal shall state the reasons that application of the exaction requirement is not roughly 
proportional to the nature and extent of the impact created by the proposed subdivision or 
development on the city's public facilities systems and does not reasonably benefit the 
proposed subdivision or development;  

v. The appellant shall submit to the city engineer 15 copies of a study in support of the appeal 
that includes, with respect to each specific exaction requirement appealed, the following 
information within 30 days of the date of appeal, unless a longer time is requested:  

1. Total capacity of the city's water, wastewater, roadway, drainage, or park system, as 
applicable, to be utilized by the proposed subdivision or development, employing 
standard measures of capacity and equivalency tables relating the type of 
development proposed to the quantity of system capacity to be consumed by the 
subdivision. If the proposed subdivision is to be developed in phases, such 
information also shall be provided for the entire development, including any phases 
already developed;  

2. Total capacity to be supplied to the city's public facilities systems for water, 
wastewater, roadway, drainage or parks, as applicable, by the exaction requirement. 
This information shall include any capacity supplied by prior exaction requirements 
imposed on the development;  

3. Comparison of the capacity of the applicable city public facilities systems to be 
consumed by the proposed subdivision or development with the capacity to be 
supplied to such systems by the proposed exaction requirement. In making this 
comparison, the impacts on the city's public facilities systems from the entire 
subdivision or development shall be considered;  

4. The amount of any city participation in the costs of oversizing the public 
infrastructure improvements to be constructed by the applicant in accordance with 
the city's requirements;  

5. Comparison of the minimum size and capacity required by city standards for the 
applicable public facilities systems to be utilized by the proposed subdivision or 
development with the size and capacity to be supplied by the proposed exaction 
requirement; and  

6. Any other information that shows the alleged disproportionality between the 
impacts created by the proposed development and the exaction requirement 
imposed by the city.  

vi. The city engineer shall evaluate the appeal and supporting study and shall make a 
recommendation to the city council based upon the city engineer's analysis of the 
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information contained in the study and utilizing the same factors considered by the engineer 
in making the original proportionality determination.  

G. Council determination. The city council shall decide the appeal within 30 days of the date of final 
submission of any evidence by the applicant. Upon receipt of the final submission of evidence from 
the applicant, the city shall schedule a time and date for the city council to consider the appeal and 
shall cause the applicant to be notified at the address specified in the appeal form of the time, date 
and location at which the city council shall consider the appeal.  

i. The applicant shall be allotted time, not to exceed 30 minutes, to present testimony at the 
city council meeting. The council shall base its decision on the criteria listed in sections 52-
501(8)(A) and 52-501(8)(F)(5) and may:  

1. Deny the appeal and impose the exaction requirement in accordance with the city 
engineer's recommendation or the planning and zoning commission's decision on 
the plat or other development application;  

2. Grant the appeal, and waive in whole or in part an exaction requirement to the 
extent necessary to achieve proportionality; or  

3. Grant the appeal, and direct that the city participate in the costs of acquiring land 
for or constructing the public infrastructure improvement.  

ii. In deciding an appeal, the city council shall determine whether application of the exaction 
requirement is roughly proportional to the nature and extent of the impact created by the 
proposed subdivision on the city's public facilities systems for water, wastewater, roadway, 
drainage, or park facilities, as applicable, and reasonably benefits the subdivision. In making 
such determination, the council shall consider:  

1. The evidence submitted by the applicant;  
2. The city engineer's report and recommendation, considering in particular the 

factors identified in sections 501(8)(A) and 52-501(8)(F)(5); and  
3. If the property is located within the city's extraterritorial jurisdiction, any 

recommendations from the county.  
iii. The city council may require the applicant or the city engineer to submit additional 

information that it deems relevant in making its decision.  
H. Action following decision of council.  

i. If the city council finds in favor of the applicant and waives the exaction requirement as a 
condition of plat approval, or modifies the exaction requirement to the extent necessary to 
achieve rough proportionality, the applicant shall resubmit the plat application to the 
planning and zoning commission or city official responsible for issuing the permit within 30 
days of the date the city council takes action, with any modifications necessary to conform 
the plat with the city council's decision. The applicant shall not be deemed to have prevailed 
in the event that the city council modifies the exaction requirement.  

ii. If the city council finds in favor of an applicant for any other development related application 
or permit and waives the exaction requirement as a condition of permit approval, or 
modifies the exaction requirement to the extent necessary to achieve rough proportionality, 
the applicant shall resubmit the permit application to the responsible official within 30 days 
of the date the city council takes action, with any modifications necessary to conform the 
application with the city council's decision. Failure to do so will result in the expiration of any 
relief granted by the city council.  

iii. If the city council denies the appeal and the applicant has executed a waiver of the statutory 
period for acting upon a plat, the city shall place the plat application on the agenda of the 
planning and zoning commission within 30 days of the city council's decision.  

iv. If the rough proportionality appeal was submitted appealing the imposition of an exaction 
requirement for a plat application, and city council grants relief to an applicant but the 
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applicant fails to conform the plat to the city council's decision within the 30-day period 
provided, the relief granted by the city council on the appeal shall expire and plat shall 
become null and void.  

v. If the plat application is modified to increase the number of residential dwelling units or the 
intensity of non-residential uses, the Director of Planning or city engineer may require a new 
study to validate the relief granted by the city council.  

vi. If the plat application for which relief was granted is denied on other grounds, a new appeal 
shall be required on any subsequent application.  

I. Appeal of the city council decision. An applicant may appeal the decision of the city council to the 
county or district court of the county in which the development is located within 30 days of the date 
that the council issues its final decision. In the event that the applicant prevails in such action, the 
applicant will be entitled to attorneys' fees and costs, including expert witness fees. 

Sec. 52-502. Administration 

a. Modifications, waivers, and exceptions.  

General. The city council may approve waivers to these subdivision regulations so that substantial justice 
may be done, and the public interest secured when it finds that unreasonable hardships or difficulties may 
result from strict compliance with these regulations, and/or the purposes of these regulations may be served 
to a greater extent by an alternative proposal. Any variance granted shall not have the effect of nullifying the 
intent and purpose of these regulations. When considering a waiver, the city council shall consider the 
following: 

(a) The granting of the waiver will not be detrimental to the public safety, health, or welfare or injurious 
to other property; 

(b) The conditions upon which the request for a waiver is based are unique to the property for which the 
waiver is sought and are not applicable generally to other property. 

(c) Because of the physical surroundings, shape or topographical conditions of the specific property 
involved, a particular hardship to the owner would result as distinguished from a mere 
inconvenience, if the strict letter of these regulations is carried out; 

(d) The waiver will not, in any manner, vary the provisions of the zoning ordinance or future land use 
plan, thoroughfare plan, and other adopted plans, except that those documents may be amended 
in the manner prescribed by law. 

b. Enforcement of chapter regulations 
a. Violations and penalties. Any person, firm or corporation who violates any of the provisions of this 

chapter or who fails to comply with any provision hereof shall be guilty of a misdemeanor and upon 
conviction, shall be subject to a fine not to exceed $500.00 and each day that such violation continues 
shall constitute a separate offense. Prosecution or conviction shall not be a bar to any other remedy 
authorized by this or other law. 

b. Civil enforcement. Appropriate civil actions and proceedings may be maintained in law or in equity to 
prevent unlawful construction, to recover damages, to impose additional penalties, to restrain, 
correct, or abate a violation of these regulations, whether such violation occurs with respect to lands 
within the corporate boundaries of the city or within the city's extraterritorial jurisdiction. These 
remedies shall be in addition to the penalties described above. 

c. Payment of all indebtedness. No person who owes delinquent taxes, delinquent paving assessments 
or any other delinquent debts or obligations, and which are directly attributable to a piece of property 
shall be allowed to record an approved plat until the taxes, assessments, debts, or obligations directly 
attributable to said property and owned by the owner or previous owner thereof shall have been first 
fully discharged by payment, or until an arrangement satisfactory to the Director of Planning has been 
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made for the payment of such debts or obligations. It shall be the applicant's responsibility to provide 
evidence or proof that the taxes have been paid at the time of platting. 

d. Proof of paid taxes shall be in the form of a tax certificate bearing the seal of the county tax assessor, 
procured less than 30 days prior to time of platting. The certificate(s) must attest to paid taxes on all 
property being platted. 

 
e. Amendments 
For the purpose of protecting the public health, safety and general welfare, the planning and zoning 
commission and city council may from time to time propose amendments to these regulations which shall 
then be approved or disapproved by the city council at a public meeting. 
 
f. Completeness Determination and Misrepresentation 

a. The city shall have the right to deny or delay a hearing if the person or applicant proposing a 
subdivision of land does not: 

i. Submit all the information necessary and required for a pre-application proposal 
and/or plat application by the required deadlines; 

ii. Pay the required application fees; 
iii. Fail to provide any other items or information as prescribed by this and other 

applicable sections. 
b. It shall be unlawful for any person to knowingly or willfully misrepresent or fail to include, 

any information required by this chapter on any application for annexation, zoning, 
development, or subdivision of property. 

c. Penalties and exceptions. If any applicant for such hearing, or any owner of property subject 
to such hearing, shall allow such hearing before the planning and zoning commission and/or 
the city council to be heard in violation of any of the provisions of this chapter, such person 
shall be deemed guilty of a misdemeanor and upon conviction thereof shall be subject to a 
penalty as per section 52-502. 

Sec. 52-503. Pre-application 

a. Applicability 
a. A pre-application proposal may be required at the discretion of the Development Review 

Committee or Director of Planning for all preliminary and final plats. 
b. The pre-application proposal required by this chapter is not a plat. The submission of a pre-

application proposal does not constitute and shall not be construed as the submission of or filing 
of a plat within the meaning of this chapter or within the meaning of the laws of the State of 
Texas or of the United States, including, without limitation, Chapter 212 of the Texas Local 
Government Code. 

c. A fee shall be collected for pre-application conferences. The fee shall be set via resolution by the 
city council from time to time. A fee shall be collected for the formal application prior to the 
commencement of review in earnest. The fee shall be set via resolution by the city council from 
time to time. 

b. Purpose 
a. Provide the city with information needed for proper enforcement of the provisions of this 

chapter, including information not evidenced on the plat; and 
b. To facilitate cooperation between city staff and the subdivider so that the proposed plat 

application ultimately submitted to the city acceptable and in proper form. 
c. To save time, money, and to avoid unnecessary delays.  
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Sec. 52-504. Preliminary Plats 

a. Applicability 
a. A preliminary plat shall be required when subdividing and developing property in phases derived 

from one parent tract or contiguous land under the same ownership. 
b. Approval Authority 

a. Preliminary plats that meet all applicable requirements shall be approved by the Director of 
Planning. 

b. Preliminary plats that are requesting waivers of certain requirements shall be approved by the 
City Council with a Planning and Zoning Commission recommendation. Waivers requested shall 
be derived from the regulations derived from the subdivision chapter and not from zoning 
requirements.  

c. An approved preliminary plat shall be valid for a period not to exceed one (1) year after the date 
of approval. A one-time, six-month extension may be granted by the development review 
committee, provided that a written request for an extension signed and filed by the subdivider 
prior to the expiration of the preliminary plat. If a preliminary plat is not acted upon within the 
time period set forth herein, the subdivider will be required to file a new pre-application proposal 
and pay all applicable fees. 

i. In determining whether to grant a request for extension, the development review 
committee shall take into account the reasons for lapse, the ability of the property 
owner to comply with any conditions attached to the original approval and the extent to 
which newly adopted subdivision regulations shall apply to the plat or study. The 
committee shall extend or reinstate the plat or study, or deny the request, in which case 
the property owner must submit a new application for approval and pay all applicable 
fees. 

c. General Requirements 
a. All submittals shall be digital format in portable document format (pdf) as one (1) file. 
b. The preliminary plat shall be submitted to the city with the filing fee as approved and adopted by 

City Council separate resolution.  
c. The preliminary plat shall be in accordance with the master plan including all adopted water, 

sewer, future land uses, and thoroughfare plans. 
d. The preliminary plat shall be prepared by an engineer, land planner, surveyor, or other qualified 

individual. 
e. A preliminary plat shall include all contiguous property under the ownership or control of the 

applicant. It may contain more than one phase which, if so, shall be clearly identified. 
f. It shall be a requirement that the preliminary plat show the entire parent survey or tract of land 

to be subdivided, even if the subdivider proposes to develop the parent tract or land in survey in 
future phases. Incrementally carving out select lots from the original survey or tract of land 
without showing the entire survey and tract and availing known intent and purpose for the 
remainder is prohibited. 

g. The preliminary plat shall be accompanied by a preliminary water plan, a preliminary sewer plan, 
a preliminary street plan and a preliminary drainage plan for concept review of engineering 
problems for review and comment. 

h. No construction work shall begin on the proposed improvements in the proposed subdivision 
prior to approval of the final plat and a preconstruction meeting has been held and agreed to by 
the city and subdivider.  
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d. Review and Decision 
a. Process 

i. Standard 

ii. Waivers Requested 

b. Reviews 
i. Standard of approval. No preliminary plat shall be approved unless the following 

standards have been met:  
1. The preliminary water plan, preliminary sewer plan, preliminary street plan and 

the preliminary drainage plan have been submitted to the development 
coordinator and approved by the development review committee at the 
discretion of the development coordinator.  

2. The preliminary plat conforms to applicable zoning and other regulations.  
3. The preliminary plat meets all other requirements of these regulations. 

ii. Proposed preliminary plats or subdivisions which do not conform to the policies and 
regulations shall be denied, or in lieu of denial, conditionally denied based on 
conformance with conditions. Except as provided herein, approval of a preliminary plat 
constitutes authorization for the property owner, upon fulfillment of all requirements of 
approval or conditions which have been met as a part of a conditional denial, to submit 
an application for final plat approval. If required, a public improvements agreement or 
any other necessary agreement must be approved prior to approval of the final plat. 

Sec. 52-505. Final Plats 

a. Approval Authority 
a. Final plats that meet all applicable requirements shall be approved by the Director of Planning. 
b. Final plats that are requesting waivers of certain requirements shall be approved by the City 

Council with a Planning and Zoning Commission recommendation. Waivers requested shall be 
derived from the regulations derived from the subdivision chapter and not from zoning 
requirements. 

b. General Requirements 
a. All submittals shall be digital format in portable document format (pdf) in one (1) file. 
b. The final plat, amending plats, and replats shall be prepared by a registered public land surveyor 

or state licensed land surveyor. Construction plans shall be prepared by a professional engineer 
licensed in the State of Texas as required by state law governing such professions in accordance 
with this chapter. Plans submitted for review by the city shall be dated and bear the responsible 
engineer's name, license or registration number, and the designation of "professional engineer," 
or "P.E.", and an appropriate stamp or statement near, the engineer's identification, stating that 
the documents are for preliminary review and are not intended for construction. Construction 
plans acceptable to the city shall bear the seal and signature of the engineer and the date signed 
on all sheets of the plans. 

Pre-application Plat Submittal Technical Review

Administrative 
Decision

• Within 30 days of complete 
application.

Pre-application Plat Submittal Technical Review

Commission 
Recommendation
• Within 30 days of 

complete application.

Council Decision
• Within 30 days of 

commission 
recommendation.
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c. Required plans and studies shall include as a minimum: 
i. Water Plan including water mains, service connections, and any special structures such 

as wells, elevated storage tanks, and pump stations; 
ii. Sanitary Sewer Plan including sanitary sewer mains, service connections and any special 

structures or facilities, such as lift stations, septic systems, lagoons, oxidation ponds, and 
package plants; 

iii. Street Plan including street design and layout with proposed ROW and street paving 
widths, a street light plan, and any special design requirements or needs as requested by 
city staff or applicant, such as detailing: Boulevard entrances, off-site improvements, 
ROW expansion or roadway dedication needs, etc.; and 

iv. Drainage Plan including stormwater drainage mains, channels, culverts, bridges, 
retention or detention ponds, and other major drainage facilities.  

d. The final plat shall be in accordance with the preliminary plat, as approved, and incorporate all 
conditions, changes, directions and additions as approved. The final plat shall not be submitted 
prior to approval of the preliminary plat and shall contain all the required information required 
herein for a valid final plat submittal. A final plat shall not be accepted by the city if a preliminary 
plat has expired and become void. At the time the subdivider files the final plat with the 
development coordinator, the subdivider shall also file a certificate showing that all taxes have 
been paid on the tract to be subdivided and that no delinquent taxes exist against the property. 

e. The final plat shall constitute only that portion of the approved preliminary plat which the 
subdivider proposes to record and then develop, provided, however, that such portion conforms 
to all the requirements of these regulations. 

f. An amending plat may be issued and recorded in accordance with Local Government Code 
Section 212.016 

g. Additional notifications may be required with certain replats in accordance with Local 
Government Code Section 212.015. 

h. Before approval of any final plat, if applicable, the subdivider shall have executed a public 
improvements agreement and provided a security deposit. 

i. The subdivider and/or applicant shall return copies of the final plat, as approved, with any other 
required documents and necessary fees attached thereto to the development coordinator within 
30 days in accordance with requirements established by the city. All easements shall be included 
as required by utility companies or the city prior to filing and a copy of letters from each 
applicable utility company shall be submitted to the development coordinator stating that the 
plat contains the proper easements or a statement of their approval of the abandonment or 
vacation of easements. Mylars, reductions, tax certificate and copies as may be required by the 
Denton County clerk, in addition to mylar copies required by the city, shall be returned to the city 
secretary with the required fees. If the required copies are not returned to the city within the 
specified time, the City Council approval of the final plat shall be null and void unless an 
extension is granted by the city council. 

j. After approval of the plat, plans, and specifications by the city, the subdivider shall cause a 
contractor to install the facilities in accordance with the approved plans and standard 
specifications of the city and at the subdivider's expense. The subdivider shall employ engineers, 
surveyors, and other professionals as necessary to design, stake and supervise the construction of 
such improvements and shall cause his contractor to construct the said improvements in 
accordance with these regulations. The public works department shall inspect the installation of 
the improvements. 

k. The approved, final construction plans shall be valid for a period of one year after approval by the 
Director of Planning or their designee in consultation with the city engineer. The Director of 
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Planning may grant a one-time, one-year extension, after which the plans must be resubmitted 
for approval if no construction has occurred. 

l. When all of the improvements have been completed and are found to be installed in accordance 
with the approved final construction plans and specifications and upon receipt by the city of a 
maintenance bond (100 percent for two years), the subdivider's engineer shall submit to the city 
one complete digital set (including CAD and GIS files) of full size plan drawings showing all 
changes made in the plans during construction and containing on each sheet an "As Built" stamp 
bearing the signature of the engineer and date. After review and approval of the preceding set of 
"as built" plans, one portable document format (pdf) set of "as- built" plans and a letter stating 
the contractor's compliance with these regulations shall be submitted by the subdivider's 
engineer. After receipt of the required plans and letter, the director of public works shall receive 
and accept for the city the title, use and maintenance of the improvements. 

c. Review and Decision 
a. Process 

i. Standard 

ii. Waivers Requested 

b. Reviews 
i. Standard of approval. No final plat shall be approved unless the following standards have 

been met:  
1. The water plan, sewer plan, street plan and the drainage plan have been 

submitted to the development coordinator and approved by the development 
review committee at the discretion of the development coordinator.  

2. The final plat conforms to applicable zoning and other regulations.  
3. The final plat meets all other requirements of these regulations. 

ii. Proposed final plats or subdivisions which do not conform to the policies and regulations 
shall be denied, or in lieu of denial, conditionally denied based on conformance with 
conditions. Applicants wishing to submit for a waiver shall reapply with a new plat 
submittal.  

iii. If required, a public improvements agreement or any other necessary agreement must 
be approved prior to approval of the final plat. 

c. Official Filing 
i. Upon approval of a plat, the plat may be submitted for recording subject to the 

following. 
1. The applicant must submit recording fees, the required number of copies of the 

plat, and other items required for plat execution, as determined by the Director 
of Planning, to the City for recording with the county. The Director will obtain 
the necessary signatures or certifications required for the type of plat. 

ii. Plats will be recorded with the Denton County Clerk after: 
1. All conditions of approval have been met; 
2. All required public improvements have been completed and accepted by the 

City, as applicable; 

Pre-application Plat Submittal Technical Review

Administrative 
Decision

• Within 30 days of complete 
application.

Pre-application Plat Submittal Technical Review

Commission 
Recommendation
• Within 30 days of 

complete application.

Council Decision
• Within 30 days of 

commission 
recommendation.

Page 141 of 214



Draft

 
 

 
 

Page 120 of 178 

3. All necessary fiscal agreements approved by the City have been fully executed 
by all parties; 

4. All applicable fees, assessments, and delinquent taxes have been paid; and 
5. All County filing requirements have been met. 

d. Vacation of plats 
a. All actions for vacation of a plat must be consistent with Texas Local Government Code, Chapter 

212 and shall follow the process for approval of a final plat. 
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Sec. 52-506. Design Requirements 

a. Document Requirements 
a. Preliminary Plat 

i. A legible vicinity or location map that delineates the location of the proposed 
preliminary plat in the city; 

ii. Boundary lines, abstract lines, survey lines, corporate boundaries, existing or proposed 
highways and streets, bearings, and distances sufficient to locate the exact area 
proposed for the subdivision; 

iii. The name and location of all adjoining subdivisions or property owners shall be drawn to 
the same scale and shown in dotted lines adjacent to the tract proposed for subdivision 
in sufficient detail to show accurately the existing street and alleys and other features 
that may influence the layout of development of the proposed subdivision; adjacent 
unplatted land shall show property lines and owners of record. The subdivision name 
shall not duplicate any existing subdivision name. If the property is part of an existing 
subdivision, the existing subdivision name shall be used. If no subdivision name has 
been chosen, the name of the property as it is commonly or locally known shall be 
indicated; 

iv. The location and width of all streets and alleys, rights-of-way, sidewalks, and easements 
existing or proposed within the subdivision limits. Proposed street names are required to 
be shown on all new streets. Approved street names are required at the time the final 
plat is approved; 

v. The location of all existing property lines, existing lot and block numbers and date 
recorded, buildings, existing sewer or water mains, gas mains or other underground 
structures, easements of record or other existing features within the area proposed for 
subdivision; 

vi. Proposed arrangement and square footage of lots (including lot and block numbers 
county recording information and building lines) and proposed use of same; 

vii. The title under which the proposed subdivision is to be recorded, the name and address 
of the owner with the name and address of the planner, engineer, or registered public 
surveyor preparing the drawing. The subdivision name shall not be duplicated, but 
phasing identification is allowed. The city shall determine if the proposed subdivision 
identification will be in conflict with existing plats; 

viii. Sites, if any, to be reserved or dedicated for parks, or other public use, and any private 
restrictions; 

ix. Scale, north arrow, date and other pertinent data oriented to the top or left side of the 
sheet; contours with intervals of two feet or less shown for the area with all elevations 
on the contour map referenced to the latest U.S.C. and G.S. data. Contours are required 
for subdivisions of three lots or more, unless otherwise specified by the development 
coordinator; 

x. Areas contributing drainage to the proposed subdivision shall be shown on the 
preliminary plat or the drainage plans, as necessary. This includes: Any watercourses, 
waterbodies, floodplains, floodways, flood hazard areas, significant tree masses, slopes, 
or other natural features within the area to be subdivided, or any similar natural feature 
located outside the area but which contributes to the assessment of the drainage plan 
submitted by the applicant. Locations proposed for drainage discharge from the site 
shall be shown by directional arrows; 

xi. All physical features of the property to be subdivided including location and size of all 
water courses, 100-year floodplain according to Federal Emergency Management 
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Agency (FEMA) information, ravines, channels, bridges, culverts, existing structures, 
drainage area in acres or area draining into subdivisions, the outline of major wooded 
areas or the location of major or important individual trees, and other features pertinent 
to subdivision. Properties impacted by areas of special flood hazard shall comply with 
the requirements of the city's flood damage prevention regulations; 

xii. The proposed preliminary designs of all water, sewer, street including street lighting and 
drainage infrastructure (including sizes) to be constructed in the subdivision shall be 
shown on separate maps using the preliminary plat as a base map. These preliminary 
plans include as a minimum the following:  

1. Preliminary water plan. Water mains, service connections and any special 
structures such as wells, elevated storage tanks and pump stations;  

2. Preliminary sanitary sewer plan. Sanitary sewer mains, service connections and 
any special structures or facilities, such as lift stations, septic systems, lagoons, 
oxidation ponds, and package plants;  

3. Preliminary street plan. Street design and layout with proposed ROW and street 
paving widths, a street light plan, and any special design requirements or needs 
as requested by city staff or applicant, such as detailing: Boulevard entrances, 
off-site improvements, ROW expansion or roadway dedication needs, etc.; and  

4. Preliminary drainage plan. Stormwater drainage mains, channels, culverts, 
bridges, retention or detention ponds, and other major drainage facilities; 

xiii. Where a subdivision is proposed to occur in phases, the subdivider, in conjunction with 
submission of the preliminary plat, shall provide a schedule of development. The 
dedication of rights-of-way for streets and street improvements, whether on-site or off-
site, intended to serve each proposed phase of the subdivision shall be shown along 
with the proposed roadway improvements for each section. The city council shall 
determine whether the proposed streets and street improvements are adequate 
pursuant to standards herein established and may require that a traffic impact analysis 
be submitted for the entire project or such phases as the council determines to be 
necessary to adjudge whether the subdivision will be served by adequate streets and 
thoroughfares; 

xiv. For land lying in the corporate limits of the city, all zoning districts and proposed changes 
in zoning contemplated at the time of filing the pre-application proposal. This shall also 
include setback information relating to the existing and/or proposed zoning district as 
required. The subdivider shall also show the proposed land use for all lots, which shall 
conform to the city comprehensive plan; 

xv. The location of all existing or abandoned oil or gas wells, oil or gas pipelines and other 
appurtenances associated with the extraction, storage, production and distribution of 
natural gas or petroleum products, and all related easements on the site or on 
immediately adjacent property; 

xvi. Any proposed supplemental transportation systems, showing the layout and dimensions 
of walkways, sidewalks, bike trails, and other related improvements; 

xvii. The location and dimension of any existing structures, fences, paved areas, cemeteries, 
or other existing features within the proposed subdivision; 

xviii. Typical cross-section of proposed street improvements; 
xix. The approximate dimension, location, and area of all parcels of land to be set aside for 

public or private parks, playgrounds or other common use of property, including area set 
aside for common use by the home owners association in the proposed subdivision. 
Such park dedication shall be shown on the plat. 

xx. The following statistical data in the title block:  
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1. The total number of units per acre;  
2. The total number of lots per phase or for the entire development; and  
3. The number of dwelling units, the acreage, and the gross residential density by 

housing type as defined by zoning designation. 
xxi. A declaration confirmed by engineering analysis (if required by the city engineer), and 

prepared by an engineer professionally licensed in the State of Texas, stating that the 
existing utility main(s) or roadway network serving a proposed subdivision is adequate. 
The need for additional information shall be determined as follows: Upon receipt of a 
pre-application proposal, the city engineer shall review the proposed development. The 
city engineer shall determine whether further, detailed studies shall be required to 
assess the development's impact on the existing water, wastewater or roadway system. 
If the city engineer determines that further study is necessary to confirm the adequacy 
of the existing utility mains or roadway network to serve the new development, the pre-
application proposal shall be marked, identifying the point from which the subdivider's 
engineer shall be required to confirm by engineering analysis the adequacy of the 
existing utility or roadway system to serve the proposed development. Such analysis 
shall be provided to the city engineer prior to the development review committee (DRC) 
comment and plat application deadline in order to be placed on the agenda for the 
required public hearings. The city engineer shall forward the review of the engineering 
report or study to the planning and zoning commission and council for their 
consideration; 

xxii. The following notice shall be placed near the lower right-hand corner of the page of 
each preliminary plat if not requiring waivers: 
 
"Preliminary Plat"  
"Approved by the Development Services Department" Date ________________  
______________________________________  
Director or designee, Development Services  
______________________________________  
Attest, City Secretary 

 

xxiii. The following notice shall be placed near the lower right-hand corner of the page of 
each preliminary plat if requiring waivers: 
 
"Preliminary Plat"  
"Approved by the Planning and Zoning Commission" Date ________________  
______________________________________  
Chair, Planning and Zoning Commission  
______________________________________  
Attest, City Secretary  
"Approved by the City Council" Date ________________  
______________________________________  
Mayor, City of Justin  
______________________________________  
Attest, City Secretary 
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b. Final Plat 
i. A legible vicinity or location map that delineates the location of the final plat in the city; 

ii. The exterior boundary of the subdivision shall be indicated by a distinct bold solid line 
and corner markers by individual symbols. 

iii. The length and bearing of all straight lines, radii, arc lengths, tangent length and central 
angles of all curves shall be indicated along the lines of each lot. The curve data 
pertaining to block or lot boundary may be placed in a curve table. Any private deed 
restrictions shall be submitted with the plat. 

iv. The names of all adjoining subdivisions, the dimensions of all abutting lots, lot and block 
numbers and accurate reference ties to courses and distances of at least one recognized 
land corner shall be shown. X and Y coordinates shall be provided for all lot corners and 
right-of-way information. A listing of the lots and their collating area in square feet shall 
be provided either on the plat or separately. 

v. The names and accurate location of all adjacent streets. A letter from Denton County 
approving street names is required prior to filing the final plat with the city on property 
located within the city's extra territorial jurisdiction. 

vi. The location and dimension of any utility easement adjoining or abutting the subdivision 
or proposed within the subdivision shall be shown. It shall be the applicant's 
responsibility to coordinate with appropriate utility companies for placement of utility 
easements. 

vii. The description and location of all survey monuments placed in the addition or 
subdivision shall be shown.  

viii. The final plat shall contain a title block in the lower right corner of the page. The words 
"Final Plat", the name of the addition or subdivision, the name of the owners, their 
address and telephone number, and the address and legal description of the project 
shall be shown in the title block. The final plat shall provide the name of the 
engineer/surveyor, north point, date of preparation and date of revisions. The graphic 
scale shall be not less than one-inch equals 100 feet. Located near the lower right-hand 
corner, provide a place for the Denton County recording information acceptable to 
Denton County. The plat shall be signed and sealed. 

ix. Floodplain restrictions.  
1. If a floodplain easement is required or proposed, the following full statement of 

restriction shall be placed in the dedication instrument on the subdivision plat.  
 
"FLOODPLAIN RESTRICTION  
 
No construction shall be allowed within the floodplain easement, without the 
prior written approval of the City. In order to secure approval, detailed 
engineering plans and/or studies for the improvements, satisfactory to the City, 
shall be prepared and submitted by the party or parties wishing to construct 
within the floodplain. Where construction is permitted, all finished floor 
elevations shall be a minimum of two (2) feet above the 100 year design 
frequency storms elevation. Any construction approved within the floodplain 
shall not unacceptably increase the 100-year design frequency storm 
elevation."  

2. The following statement shall be required when an unlined improved drainage 
channel, in a drainage easement, or when a floodplain easement is proposed.  
 
"FLOODPLAIN/DRAINAGEWAY MAINTENANCE  
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The existing creeks, streams, or ponds (drainage ways) traversing along or 
across portions of this addition, will remain unobstructed at all times and will 
be maintained by the individual lot owners, homeowner's association or 
approved maintenance entity whose lots are traversed by or adjacent to the 
drainage ways. The City of Justin will not be responsible for the maintenance, 
erosion control, and/or operation of said drainage ways. Property owners shall 
keep the adjacent drainage ways traversing their property clean and free of 
debris, silt or other substances which would result in unsanitary conditions, and 
the City shall have the right of entry for the purpose of inspecting the 
maintenance work performed by the property owners. The drainage ways are 
occasionally subject to storm water overflow and/or bank erosion that cannot 
be defined. The City of Justin shall not be liable for any damages resulting from 
the occurrence of these phenomena, nor the failure of any structure(s) within 
the drainage ways. The drainage way crossing each lot is contained within the 
floodplain easement lines as shown on the plat."  

3. If a floodway easement is required or proposed, the following full statement of 
restriction shall be placed in the dedication instrument of the subdivision plat.  
 
"FLOODWAY RESTRICTION  
 
No encroachment, including fill, new construction or improvements shall be 
allowed within the floodway easement." 
 

x. The minimum floor elevations of building foundations shall be shown on lots adjacent to 
a floodway, floodplain, or other areas susceptible to flooding. All minimum floor 
elevations shall be consistent with Code of Ordinances Chapter 18 – Environment Article 
II.  

xi. An owner's certificate shall be attached to and be a part of the final subdivision plat and 
shall contain a minimum of the following information: 

1. A statement that the subdivided area is legally owned by the applicant. 
2. An accurate legal metes and bounds description by the line bearing, line 

distance and necessary curve data, of all lines bounding the property with 
descriptions correlated to a permanent survey monument. 

3. A statement signed by the owner and acknowledged before a notary public as 
to the authenticity of the signatures, saying that the owner adopts the plat as 
shown, described, and named and they do dedicate to the public forever the 
streets and alleys shown on the plat. The owner further reserves any easement 
areas shown for mutual use of all public utilities desiring to use the same. Any 
public utility shall have the right to remove and keep removed all or any part of 
any vegetative growth for construction or maintenance, or efficiency of its 
respective system in these easements and all or any part of, any growth or 
construction which in any way hinders or interferes with the right of ingress and 
egress to these easements for any necessary use without asking anyone's 
permission. 

4. A registered public land surveyor's certificate, with a place for signatures. 
5. A place for plat approval signature of the authorizing administrator and a place 

for the secretary to attest such signature and the approval dates. 
a. Owner's certificate (example).  
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STATE OF TEXAS      §  
COUNTY OF DENTON §  
 
WHEREAS, (John Doe and Jane Doe) are the Owners of a tract of land, 
situated in the XYZ Survey, Abstract No. 999, Denton County, Texas and 
being out of a _____ acre tract conveyed to them by Joe Smith and 
Tom Smith and a _____ tract conveyed to them by John Smith and 
being more particularly described as follows:  
(Enter accurate metes and bounds property description here)  
NOW, THEREFORE, KNOWN ALL MEN BY THESE PRESENTS:  
That _______________________________________ acting herein by 
and through its duly authorized officers, does hereby adopt this plat 
designating the hereinabove described property as 
_____________________________, an addition to the City of Justin, 
Texas, and does hereby dedicate, in fee simple, to the public use 
forever, the streets and alleys shown thereon. The streets and alleys 
are dedicated for street purposes. The Easements and public use 
areas, as shown, are dedicated for public use forever, for the purposes 
indicated on this plat. No buildings, fences, trees, shrubs or other 
improvements or growths shall be constructed or placed upon, over or 
across the Easements as shown, except that landscape improvements 
may be placed in Landscape Easements, if approved by the City of 
Justin. In addition, Utility Easements may also be used for the mutual 
use and accommodation of all public utilities desiring to use or using 
the same unless the easement limits the use to particular utilities, said 
use by public utilities being subordinate to the Public's and City of 
Justin's use thereof. The City of Justin and public utility entities shall 
have the right to remove and keep removed all or parts of any 
buildings, fences, trees, shrubs or other improvements or growths 
which may in any way endanger or interfere with the construction, 
maintenance, or efficiency of their respective systems in said 
Easements. The City of Justin and public utility entities shall at all times 
have the full right of Ingress and Egress to or from their respective 
easements for the purpose of constructing, reconstructing, inspecting, 
patrolling, maintaining, reading meters, and adding to or removing all 
or parts of their respective systems without the necessity at any time 
procuring permission from anyone.  
 
This plat approved subject to all platting ordinances, rules, regulations 
and resolutions of the City of Justin, Texas.  
 
WITNESS, my hand, this the _____ day of __________, 20___.  
BY:  
___________________________________  
Authorized Signature or Owner  
___________________________________  
Printed Name and Title  
   

Page 148 of 214



Draft

 
 

 
 

Page 127 of 178 

STATE OF TEXAS  §  
COUNTY OF DENTON §  
Before me, the undersigned authority, a Notary Public in and for said 
County and State, on this day personally appeared John Doe and Jane 
Doe, Owners, known to me to be the persons whose names are 
subscribed to the foregoing instrument and acknowledged to me that 
they each executed the same for the purpose and considerations 
therein expressed.  
 
Given under my hand and seal of office, this _____ day of __________  
___________________________________  
Notary Public in and for the  
State of Texas 
 

b. Surveyor's certificate (example). 
 
KNOW ALL MEN BY THESE PRESENTS:  
That I, ___________________________, do hereby certify that I 
prepared this plat from an actual and accurate survey of the land and 
that the corner monuments shown thereon as set were properly 
placed under my personal supervision in accordance with the 
Subdivision Regulations of the City of Justin, Texas.  
___________________________________ SEAL  
Registered Public Surveyor  
   
STATE OF TEXAS  §  
COUNTY OF DENTON §  
Before me, the undersigned authority, a Notary Public in and for said 
County and State, on this day personally appeared 
____________________________ Surveyor, known to me to be the 
person whose name is subscribed to this plat.  
Given under my hand and seal of office, this _____ day of __________.  
___________________________________  
Seal Notary Public in and for the  
State of Texas  
 
(SIGNATURES REQUIRED FOR COUNCIL APPROVAL)  
Approved by the Planning and Zoning Commission Date 
________________  
___________________________________  
Chair, Planning and Zoning Commission  
___________________________________  
Attest, City Secretary  
Approved by the City Council Date ________________  
___________________________________  
Mayor, City of Justin  
___________________________________  
Attest, City Secretary  
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(SIGNATURE BLOCK FOR PLATS APPROVED BY CITY STAFF)  
 
Approved by the Development Services Department Date _________ 
___________________________________  
Director or Designee, Development Services 
___________________________________  
Attest, City Secretary 
 

c. Visibility, access, and maintenance easements (example). 
 
The area or areas shown on the plat as "VAM" (visibility, access, and 
maintenance) easements(s) are hereby given and granted to the city, 
its successors and assigns, as an easement to provide visibility, right of 
access, and maintenance upon and across said VAM easement. The 
city shall have the right but not the obligation to maintain any and all 
landscaping within the VAM easement. Should the city exercise this 
maintenance right, it shall be permitted to remove and dispose of any 
and all landscaping improvements, including without limitation, any 
trees, shrubs, flowers, ground cover and fixtures. The city may 
withdraw maintenance of the VAM easement at any time. The 
ultimate maintenance responsibility for the VAM easement shall rest 
with the owners. No structure, object, or plant of any type may 
obstruct vision from a height of twenty-four (24) inches to a height of 
eleven (11) feet above the top of the curb, including, but not limited to 
buildings, fences, walks, signs, trees, shrubs, cars, trucks, etc., in the 
VAM easement as shown on this plat. The city shall also have the right 
but not the obligation to add any landscape improvements to the VAM 
easement, to erect any traffic control devices or signs on the VAM 
easement and to remove any obstruction thereon. The city, its 
successors, assigns, or agents shall have the right and privilege at all 
times to enter upon the VAM easement or any part thereof for the 
purposes and with all rights and privileges set forth herein. 

d. Fire lanes (example). 
 
That the undersigned does hereby covenant and agree that he (they) 
shall construct upon the fire lane easements, as dedicated and shown 
hereon, an approved, hard surface (hot mix asphalt concrete 'HMAC' 
or concrete) and that he (they) shall maintain the same in a state of 
good repair at all times and keep the same free and clear of any 
structures, fences, trees, shrubs, or other improvements or 
obstruction, including but not limited to the parking of motor vehicles, 
trailers, boats or other impediments to the access of fire apparatus. 
The maintenance of paving on the fire lane easements is the 
responsibility of the owner, and the owner shall post and maintain 
appropriate signs and/or markings in conspicuous places along such 
fire lanes, stating, "Fire Lane, No Parking/Tow-Away Zone." The police 
or his duly authorized representative is hereby authorized to cause 
such fire lanes and utility easements to be maintained free and 
unobstructed at all times for fire department and emergency use. 
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b. Lots 

a. Lots shall conform to the minimum requirements of the established zoning district.  
b. Each lot shall front on either a public street or a private street or easement that has access to a 

public street. Lots shall also have a minimum of 35 feet frontage along a dedicated street or 
easement.  

c. Irregular-shaped lots shall have sufficient width at the building line to meet frontage 
requirements of the appropriate zoning district. Also, the rear width shall be sufficient to provide 
access for all necessary utilities including refuse collection when alleys are present.  

d. Side lot lines shall be generally at right angles or radial to street lines.  
e. Double frontage lots shall be avoided except where essential to provide separation of residential 

development from thoroughfares or to overcome specific disadvantage to topography and 
orientation. Where lots have double frontage, a front building line shall be established for each 
street.  

f. Double frontage lots in residential subdivisions will not be allowed without providing screening 
walls/fences in accordance with the city's screening standards. 

g. Flag lots shall not be permitted. 

c. Blocks 
a. The length, width, and shapes of blocks shall be determined with due regard to:  

i. Provision of adequate building sites suitable for the special needs or the type of use 
contemplated.  

ii. Zoning requirements as to lot sizes, setbacks, and dimensions.  
iii. Needs for convenient access, circulation, control, and safety of street traffic.  

b. In general, intersecting streets, determining the blocks, lengths, and widths, shall be provided at 
such intervals as to serve cross-traffic adequately, provide adequate fire protection, and to meet 
existing streets or customary subdivision practices. Where existing subdivision controls, the block 
lengths shall not exceed 1,200 feet in length. Where no existing subdivision controls, the blocks 
shall not be less than 500 feet in length; however, in cases where physical barriers or property 
ownership creates conditions where it is appropriate that these standards be varied, the length 
may be increased or decreased to meet the existing conditions having due regard for connecting 
streets, circulation of traffic and public safety. 

d. Streets and Alleys 
a. The arrangement, character, extent and location of all streets shall conform to the requirements 

of this chapter, the city master plan and technical construction standards and specifications and 
shall be considered in their relation to existing and planned streets or driveways, to topographical 

Figure 2 – Flag Lot Example 
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conditions, to drainage constraints, to public safety and in their appropriate relations to the 
proposed uses of the land to be served by such streets. Reserve or residual strips of land 
controlling access to or egress from other property, or having the effect of restricting or damaging 
the adjoining property for subdivision purposes or which will not be taxable or accessible for 
special improvements shall not be permitted in any subdivision.  

b. Proposed streets shall provide a safe, convenient and functional system for vehicular and 
pedestrian circulation and shall be properly related to the master plan and any amendments 
thereto, and shall be appropriate for the particular traffic characteristics of each proposed 
subdivision or development.  

c. Any land study or subdivision plat involving a change to a proposed alignment shown in the 
master plan must be preceded by submission of a request for change to the city staff and the 
planning and zoning commission. The commission will forward a recommendation to the city 
council to either disapprove the request or approve an amendment changing the alignment 
shown in the plan.  

d. When a street is not shown on the master plan, the arrangement of streets in a subdivision shall:  
i. Provide for the continuation or appropriate projection of existing streets in surrounding 

areas;  
ii. Conform to a plan for the neighborhood approved or adopted by the city to meet a 

particular situation where topographical or other conditions make continuance or 
conformity to existing streets impracticable;  

iii. Provide for future access to adjacent vacant areas which will likely develop under a 
similar zoning classification;  

iv. Not conflict in any way with existing or proposed driveway openings;  
v. Allow for the appropriate dedication and/or improvement on each plat application to 

meet the minimum street construction and right-of-way standards.  
e. All dedicated public streets shall conform to the requirements set forth in the City of Justin 

Technical Construction Standards and Specifications (TCSS) Manual.  
i. Additional right-of-way other than the minimums shown above in the TCSS manual, may 

be required at intersections and high volume driveways for turning lanes. This additional 
right-of-way will be determined by the city during the design phase of the street system 
and before submittal of the final plat.  

ii. All proposed streets shall be planned, designed and constructed based on their 
anticipated function, traffic volumes, adjacent land use and system continuity.  

iii. Where a subdivision abuts or contains an existing or proposed primary thoroughfare, the 
city may require marginal access streets, reverse frontage (lots which back to the 
primary thoroughfare), deep lots with rear service alleys, or such treatment as may be 
necessary for adequate protection to residential properties and to afford separation of 
through and local traffic.  

f. Residential streets shall be so laid out that their use by through traffic will be discouraged, but 
access is provided to adjacent subdivisions.  

g. Intersecting streets with centerline offsets of less than 125 feet shall be avoided. Greater 
centerline offsets as may be required by the city shall be provided where necessary.  

h. Reserve strips controlling access to streets or alleys shall be prohibited except where their control 
is definitely placed by the city under conditions approved by the planning and zoning commission 
and city council.  

i. Construction of half streets shall be prohibited, except when essential to the reasonable 
development of the subdivision in conforming with the requirements of this chapter and the 
master plan, and where the city finds it will be practical to require the dedication of the other 
one-half when the adjoining property is subdivided. If the owner or subdivider is responsible for 
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one-half of the street, the owner or subdivider shall escrow the amount of the construction cost 
of the facility, unless the city participates in the construction of the facility. Whenever a partial 
street previously has been platted along a common property line, the other portion of the street 
shall be dedicated. Improvements shall be made to all on-site facilities as defined herein (see 
definitions, Appendix A).  

j. A street ending permanently in a cul-de-sac shall not be longer than 600 feet and at the closed 
end shall have a turnaround provided for, having an outside roadway diameter of at least 80 feet 
and a street property line diameter of at least 100 feet. The cul-de-sac shall be measured from 
the centerline of the intersecting street to the centerline of cul-de-sac turnaround. A street 
ending in a temporary cul-de-sac to allow for subsequent phasing of the development or 
continuation of a road at a later date may be used, provided that: The closed end shall have a 
turnaround outside roadway diameter of at least 80 feet with the roadway base, materials and 
design thickness to be approved by the city engineer; the easement or proper dedication shall be 
in place to allow for the public usage of the temporary cul-de-sac; and, the subdivider shall 
provide surety in the amount to cover a standard cul-de-sac design meeting the standard 
specifications of the city for a permanent cul-de-sac. If necessary, the city may draw from the 
surety in order to construct the permanent cul-de-sac prior to the term of the filed surety 
expiring.  

k. Dead end streets are not allowed except to provide for access to adjacent land areas and in no 
case shall be more than 250 feet in length or equal to one lot depth, whichever is greater. Any 
dead end street of a permanent or a temporary nature, if longer than 250 feet, shall have a 
surfaced turning area 80 feet in diameter for a cul-de-sac. Where adjacent property contains an 
existing dead end street over 250 feet in length without a cul-de-sac which abuts the proposed 
subdivision, the public works director shall require the subdivider to construct a cul-de-sac as 
provided above.  

l. New streets which are an extension of existing streets shall bear the names of existing streets and 
shall be dedicated at equal or greater widths than the existing streets but not less than those 
presented in the TCSS manual. No new street names shall be used which will duplicate or be 
confused with the names of existing streets. Street names shall be subject to the approval of the 
city council based on the street names approved on the preliminary plat.  

m. All new streets dedicated within a subdivision shall be constructed in accordance with the current 
approved design requirements, TCSS manual and any other relevant policy or regulation at the 
time at which the final plat is approved.  

n. Subdivisions generally shall provide one point of access in each direction (north, east, south and 
west) to adjacent property or to a thoroughfare. All residential developments shall provide no 
less than one entrance for each 50 lots including stubs for future development or connection to 
an existing thoroughfare or collector.  

o. At any time during the pre-application proposal or plat application process, the city engineer may 
require a sight-distance study and/or a traffic impact analysis for any portion of the tract to be 
subdivided. The plat or any related development application which requires a traffic impact 
analysis or study shall be held as 'incomplete' by the city and not scheduled for a public hearing 
until the results of the completed study or traffic impact analysis has been submitted to, and 
reviewed by the city engineer and any affected public agency [such as the State of Texas if 
required]. Based on the study or analysis, the city engineer may impose stricter standards on the 
proposed plat in accordance with article III of this chapter. The city engineer shall forward a 
report on the traffic impact analysis or study to the planning and zoning commission and council 
at the next available public hearing to assist in their determination of the impact of the 
development to the existing and proposed roadway infrastructure, as well as assess any safety 
concerns.  
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p. Streets which dead end at power lines or similar rights-of-way, and which are intended for future 
extension across these rights-of-way, shall be constructed in the right-of-way for half the distance 
across the rights-of-way. Streets which dead end at railroad rights-of-way shall not be required to 
be constructed over the railroad right-of-way by the subdivider but an agreement must be 
reached regarding the timing and construction of the crossing by the railroad owner. 

q. Lot Addressing Procedures 
i. Site addressing shall be performed by the designated City Staff in accordance with the 

adopted addressing procedures as follows and with the adopted Addressing Standards. 
No address shall be issued prior to approval of and submission of final documents for 
recording of subdivisions.  

ii. Upon recording of a final plat, replat, or amending plat, addresses shall be assigned to 
each lot created by such plat. Whenever possible, a current or previous address of an 
unplatted parcel of land shall be assigned if the address meets the following criteria: 

iii. The address is in accordance with the adopted Addressing Standards.  
iv. The address conforms with any existing address sequence. 
v. The general principles of assigning addresses are:  

vi. Address numbers should not be longer than four numeric digits nor less than three. 
vii. Alphanumeric designations (ex. 1200A) shall only be used for addressing utilities such as 

standalone meters or boxes. 
viii. Numbering should be uniform, consecutive, and expandable. 

ix. Numbers should be assigned in standard intervals along road frontage. 
x. Even numbers should always be on one side of the road and odd numbers on the other 

based upon the direction the road is traveling in relation to the Point of Origin 
designated in the adopted Addressing Standards. 

xi. Numbering should be comparable on parallel streets. 
xii. The numbering system should accommodate existing addressing schemes. 

xiii. The designated City Staff will be responsible for assigning and distributing assigned 
addresses to all necessary government offices, including Denton County 9-1-1, utility 
companies both public and private, and the developer or their designee. 

xiv. A property owner may request an address change in writing to the designated City Staff 
stating the purpose of the request.  

xv. A new address will be considered and assigned based on circumstances outlined in the 
adopted Addressing Standards. 

xvi. Notifications for address changes will be supplied to the same agencies that regularly 
assigned addresses are distributed to. 

 
r. Street Naming Procedures 

i. The developer shall name streets in conformance with the following considerations and 
the adopted Addressing Standards. City staff may deny or recommend alternative street 
names and reserves the right for final determination. 

ii. Names of new streets shall not duplicate or cause confusion with the names of existing 
streets unless the new streets are a continuation of or in alignment with existing streets. 
New streets that are an extension of existing streets shall bear the names of existing 
streets and shall be dedicated at equal or greater widths than the existing streets. 
Where the streets will not be extended or end in a cul-de-sac, new names may be 
assigned. 

iii. Street names that are spelled differently but sound the same shall be avoided. 
iv. Road names that are obviously offensive, libelous or derogatory in spelling or 

pronunciation are discouraged. 
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v. Special characters are not permitted in road names (i.e., hyphens, periods, apostrophes, 
etc.). 

vi. All street names shall contain only one (1) street suffix. 
s. Alleys shall be generally optional in all zoning districts. Alleys, or loading courts, with a minimum 

paved width of 20 feet or in lieu thereof, off-street loading space, may be provided in commercial 
and industrial areas. Alleys shall be provided where alleys of adjacent subdivisions already platted 
would be closed or dead-ended by failure to provide alleys in the new subdivision. New 
residential alleys, if provided or required as noted above, shall have a minimum paved width of 
15 feet and a right-of-way width of 20 feet. 

e. Easements 
a. Easements across lots or centered on rear or side lot lines shall be provided for utilities 

where necessary and shall be of such widths as may be reasonably necessary for the utility 
or utilities using same. A minimum utility easement 15 feet in width adjacent to all street 
rights-of-way shall be provided for gas, electric, telephone, communications, television and 
other utilities approved by the city. A minimum five-foot utility easement shall be located 
along all side and rear property lines, unless determined otherwise by the city. It shall be the 
subdivider's responsibility to determine appropriate easement widths as required by other 
utility companies.  

b. City water and city wastewater mains will generally be installed is street right-of-way. The 
following minimum easement width requirements are for city water and city wastewater 
mains not installed in street right-of-way:  

i. Where a city water main less than 16-inch (ID) or sanitary sewer main less than 18-
inch (ID) crosses private property, at a maximum depth of ten feet (measured from 
ground level to flowline of pipe), a minimum 15-foot wide permanent utility 
easement (UE) centered on the utility is required.  

ii. For larger main sizes, where the maximum depth is ten feet, the following table shall 
apply: 

Main Size (ID) Minimum Easement Width 
Water main between 16" and 20" 20 feet  
Water main between 24" and 30" 25 feet  
Water main 36" and larger 30 feet  
Wastewater main between 18" and 24" 20 feet  
Wastewater main between 27" and 48" 25 feet  
Wastewater main 54" and above 30 feet  

 

iii. For all water and wastewater mains with depths greater than ten feet (measured 
from ground level to flowline of pipe), the following equation will apply:  

 
Minimum easement width = ((depth of pipe) x 2) + (OD of pipe) + (2 feet)  
 
Note that OD in the equation is outside diameter. Easement width shall be rounded up 
to nearest five feet. Easement shall not exceed 50 feet in width unless required by 
special circumstances.  

c. Where a subdivision is traversed by a watercourse, drainage way, or channel, there shall be 
provided a drainage easement conforming substantially with such course width plus an 
additional width of 15 feet on each side of the watercourse, drainage way or channel for 
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access and maintenance. Parallel streets or parkways may be required adjacent to creeks or 
drainage ways to provide maintenance access or access to recreation areas.  

d. A lot area shall be computed inclusive of all easements. There shall be a minimum buildable 
area, exclusive of easements, for each lot.  

e. Where alleys are not provided in a residential subdivision, a minimum ten-foot utility 
easement shall be provided along the rear of all lots within the subdivision. Where there are 
no adjoining easements existing, a minimum of ten feet will be required.  

f. A 25-foot by 25-foot triangular visibility, access and maintenance easement (VAM) is 
required on corner lots at the intersection of two streets. A 25-foot by 25-foot triangular 
visibility, access and maintenance easement (VAM) is required on lots at the intersection of 
an alley and a street. In all such cases, the full VAM statement of restriction contained 
herein, shall be placed in the dedication instrument or on the face of the plat.  

g. Fire lane easements shall be provided at locations directed by the development review 
committee. These easements shall have a minimum width of 24 feet and a minimum height 
clearance of 14 feet. Any emergency access and fire lane easement more than 100 feet in 
length shall either connect at each end to a dedicated public street or be provided with a 
cul-de-sac having a minimum diameter of 100 feet with an additional distance of ten feet on 
all sides clear of permanent structures. The paved width of an emergency access easement 
may be reduced to, but not below, 20 feet provided that curbs shall not exceed five inches in 
height, and further provided that there shall be no obstructions which will interfere with the 
use of the full 24-foot width of the easement by emergency vehicles and their 
appurtenances.  

h. No building or structure shall be constructed over or into an easement. If any building, 
structure of physical improvement is within an easement, it shall be the sole responsibility of 
the property owner to remove or abate the obstruction immediately at their sole cost. If the 
owner of the property does not remove the obstruction, the city may remove the obstruction 
and file a property lien and other applicable fees and/or fines against the property. 

f. Water and Wastewater 
a. All new subdivisions shall be connected with an approved water system designed, constructed, 

and capable of providing water for health and emergency purposes, including fire suppression. All 
subdivisions must be served by an approved means of wastewater collection and treatment. The 
city may require the phasing of development and/or improvements in order to maintain 
adequate wastewater capacity. It shall be the subdivider's responsibility to extend utility lines to 
provide water or sanitary sewer service.  

b. It shall be the subdivider's responsibility to design all improvements according to the latest 
edition of the City of Justin Technical Construction Standards and Specifications Manual. The city 
may require that the subdivider oversize the water system and/or the sanitary sewer system 
where necessary to serve land other than the tract or lots to be platted, including the oversizing 
of off-site water or wastewater mains necessary to extend service to the property to be platted.  

c. Extension of all utilities adjacent to any subdivision shall be made along the entire frontage of the 
subdivision adjacent to street or thoroughfare. If the subdivision is not adjacent to a 
thoroughfare, the extension of utilities shall be accomplished in a manner to allow future 
connection to said utilities by new subdivisions. If new subdivisions will never be constructed 
beyond a developing subdivision due to physical constraints, the development coordinator in 
consultation with the public works director/city engineer may waive the requirement for adjacent 
utility line construction.  

d. Installation of utilities not specifically referenced herein shall comply with the Texas Commission 
on Environmental Quality (TCEQ) rules and regulations. 
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g. Storm Drainage 

Drainage improvements shall be designed and developed in accordance with the City of Justin Technical 
Construction Standards and Specifications (TCSS) Manual. The following requirements shall also govern the design 
of all drainage facilities within the corporate limits of the City of Justin, Texas, and its extraterritorial jurisdictional 
area:  

a. The drainage facilities within the proposed subdivision shall be designed to accept the ultimate 
development stormwater runoff from upstream areas, carry the stormwater runoff through the 
proposed subdivision and discharge the stormwater runoff appropriately downstream.  

b. The owner's engineer shall determine the effect of each additions storm runoff, including all 
upstream runoff, on the existing drainage facilities immediately downstream of the addition. 
Where it is determined that existing capacity is not available immediately downstream and that 
property owned by others will be adversely affected with the calculated runoff, the owner's 
engineer shall design a drainage system, detention facility or parallel system to mitigate the 
problem. The city council may withhold approval of the plat until such mitigation has been 
provided.  

c. Lakes, detention ponds and retention ponds will be considered, and may be constructed, 
provided they are approved by the city council in consultation with the development review 
committee. The city may assume maintenance responsibilities for this type of facility only if it is 
wholly contained within an area the city can utilize for parks, recreational or other public 
purposes. If not accepted by the city, necessary floodplain easements and maintenance 
agreements shall be provided to insure maintenance of the facility.  

d. Where topography or other conditions are such as to make impractical the inclusion of drainage 
facilities within public rights-of-way, drainage easements shall be provided across private 
property to an acceptable outfall or to other public right-of-way.  

i. Drainage easements with a minimum width of 15 feet shall be provided for existing and 
proposed underground drainage systems. When the system consists of larger diameter 
pipe or when the depth of the system or the soil conditions dictate, additional easement 
width shall be provided.  

ii. Drainage easements along proposed or existing improved drainage channels shall 
provide sufficient width to include a channel designed to convey a 100-year design 
frequency storm plus one foot of free board within its banks and an additional width of 
15 feet along each side shall be required to provide ingress and egress for proper 
maintenance of the facility. The access portion of the easement shall be above the 100-
year design frequency storm elevation and accessible to vehicles and equipment. The 
entire drainage easement shall remain unobstructed at all times. Access to the channel 
easement must also be provided at a maximum of 1,200 foot spacing along streets or 
other public right-of-way.  

iii. When a proposed drainage system will convey or discharge storm flow across or onto 
private property outside the subdivision or addition, appropriate drainage easements 
must be secured by the subdivider.  

iv. The widths and lengths of the drainage easements described in items (1) through (3) 
above shall be substantiated by a drainage study and drainage calculations or other 
criteria submitted to and approved by the city.  

e. Proposed subdivisions containing a Federal Emergency Management Agency (FEMA) area of 
special flood hazard must comply with the provisions of the city's flood damage prevention 
regulations. Floodplain easements shall be provided along natural channels, major creeks, lakes, 
detention ponds and retention ponds. Floodplain easements shall encompass all areas beneath 
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the water surface elevation resulting from a storm whose design frequency is 100 years, plus such 
additional width as may be required to provide ingress and egress to allow for the maintenance 
of the facility and for the protection of adjacent property, as determined and required by the city. 
The access portion of the easement shall be above the 100-year design frequency storm 
elevation.  

i. All floodplains or regulated floodways presented on the flood insurance rate map (FIRM) 
shall be shown on the plat. If the above referenced maps do not specify a flood area 
along any of the above creeks or their tributaries, it shall be the subdivider's 
responsibility to establish and identify needed easements.  

ii. The city council may, when it deems it necessary for the health, safety or welfare of the 
present and future population of the area and necessary to the conservation of water, 
wastewater and drainage facilities prohibit development of any portion of the property 
which lies within a floodplain. Such a floodplain shall be preserved from any and all 
destruction or damage resulting from clearing, grading, or dumping of earth, waste 
material, or stumps, except as specifically approved by the city. When floodway 
easements, within a floodplain easement, are required or proposed, they shall be shown 
along the improved or unimproved drainage way. Floodway easements are the 
unobstructed portion of the floodplain consisting of the primary channel and overbank 
areas capable of conveying the 100-year frequency discharge without increasing the 
design flood elevations as defined by FEMA.  

f. In those cases where the proposed improvements or development plans alter and/or impact a 
FEMA floodplain or floodway easement, the subdivider shall apply to and submit to FEMA, and 
any other regulatory agencies all engineering data and information requested to obtain an 
approved "letter of map revision." Only after a new or revised floodplain or floodway area is 
designated by FEMA will the city approve the proposed plans.  

g. Maintenance agreements between an approved maintenance entity and the city shall be 
required when an improved drainage channel, in a drainage easement, is constructed as an 
unlined channel or when a floodplain easement is proposed.  

i. An individual residential lot owner does not constitute a maintenance entity. A 
maintenance entity may include homeowner's associations, apartment complexes, or 
similar groups. The maintenance entity's by-laws and covenants filed of record, shall 
provide for ongoing maintenance. The agreement shall authorize a lien against individual 
abutting lots in favor of the city to secure payment to the city for any expenses incurred 
by the city for maintenance in the event of default by the maintenance entity.  

ii. An owner or owners of a nonresidential property or properties may create a 
maintenance entity to maintain drainage or floodplain easements, provided the entity's 
by-laws and covenants filed of record, provide; for on-going maintenance. Such 
agreements shall authorize a lien against individual abutting properties in favor of the 
city to secure payment for any expenses incurred if the maintenance entity is not 
properly maintaining the creek or drainage way, in the city's sole opinion.  

h. Border channels shall be improved as per the "public improvements policy" at the time of 
development unless conditions preclude improvements, at that time, as determined by the 
development review committee. In no case shall property adjacent to a recognized drainage way 
be final platted unless provisions are made for making it conform to all city drainage and/or 
floodplain criteria. The design shall protect all platted property and shall not adversely affect 
property owned by others. The developing party is responsible for constructing, if necessary, a 
reasonable portion of the drainage way applicable to the property being developed. In no case 
shall any segment or portion of the drainage way be neglected by the present or future 
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development. This may require the platting of a floodplain easement, as described above, and 
entering into a maintenance agreement for the property to be final platted. 

Sec. 52-507. Required Improvements 

a. General 
a. The requirements of these subdivision regulations are designed and intended to ensure that all 

improvements are installed properly and:  
i. The city can provide for the orderly and economical extension of public facilities and 

services;  
ii. All purchasers of property within the subdivision shall have a usable, buildable parcel of 

land;  
iii. It is necessary and desirable to provide for dedication of rights-of-way and easements 

for public works improvements to support new development at the earliest stage of the 
development process;  

iv. The city desires to assure both that impacts of new development are mitigated through 
contributions of rights-of-way, easements and construction of capital improvements, and 
that a new development be required to contribute not more than its proportionate 
share of such costs;  

v. Proposed public works improvements serving new development shall conform to and be 
properly related to the public facilities elements of the city's adopted master plan, other 
adopted master plans for public facilities and services, and applicable capital 
improvements plans, and shall meet the service levels specified in such plans; and  

b. The land to be subdivided or developed must be served adequately by essential public facilities 
and services. No subdivision related application, plat or development shall be approved unless 
and until adequate public facilities exist or provision has been made for the installation of all 
water, wastewater, storm drainage, street, park facilities, street light improvements and electrical 
facilities which are necessary to serve the development proposed, whether or not such facilities 
are to be located within the property being platted or offsite. This policy may be defined further 
and supplemented by other ordinances adopted by the city. The public improvements required 
by the city for the acceptance of the subdivision shall include, but are not limited to those set 
forth in these regulations, the city TCSS Manual and this Code.  

c. All aspects of the design and implementation of public improvements shall comply with the 
current local, state and federal design standards and any other applicable city codes and 
ordinances, including the preparation and submittal of construction plans and specifications. 
Technical construction standards and specifications for all improvements shall be made in 
compliance with this chapter, the city's TCSS Manual and this Code, unless otherwise specified in 
the following sections.  

i. The standards established in this chapter, the TCSS Manual and this Code are for the 
proper dedication and construction of public works improvements and infrastructure 
and are based upon engineering studies and historical usages and demands by different 
categories of development. These regulations identify certain minimum requirements 
and sizes for utilities, roadways, parks and other facilities that the city council has 
determined to be necessary in order to provide the minimum level of service necessary 
to protect or promote the public health, safety, and welfare and to assure the quality of 
life currently enjoyed by the citizens of Justin. It is the intent of these regulations that no 
development shall occur until and unless these minimum levels of service are met. 
Therefore, each subdivision in the city shall be required to dedicate, construct and/or 
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upgrade required facilities and infrastructure to a capacity that meets these minimum 
levels.  

ii. For each category of public infrastructure, a minimum standard of infrastructure, and in 
some cases, service level, has been developed based upon historic studies and 
construction projects of the city and other cities. These minimum standards take into 
consideration the soil conditions and topographic configuration of the city, the use and 
impact analyses of the North Central Texas Council of Governments in developing 
standard specifications for public works installation, and other historical use and 
performance experiences of the city that reflect the minimum level of facilities and 
services that must be built to meet the health, safety and welfare of the citizens of 
Justin.  

iii. In order to maintain prescribed levels of public facilities and services for the health, 
safety and general welfare of its citizens, the city may require the dedication of 
easements and rights-of-way for the construction of on-site or off-site public works 
improvements for water, wastewater, road, drainage or park facilities to serve a 
proposed subdivision, or require the payment of fees in lieu thereof. If adequate levels 
of public facilities and services cannot be provided concurrent with the schedule of 
development proposed, the city may deny the subdivision until the public facilities and 
services can be provided or require that the development be phased so that the 
availability and delivery of facilities and services coincides with the demands for the 
facilities created by the development.  

iv. Whenever the city council determines that levels of service in excess of these minimum 
standards are necessary in order to promote the orderly development of the city, the 
owner shall qualify for reimbursement for any costs in excess of the minimum levels of 
service through city participation, to the extent funds are available by a pro rata 
reimbursement policy or other means adopted by the city.  

d. The subdivider/owner shall employ an engineer proficient in civil engineering and licensed or 
registered by the State of Texas for preparation of the drainage plan, cost estimates and, 
construction plans and specifications for all public improvements.  

e. The city shall require an initial demonstration that a proposed subdivision shall be adequately 
served by public facilities and services at the time for approval of the first development 
application that portrays a specific plan of development, including but not limited to a petition for 
establishing a planned development zoning district or other overlay zoning district, a public 
improvements agreement, development agreement or a pre-application proposal for a plat which 
requires public improvements.  

f. The obligation to dedicate rights-of-way for or to construct one or more public works 
improvements to serve a new subdivision may be deferred until approval of a subsequent phase 
of the subdivision where, in the opinion of the city engineer, the right-of-way dedication and/or 
construction of the infrastructure is necessary to meet the minimum standards or intent of this 
chapter or other adopted policy of the city, upon written request of the property owner or at the 
city's own initiative. As a condition of deferring the obligation, the city may require that the 
subdivider include provisions in the public improvements agreement or development agreement 
specifying the time for dedication of rights-of-way for or construction of public works 
improvements serving the subdivision. 

g. All directly adjacent overhead lines shall be buried underground at the developer’s expense that 
involve a dedication of right-of-way or a development of more than ten (10) lots.   

h. Timing of Improvements 
i. The city will require that all public improvements be installed and accepted by the city 

prior to the filing of the final plat by the city secretary. 
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ii. The city may permit or require the deferral of the construction of public improvements if 
in its judgment, deferring the construction would not result in any harm to the public, or 
offer significant advantage in coordinating the site's development with adjacent 
properties and off-site public improvements. Any required public improvement(s) 
approved for deferred construction shall be provided for as required in the public 
improvement’s agreement prior to the approval of the final plat. 

iii. If the city does not require that all public improvements be installed and accepted by the 
city prior to signing of the final plat, it shall require that the applicant execute a public 
improvements agreement and provide security for the agreement. 

b. Streets 
a. All streets, alleys and other improvements within the public right-of-way shall be designed and 

constructed in accordance with the requirements of this chapter, and the City of Justin's Technical 
Construction Standards and Specifications (TCSS). 

b. Proposed roads shall provide a safe, convenient and functional system for vehicular, bicycle and 
pedestrian circulation and shall be properly related to the applicable thoroughfare plan and any 
amendments thereto and shall be appropriate for the particular traffic characteristics of each 
proposed subdivision or development. New subdivisions shall be supported by a thoroughfare 
network having adequate capacity, and safe and efficient traffic circulation. Each development 
shall have adequate access to the thoroughfare network. 

c. Monuments and Markers 
a. Permanent survey markers. All boundary corners, block corners, etc., as established in the 

process of creating a subdivision plat shall comply with the Texas Board of Professional Land 
Surveying Practices Act and General Rules of Procedures and Practices.  

b. SPC coordinates. A minimum of two monuments at prominent locations (block corners, boundary 
corners, etc.) within a subdivision shall have Texas State Plane Coordinates (SPC) in U.S. Survey 
Feet noted on the subdivision plat. The Texas State Plane Coordinate (SPC) shown on the 
subdivision plat shall have the appropriate metadata listed.  

c. Elevation data. A minimum of two monuments at prominent locations (block corners, boundary 
corners, etc.) within a subdivision of which require minimum finished floor elevations on all or 
part of the lots shall have the mean sea level elevations noted on the subdivision plat. The mean 
sea level elevations shown on the subdivision plat shall have the appropriate metadata listed. 

d. Storm Drainage 
a. All storm drainage facilities shall be designed and constructed in accordance with the 

requirements of this chapter and the City of Justin's Technical Construction Standards and 
Specifications (TCSS).  

b. Drainage improvements serving new development shall be designed to prevent overloading the 
capacity of the downstream drainage system. The city may require the phasing of development, 
the use of control methods such as retention or detention, the construction of off-site drainage 
improvements, or drainage impact fees in order to mitigate the impacts of the proposed 
subdivision. The applicant may propose and the city may require the phasing of development 
and/or improvements in order to accommodate appropriate drainage design. 

e. Wastewater 
a. All wastewater facilities shall be designed and constructed in accordance with the requirements 

of this chapter, the city's sewer master plan and the City of Justin's Technical Construction 
Standards and Specifications (TCSS).  

b. All lots to be platted or land to be developed shall be served by an approved means of 
wastewater collection and treatment. The city shall be responsible for determining compliance 
with the city's TCSS and the approved means of wastewater collection and treatment. The 
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applicant may propose and the city may require the phasing of development and/or 
improvements in order to maintain adequate wastewater capacity. It shall be the responsibility of 
the subdivider to extend the central wastewater main through the entire public or private street 
frontage or through the platted or developed subdivision or lot in order to allow for the 
continuation and extension of public services in order to accommodate growth. 

f. Water 
a. All water facilities shall be designed and constructed in accordance with the requirements of this 

chapter, the city's water master plan and the city's Technical Construction Standards and 
Specifications (TCSS).  

b. All lots to be platted or land to be developed shall be connected to an approved water system 
which has capacity to provide water for domestic use and emergency purposes, including 
adequate fire suppression. The applicant may propose and the city may require the phasing of 
development and/or improvements in order to maintain adequate water capacity. It shall be the 
responsibility of the subdivider to extend the central water main through the entire public or 
private street frontage or through the platted or developed subdivision or lot in order to allow for 
the continuation and extension of public services in order to accommodate growth. 

g. Parks and Open Spaces 
a. Need and purpose. This section will insure the provision of adequate park and recreational areas 

that are needed for healthy residential neighborhoods within the city. Neighborhood park 
facilities that are close to each home and are developed to allow full recreational fulfillment are 
vital to the health and welfare of each and every citizen within the city. New residential 
development or an increase in density by redevelopment in existing neighborhoods creates the 
need for additional park and recreation facilities. This policy governs all park dedication and 
improvement requirements for subdividers who are required to file a pre-application. Proposal or 
plat application under this section. This policy also provides for needed land acquisition for parks 
that serve new residential development or an increase in density by redevelopment in existing 
neighborhoods. The city has developed and adopted general planning standards for parks that 
are included within the city's master park, recreation and open space plan.  

b. Planning. 
i. The city will require residential subdividers to dedicate land and recreation 

improvements for parks or pay a fee in lieu thereof as a condition of the platting process, 
just as land for streets, alleys, utility easements and other improvements directly 
attributable to the development of a new residential neighborhood are dedicated. The 
development review committee and subdivider will negotiate a combination of fees and 
park land dedication or cash-in-lieu thereof that satisfies the requirements of this 
chapter. Terms of this negotiation will be presented to the planning and zoning 
commission for recommendation and ultimately to the city council for approval.  

ii. The overall program and full implementation of this section (Park dedication policy) shall 
generally follow the city's master park, recreation and open space plan. The 
development review committee may develop implementation guidelines to insure the 
fair and objective application of this park dedication policy.  

iii. Where recreation facilities are built for the residents of a subdivision development, a 
credit may be given to the subdivider for all or a portion of the land dedication (or fee-
in-lieu thereof) and the park development fee based on the value of the developed park 
(see development options and credits). At the discretion of the development review 
committee, a credit of up to 100 percent of the total amount of the park development 
fee may be issued.  
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iv. Park infrastructure. The subdivider will bear the cost of all improvements, including 
streets, water, sewer, storm drainage and street frontage directly related to park sites 
between three and 20 acres in size. The subdivider will provide no less than 150 feet of 
street frontage for each three acres of park land. The required frontage can be a 
combination of contiguous park access drives, street frontage or access easements. 
Credit may also be given for access easements that allow access into the park from the 
surrounding neighborhood.  

c. Site selection/characteristics of parks. 
i. In selecting a site for a park, the city will avoid an accumulation of non-contiguous 

parcels of land or an accumulation of land unsuitable for park purposes.  
ii. Parks sites will be selected on the basis of obtaining natural, park-like settings where 

available and will consist of diverse topography and open space suitable for the 
development of recreational facilities.  

iii. If a subdivision cannot provide the minimum three-acre parcel or a smaller parcel which 
can potentially be contiguous to existing or future park parcels, then a fee in lieu of park 
land or a combination of fee and park land dedication will be required at the discretion 
of the development review committee (DRC) during the pre-application proposal 
process.  

iv. Park sites will be located, whenever possible, adjacent to and contiguous with school 
sites and other public or non-profit agency sites in order to make maximum use of 
common public facilities and grounds.  

v. Careful consideration will be given to the need for development of linear parks around 
natural drainage and wooded areas that provide potential recreational uses. Floodplain 
(based upon 100-year storm) and floodway will be accepted for park development in the 
following ratios.  

1. Floodplain and natural drainage areas should not exceed 75 percent of the total 
park site.  

2. At least 50 percent of required dedicated park land should have slopes in range 
of two to five percent, well-drained, and suitable for active use development.  

3. There will be no reduction in credit for dedication of floodplain as compared to 
non-floodplain property, provided the dedication satisfies provisions a. and b. 
above.  

4. When development occurs near a floodway that is designated as part of the 
city's greenbelt/trail system or determined to be suitable for trail development 
by the development coordinator, the subdivider will be required to develop that 
section of the greenbelt/trail system that occurs within his/her development. 
The subdivider will construct the trails and adjacent facilities in accordance with 
planning and development department design criteria and specifications. In 
order to facilitate greenbelt/trail development, the development review 
committee may, at their discretion, credit the subdivider up to 100 percent of 
the required land dedication and development fee. The cost for the trail's 
development will be borne by the subdivider and will not exceed the required 
park development fee.  

5. Proposed park land boundaries of park dedications will provide reasonable 
access to improved street frontage for readily accessible entry into the park 
area by the public.  

d. Land dedication. Any required conveyance of land attributed to a proposed residential 
subdivision/(re)development will be roughly proportionate to the its number of residential units 
and population density.  
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i. Minimum requirement. For each submitted residential subdivision plat, the minimum 
park land dedication requirement is one acre of park land per 25 units, as shown on the 
total build-out for the development (inclusive of all phases). This property is accepted at 
the ratios and specifications as set forth in section 52- 507g(c) (Site selection and 
characteristics of parks). The cash-in-lieu portion of the land dedication is contained 
within the city's adopted fee schedule. The city council may review the cash-in-lieu of 
rate and adjust the rate via adoption of the fee schedule resolution. Existing planned 
development zoning districts establishing pre-approved site layout and geometry (prior 
to the effective date of the ordinance from which this chapter is derived) shall pre-empt 
the requirements set forth herein.  

ii. Where a subdivision plat is submitted indicating multi-family or any type of single-family 
attached (patio home, town home, two-family, duplex, etc.) residential development, 
and a table of information is not provided indicating the number of dwelling units, the 
city may assume the highest density allowed in the zoning classification to be applied to 
the property by which to determine projected population in order to determine park 
dedication policy requirements. It is the responsibility of the applicant to ensure the 
provision of dwelling-unit information.  

iii. All determinations of required land dedication will be based upon review of all pre-
application proposals submitted through the city's planning and development 
department. Failure to indicate proposed park dedications or fee-in-lieu-of dedication on 
the submitted pre-application proposal will be sufficient grounds for the city to reject 
the application, or to deny any concept plan, or plat application. Upon final agreement 
between the DRC and the subdivider regarding mutually acceptable park land, such land 
will be indicated on the revised plat application prior to the DRC comment and plat 
application deadline. Such park property will be conveyed by general or special warranty 
deed before release of the final plat on any or all portions of the subdivision thereof by 
the city for filing in the county plat records. Submission of park dedication documents is 
required for final plat approval. Park dedication documents include, but are not limited 
to:  

1. A metes and bounds description of the park dedication property.  
2. A survey plat of the park property only.  
3. A copy of the subdivider's deed for the property (demonstrating ownership and 

right to dedicate to city).  
4. An environmental statement (ESA Phase 1) that indicates that the park site (or 

the subdivision from which the park is dedicated) is free of environmental 
contamination or hazards.  

5. Documents conveying ownership to the city which may be either:  
a. A special warranty deed and title policy provided by subdivider to city 

insuring the city in an amount equal to the value of the dedicated 
property; or  

b. General warranty deed.  
iv. The city prefers the land required to be conveyed for park dedication to be located 

inside the subdivision development. The city council may alternatively choose to accept 
land conveyed for park dedication at a location outside the subdivision development so 
long as the land is of such proximity to the development so as to serve or benefit the 
neighborhood residents or better further the city's master park plan.  

v. If a replat is filed, the dedication requirements will be controlled by the policy in effect at 
the time of replat. Additional land dedication (or fee in lieu of) will be required if the 
actual density of residential units constructed on the property is greater than the former 
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assumed density or additional requirements are in force as a result of the adoption of 
this policy.  

vi. The city may, at its discretion, proceed to conduct such initial construction inspections, 
environmental tests and surveys on the land and improvements as it may deem 
appropriate, and the subdivider must grant to the city and its agents and employees 
such reasonable access to the land as is necessary to conduct such construction 
inspections, surveys, and tests.  

vii. If the results of such construction inspections, surveys and tests indicate a reasonable 
possibility of construction failure, construction dumping, flawed construction, 
environmental contamination or the presence of environmental hazards, the city may 
require further surveys and tests to be performed at the subdivider's expense as the city 
may deem necessary prior to its acceptance of the dedication and improvements; or in 
the alternative, the subdivider may be required to identify alternative property or pay 
the fees in lieu of such park land dedication.  

e. Payment of fees in lieu of park land dedication. 
i. If the calculation for required park dedication within the proposed subdivision 

development results in less than three acres and/or does not meet site selection criteria 
pursuant to section 52-507 of this policy, the subdivider may pay, and/or the DRC may 
require a fee in lieu of park land dedication.  

ii. All fees collected in lieu of park land will be dedicated for the purpose of providing 
adequate park land or the maintenance or expansion of existing park land proximate to 
the residential subdivision development(s). However, if acquisition and development of 
a park is not achievable within the proposed development the development review 
committee, in its sole discretion, may determine that the park and recreational needs of 
the proposed subdivision development would be better served by the expansion of 
existing park sites located within or near the same neighborhood unit where the 
proposed subdivision development is located.  

iii. The amount of the fee in lieu of park land dedication will be determined by the following 
method:  

1. The amount equal to the fair market value of the required land dedication and, 
if applicable, less a credit for the value of the land actually dedicated for park 
and recreational purposes. The fair market value will be determined by the city 
as determined through independent appraisals of comparable properties.  

2. When the subdivider disagrees with the city's fees, the subdivider at their own 
expense may obtain an appraisal of the property by a State of Texas certified 
real estate appraiser, mutually agreed upon by the city and the subdivider, 
which may be considered by the city in determining fair market value.  

3. If the property was acquired by the subdivider within the last year, the 
subdivider may submit the contract for sale or appraisal documents related to 
the acquisition of the property to be considered by the city in determining fair 
market value.  

iv. All fee payments made in lieu of land dedication in accordance with this policy will be 
pro-rated on a per dwelling unit charge based on the fair market value of the required 
dedication of the land and relative to the number of dwelling units included in the final 
plat submittal. Fees assessed at the time of final plat submittal will be based upon the 
current dedication requirements as listed in the most recent fiscal year's fee schedule for 
park land dedication fees per dwelling unit. That fee will remain unchanged over the life 
of the development.  

f. Open space and park land offsets. 
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i. Should the density caps contained within a given zoning district result in unused acreage 
or "open space" in a development, the additional "space" will offset the corresponding 
amount of park land dedication, providing the land meets the following requirements:  

1. The additional "open space" is suitable to provide useful recreational functions 
such as: Linear destination trails (those trails designed to conduct residents to 
the planned interlinking city wide trail system), connectivity to neighborhood 
facilities including shopping or schools and active park/recreation facilities.  

2. The "open space" meets the requirements listed in section 52-507(c) (Site 
selection and characteristics of parks).  

3. Unless otherwise specified and dedicated as public space on the final plat and 
filed for record, property designated as "open space" is maintained by the 
development through the institution of a home owners association (HOA). This 
maintenance responsibility will be shown on the HOA deeds and covenants, 
and shall be provided to the city at any time upon request.  

g. Park development required. 
i. The subdivider will bear a proportionate share of the cost of improvements of a park 

through payment of a park development fee. Such fee can include the following 
recreational facilities as a minimum configuration for each three acres of park land:  

1. Playground.  
2. Picnic shelter.  
3. Practice baseball/softball field with backstop or soccer field with goals.  
4. Walking trail.  
5. Multi-use slab with weatherproof basketball backboard and goal.  
6. Site grading and preparation.  
7. Turf and vegetation.  
8. Paved parking areas.  

ii. The park development fee is based on the costs incurred to purchase, erect and 
construct the minimal park amenities identified in section 52-507(g)(1), on a three-acre 
tract of park land. This fee will be prorated on a per acre basis according to the park land 
dedication requirements of a particular development. The park development fee may be 
adjusted from time to time based on the annual amount of the change in the Consumer 
Price Index; provided, however, that the city council retains the right to adjust the fee in 
an amount greater than the annual amount of change in the Consumer Price Index. This 
fee will be over and above the amount needed for park land dedication (or cash in lieu 
of) and infrastructure development.  

h. Development options and credits. Subdividers may select option one (1) or two (2) in 
consultation with the development review committee.  

i. If mutually agreed upon by the subdivider and the development review committee, the 
subdivider may choose to develop the park site prior to final plat approval in lieu of 
submitting the park development fee. Should the subdivider choose this option, 
construction of the park will be accomplished pursuant to a three-party "subdivider's 
public improvement agreement" between the subdivider, the city and the contractor 
chosen by the subdivider. The cost paid by the subdivider to provide the park and 
recreation amenities may offset the required subdivider's public improvement 
agreement up to 100 percent. The park development fee will not exceed the estimated 
cost the city would incur to construct similar facilities. Prior to approval of a park 
development agreement, the subdivider must submit a conceptual master plan 
indicating the proposed park facilities and their locations. Upon approval of the 
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proposed park development plan the subdivider may authorize preparation of 
construction documents for park development.  

ii. In the event that the development review committee and the subdivider reach an 
agreement for park development prior to final plat approval, the subdivider will be 
required to submit park development construction plans that conform to planning and 
development department design, construction and specification standards. The planning 
and development department and the public works department will review the 
construction documents for compliance with city park construction requirements. The 
subdivider must allow city inspections of the park improvements. Prior to final plat 
approval the park construction must be approved and accepted by the city; or in the 
alternative;  

iii. The subdivider will pay the required park development fee and the park will be 
scheduled for development by the public works director.  

i. Additional information concerning fees. 
i. All required fees must be paid and received before the recording/filing of the final plat 

(or any portions thereof) in the county plat records.  
ii. All payments made in accordance with this policy will be deposited in a designated fund 

as established by the city. The city will account for all such funds paid with reference to 
each subdivision development. Interest earned on accumulated park acquisition and 
development fees designated for a specific subdivision development will be used for 
additional acquisition and development as described in this policy.  

iii. "Open space" offsets in section 52-507(f) (Open space and park land offsets) do not 
apply to the park development fee. All fees will be based upon the total park land 
provided with a development, whether acquired as "open space" or other dedicated 
park land.  

j. Decision making; appeals. 
i. Unless otherwise provided in this policy, any decision will initially be made by the 

development review committee during the pre-application proposal and/or plat review 
process. The Director of Planning, or his/her designee, will be an integral part of the 
decision-making process for the development review committee on matters regarding 
parks and open space.  

ii. Decisions of the development review committee with regard to this policy may be 
appealed first to the Director of Planning, then to the Parks Board for recommendation, 
then to the city council or final action. 
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Article 6 – Signage 

Section 52.601 – General 

a. Purpose and Intent 
a. The purpose and intent of this chapter is to regulate, control and administer, without reference to 

content, the use of signs within the boundaries of the city and within the city's extraterritorial 
jurisdiction to the extent allowed by law, and to provide for the safety and well-being of the city's 
citizens by providing safe and aesthetically pleasing signage without causing undue hardship or 
burden on businesses. 

b. Applicability 
a. All ordinances adopted by the city regulating the erection, structure, size location, and placement 

of all signs and advertisements shall be and are hereby made applicable to all properties and land 
within the extraterritorial jurisdiction of the city in addition to the corporate and territorial limits 
of the city to the extent that such regulations are applicable to outdoor signs, and the city does 
hereby extend the provisions of said outdoor sign regulatory ordinances to the city's area of 
extraterritorial jurisdiction. 

b. Any sign which did not lawfully exist at the time of adoption of the ordinance from which this 
chapter is derived shall not become or be made legal solely by adoption of said ordinance. Any 
sign or use not specifically permitted is prohibited. 

c. Sign Permits 
a. A sign permit is not included with a building permit. 
b. No person shall erect, install, repair, remodel, expand, or display a sign without first obtaining a 

sign permit as required by this chapter. 
c. No signage other than the main permitted sign shall be painted on or attached to a pole or 

support members of any sign. 
d. Signs Exempt from Permit 

The following signs do not require a permit: 
a. Copy changes and sign face replacement, when no increase in sign area or height is made, for 

signs otherwise allowed under this section, not including changes proposed on a nonconforming 
sign or to modify any sign to an electronic message center, are exempt from the permit 
requirements of this chapter. 

b. Construction signs when placed upon the construction site following the issuance of a building 
permit. 

c. Flags of the United States, state, or any other political subdivision, any flag of a bona fide region, 
fraternal or charitable organizations, and flags of corporations, subdivisions, or community 
associations or organizations. Exemption does not apply to the pole structure that is regulated by 
the associated zoning district.  

d. Memorial plaques, building identification signs, and building cornerstones when cut or carved 
into the masonry surface or when made of noncombustible material and is made an integral part 
of the building or structure. These signs shall not exceed four square feet in area.  

e. On-site directional signs not exceeding four square feet, provided such sign does not contain 
advertising and is not used as such. Directional signs are only permitted behind the property line.  

f. Political signs.  
g. Traffic or other municipally-owned signs, legal notices, danger and such emergency, temporary or 

non-advertising signs as may be approved by the city council or its authorized agent.  
h. Signs on fences or other structures within public parks, signs that are positioned internally within 

public sport fields, and signs prepared by or for the local, state, or federal government, including 
sites or buildings of historical significance. No sign shall be larger than 32 square feet in area.  
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i. Temporary signs advertising garage sales, provided that such signs shall be removed within 72 
hours after posting. No sign shall be affixed to utility poles or street signs.  

j. Window signs. They may be no larger than 20 percent of the total opening.  
k. Wall decorations and works of art that do not include a commercial message or logos. 

Section 52.602 – Administration 

a. Application 
a. An application for a sign permit shall be made in writing upon forms furnished by the building 

department. Such application shall contain the location by street and number of the proposed 
sign structure as well as the name and address of the owner and the sign contractor or erector. 
The Director of Planning or designee may require the filing of plans drawn to scale, building 
materials or other pertinent information where such information is necessary to ensure 
compliance with the sign regulations. 

b. Permit fees will be set by an appropriate fee resolution by the city council, and such permit are 
nonrefundable and nontransferable.  

c. The permit is valid for 60 days from issuance, work must commence before the end of 60 days 
from issuance, and work must be complete 180 days from issuance.  

b. Permit Revocation 
a. The Director of Planning or designee may suspend or revoke any permit issued under the 

provisions of this chapter whenever:  
i. It is determined by the Director of Planning or designee that the permit is issued on the 

basis of incorrect or false information supplied; or  
ii. A sign for which such permit is issued violates any of the provisions of this chapter or 

any other ordinance of the city or laws of the state or the United States.  
iii. Such suspension or revocation shall be effective when communicated in writing to the 

person to whom the permit is issued, the owner of the sign or the owner of the 
premises upon which the sign is located.  

b. The Director of Planning or designee is hereby authorized to withhold issuance of a sign permit to 
any person who has previously failed or refused to pay any fees or costs assessed under 
provisions of this chapter, or who is currently in violation of any provision of a city ordinance, 
until such fees are paid or ordinance violations are abated.  

c. Whenever any work for which a permit is required by this chapter has commenced without first 
obtaining said permit, an administrative review shall be made before a permit may be issued for 
such work. This associated investigation shall have a fee that is provided for in the city's fee 
schedule and will be assessed in addition to any permit fee. 

c. Variances 
a. Any property owner may apply to the board of adjustment of the city to request the board to 

vary any or all terms of these sign regulations. The board may grant a variance to the terms of 
this chapter upon a specific finding from evidence presented to it that strict compliance with the 
provisions of this chapter will result in substantial hardship or inequity to the applicant without 
corresponding benefit to the city and its citizens in accomplishing the objectives of this chapter. 
In no event shall the granting of such a variance permit a sign to be placed in public right-of-way, 
an unsafe sign, a waiver of the permit requirements of this chapter, reconstruction of a 
nonconforming sign, or the placement of a commercial sign in a residential zone. Notice of a 
public hearing on such application shall be given in the same manner as for a zoning application. 

d. Maintenance, Nuisances, and Violations 
a. All signs shall be kept in a proper state of repair and preservation. It is a violation of this chapter 

to keep or allow to be kept any sign in a dilapidated or deteriorated condition.  
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b. All signs and sign structures shall comply with the minimum standards established by the building 
codes of the city, as amended, unless standards described in this chapter are more restrictive, 
then in such an event the provisions of this chapter shall apply.  

c. If the Director of Planning or designee shall determine that any sign is unsafe, unsecure or is a 
public nuisance, the Director of Planning or designee shall give written notice to the permittee, 
owner and person or persons responsible for such sign. If the permittee, owner, or person 
responsible for such sign or the owner, manager, occupant, agent or person having beneficial use 
of the property or structure upon which such sign is mounted or located fails to remove or repair 
the sign within ten days after such notice, such sign shall constitute a public nuisance and any and 
all of such persons shall be in violation of this chapter and subject to prosecution. The Director of 
Planning or designee may cause any sign which is an immediate safety hazard to persons to be 
removed summarily and without notice.  

d. Any sign found on public property or within the public right-of-way and not authorized by this 
chapter may be immediately removed by any city employee or designee. 
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Section 52.603 – Permitted 

a. Monument 
Single Tenant 

Maximum Height 10 ft  
Size 1 sq. ft. per 50 sq. ft. of 

total building space 
Maximum Size 120 sq. ft. 
Maximum number 
of signs 

One (1) 

Base of Sign 20% of entire sign area 
Main Sign Support 
Structure 

Shall not be visible 

Material of Sign Natural stone, brick, 
poured-in-place 
decorative concrete, or 
stucco covered concrete 

Placement of sign:   
        Front 5 ft 
        Side 25 ft 
Minimum 
proximity to other 
signs 

50 ft 

Outside of any required POSE (public open space easement) visibility triangle. 
When a monument sign is situated within an island or a driveway location at the entryway of a 
development where vehicular driving land is located on one or more frontages. 
Illumination: All monument signs may be either internally illuminated or externally illuminated. If 
illuminated internally, only the sign face may be illuminated. If illuminated externally, the light shall only 
illuminate the sign face. No glare or over wash shall be permitted from this type of lighting. 
Special requirements: All proposed monument signs must have an approved site plan before building 
permit will be issued. 
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Multi-tenant 
Maximum Height 15 ft  
Size 1 sq. ft. per 40 sq. ft. of total 

building space 
Maximum Size 180 sq. ft. 
Maximum number of 
signs 

One (1) 

Base of Sign 20% of entire sign area 
Main Sign Support 
Structure 

Shall not be visible 

Material of Sign Natural stone, brick, 
poured-in-place decorative 
concrete, or stucco covered 
concrete 

Placement of sign:   
        Front 5 ft 
        Side 25 ft 
Minimum proximity 
to other signs 

50 ft 

Outside of any required POSE (public open space easement) visibility triangle. 
When a monument sign is situated within an island or a driveway location at the entryway of a 
development where vehicular driving land is located on one or more frontages. 
Illumination: All monument signs may be either internally illuminated or externally illuminated. If 
illuminated internally, only the sign face may be illuminated. If illuminated externally, the light shall only 
illuminate the sign face. No glare or over wash shall be permitted from this type of lighting. 
Special requirements: All proposed monument signs must have an approved site plan before building 
permit will be issued. 
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b. Wall 
Wall Signs 

Maximum Height 6 ft 

 

Size 1 sq. ft. per 1 linear ft. 
of building width 

Maximum Size 200 sq. ft. 

Projection: No wall sign may project more than one foot from the wall from which it is affixed. No wall sign 
may project into, over or otherwise encroach upon a public right-of-way or above the top of the wall or be 
placed on the roof. No sign shall cover, wholly or partially, any wall opening. 
Illumination: Wall signage shall consist of only internally illuminated face lit channel letters, reverse channel 
lit letters. Internally illuminated signs shall have an opaque background with only letters and logo 
illuminated. 

 

Awning: Awning signs may project from the wall of the building to protect the main entrance. 
Minimum 
Height 

8 ft above ground surface. 

 

Size 1 sq. ft. per 1 linear ft. of 
building width 

Maximum Size 200 sq. ft. 

Projection: Shall not project more than five feet into the public right-of-way and shall project no closer than 
two feet from the face of the curb line. 
Signs on awnings shall count towards the total of the maximum size of the total wall size limit. 
Projection of sign on awning: Shall be no larger than three feet from the front or side of the awning. No 
projection of the awning shall be closer than two feet from the curb and may be no lower than the 
minimum height of the awning. 
Illumination: The projected sign will be internally illuminated if illuminated. 
Special requirements: All proposed awnings and associated signage must have an approved site plan before 
building permit will be issued. 
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Canopy: Canopies may be freestanding or supported independently by columns and subject to the 
following: 
Maximum Height 18 ft 

 

Minimum Height 14 ft 
Size 1 sq. ft. per 1 linear ft. of 

building width 
Maximum Size 200 sq. ft. 

Projection: No sign shall project more than two feet from end of canopy. There shall be no overlap of 
signage from the bottom or top of the canopy. 
Signs on canopy: There may be three company logos placed on the two sides of the canopy and one logo 
sign on the front. Direction of the canopy is determined by the front property line. The signs may each be a 
total of 16 square feet. One fuel price sign shall be permitted on the two end sides of canopy. One fuel 
price sign shall be permitted on the front side determined by the lot frontage. The three fuel signs may be 
16 square feet each and be an electronic message center (EMC) type sign. 
Monument sign: There shall be one single-tenant monument sign permitted per property. It shall comply 
with all standards set forth in this chapter. 
Illumination: All attached canopy signs shall be either backlit or canister illuminated. Except that the fuel 
price signs may be EMC signs. 
Special requirements: All proposed canopies and associated signage must have an approved site plan 
before building permit will be issued. 

 

c. Banners 
Temporary Commercial Signage  
Maximum Size  15 square feet in area. 

 

Time Limit Banners shall be limited to 
30 consecutive days. 

Single Use Occupancy One banner limit. 
Multi-use Occupancy One banner per occupied 

store frontage.  
Illumination None. 

Special regulations:  
        No banners shall be hung over public roads or encroach into public right-of-way. 
        Banners promoting a business must be attached to and parallel with wall on the primary front 
entrance. 
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d. Old Town 
Size 1 sq. ft. per 1 linear ft. 

of building width 

 

Painted Signs and 
Murals 

Allowed as wall signs 

Projecting Signs Allowed to project two 
feet from building.  

Roof Signs  Allowed with 
engineered plans. 

Maximum Size 200 sq ft. or up to 50% 
of the non-front wall.  

Special Regulations:  
Illumination: All signage shall consist of only internally illuminated face lit channel letters, reverse 
channel lit letters. Internally illuminated signs shall have an opaque background with only letters and 
logo illuminated. 
All proposed projecting signs must have an approved site plan before building permit will be issued. 

 
e. Temporary 

a. One temporary, unlit sign may be placed on an individually platted residential lot provided the 
following conditions are met: 

i. The sign shall not exceed eight square feet in area;  
ii. The sign shall be removed within one week following the close of sale or lease of the lot;  

iii. The lot must be part of a subdivision for which a final plat shall have been filed and 
recorded with the county; and  

iv. The subdivision and its public improvements and infrastructure shall have been accepted 
by the city. 

b. For any residential subdivisions under construction, only four temporary unlit signs shall be 
permitted within the city provided the following conditions are met: 

i. One sign is permitted onsite in the subdivision during the construction phase and three 
additional signs are permitted in other legal locations throughout the city; 

ii. Only one sign is permitted per major existing street frontage; 
iii. Only one sign is permitted on any one lot or tract of land. There does not have to be a 

main structure on the lot or tract of land; 
iv. Such sign shall be placed within the property lines of the lot or tract; 
v. Such sign shall be located behind a 25-foot visibility triangle only after a final plat of the 

development shall have been filed and recorded with the county; 
vi. Such sign shall not exceed 15 feet in height or 100 square feet in area; and 

vii. All signs shall be removed when construction on all phases in the subdivision are 
complete. 

c. On any undeveloped property or tract of land, only one temporary unlit sign shall be allowed, 
provided the following conditions are met: 

i. Only one sign is permitted for any one lot and tract of land. There does not have to be a 
main structure on the lot or tract of land; 

ii. Such sign shall be placed within the property lines of the lot or tract; 
iii. Such sign shall be located behind a 25-foot visibility triangle; 
iv. Such sign shall not exceed 15 feet in height and 100 square feet in area; and 
v. Such sign shall be removed within one week following the close of sale or lease of land. 
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Section 52.604 – Prohibited and Nonconforming 

a. Prohibited 
All signs not expressly permitted or exempt from this chapter are prohibited. The following signs are 
prohibited in the city and the city's extraterritorial jurisdiction (ETJ): 

a. Any sign erected in a manner that would confuse or obstruct the view or interpretation of any 
official traffic sign, signal or device; 

b. Portable signs, inflatable signs, free-standing light poles, streamers, pennants, ribbons, spinners, 
search lights, and other such temporary signs, except that are allowed in this chapter; 

c. Snipe signs or any advertising sign placed on a utility pole, rock, tree or other natural features; 
d. Off-premises signs or billboards; 
e. Wind devices; 
f. A parked motor vehicle and/or trailer used as an advertisement, except signage on delivery 

vehicles; 
g. Spectacular signs and signs which emit audible sound, odor, or visible matter; and 
h. Signs on the right-of-way of a road or highway maintained by the city. 
i. Electronic message center or digital message boards. Electronic message boards are prohibited 

and shall not be allowed within the City of Justin or its ETJ area. Electronic message board signs 
that are in place as of the effective date of the ordinance from which this chapter is derived shall 
be classified as non-conforming and subject to the provisions and requirements of section 
52.602-d. 

b. Nonconforming 
a. Nonconforming signs are signs which were lawfully approved prior to the effective date of the 

ordinance from which this chapter is derived; but which are no longer in compliance with the sign 
regulations currently in effect.  

b. It is the declared purpose of this chapter that nonconforming signs be eventually discontinued 
and the use of the premises be required to conform to the regulations prescribed by this chapter.  

c. A nonconforming sign may be used and maintained in good repair, but it shall not be altered, 
remodeled, or enlarged.  

d. The right to use or maintain a nonconforming sign shall cease and such use shall be terminated if:  
i. The sign is altered, remodeled, removed, or enlarged, regardless of whether such 

alteration, remodel, removal or enlargement was necessitated by right-of-way 
acquisition by a governmental agency;  

ii. The sign or structure is replaced;  
iii. The sign is relocated;  
iv. The sign identifies a business, person or activity that has ceased to operate on the 

premises on which the sign is located for a period of one year or;  
v. The premises on which the sign is located is leased and two years have passed since the 

most recent tenant has ceased to operate on the premises; or  
vi. The sign or a substantial part of it is blown down or otherwise destroyed or dismantled 

for any purpose other than maintenance operations or for changing the letters, symbols, 
or other matter on the sign. The term "substantial part" shall mean the cost of repairing 
the sign is more than 60 percent of the cost of erecting a new sign of the same type at 
the same location. 

c. Digital Billboards 
a. Digital billboard requirements. Digital billboard signs shall be reviewed and approved, at a duly 

noticed public hearing in accordance with section 52-201 and notification to surrounding 
property owner, by the planning and zoning commission prior to the issuance of a building 
permit. 
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i. A building permit and permit fee are required for all digital billboards. Building permit 
shall include but not be limited to: Plans for electrical, structural, soils reports, erosion 
controls pre-construction, construction and post-construction conditions, wind shear 
conditions, or drainage as may be specified by the city. 

b. Digital billboards. With approval by the planning and zoning commission, an existing legal 
nonconforming off-premise billboard signs located on lots having frontage on a state highway, 
farm-to-market roadway or a tollway may be converted to digital billboards under the following 
conditions: 

i. Each message shall be displayed for at least eight seconds and a change of message shall 
be accomplished within two seconds or less. 

ii. Transitions between the display of a message, content, and/or image shall be immediate 
only and shall occur simultaneously on the entire sign face. 

iii. No display shall include animation, full motion video, blinking, flashing, dissolving or 
fading images, moving light, scrolling images or text, nor shall it project a static image 
upon a stationary object. 

iv. The display of message, content, and/or image shall be visible only from one direction of 
traffic travel per sign face on the primary roadway to which the sign is designed to be 
read. 

v. No portion of a digital billboard shall project into a dedicated utility easement or be 
closer than five feet to a federal, state, or local right-of-way at the time of initial 
construction. 

vi. The main support structure shall have a decorative finish consisting of brick, stone, or 
other approved masonry finish materials. The use of EIFS shall not constitute an 
approved finish material. 

vii. A minimum spacing of 1,500 feet distance shall be required between one digital 
billboard and any other digital or conventional billboard on the same roadway. The 
planning and zoning commission is authorized to grant variances to the minimum 
spacing requirements provided that no variance violates the Highway Beautification Act 
of 1965.  

viii. A digital billboard shall have a default mechanism built in to either turn the display off or 
show "full black" on the display in the event of a malfunction.  

ix. The display may not display light of such intensity or brilliance to cause glare or 
otherwise impair the vision of the driver, or results in a nuisance to the driver.  

x. A digital billboard shall be equipped with both a dimmer control and a photocell, which 
automatically adjusts the display's intensity according to natural ambient light 
conditions. The brightness of the display shall not exceed 0.3 foot-candles over ambient 
light measurement at a distance of 250 feet from the sign.  

c. Upon notification, the sign operators shall coordinate with city staff to display emergency 
information critical to the traveling public, such as but not limited to AMBER ALERTS from a 
National Center for Missing and Exploited Children (NCMEC) authorized source, Homeland 
Security, and other alerts involving terrorist attacks, and natural disasters. Emergency messages 
are to remain in the display's rotation according to the designated issuing agency's protocols until 
further notified.  

d. The owner of a digital billboard shall provide contact information for a person who is available to 
be contacted at any time and is able to turn off the sign promptly after malfunction occurs or 
reduce the intensity of the sign within 12 hours of a request by the Director of Planning or 
designee or the Texas Department of Transportation to a level acceptable to the city.  

e. A digital billboard or its message, content and/or image shall not be configured to resemble a 
warning or danger signal or cause a driver to mistake it for a warning or danger signal.  
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f. A digital billboard or its message, content and/or image shall not resemble or simulate any lights 
of official signage used to control traffic in accordance with the currently adopted edition of the 
TXDOT manual on Uniform Traffic Control Devices.  

g. Prohibitions. A digital billboard shall not:  
i. Be allowed within 250 feet of single-family residential, single-family planned or multi-

family residential developments.  
ii. Exceed 672 feet in total display area.  

iii. Electronic message board and billboard signs that are in place as of the effective date of 
the ordinance from which this chapter is derived shall be classified as non-conforming 
and subject to the provisions and requirements of section 36-23.  

h. Conversion of an existing billboard. In cases where a conventional billboard is converted to a 
digital billboard of larger size, the net area increase of the proposed digital billboard display must 
be physically removed from other conventional billboards located within the city and under the 
same ownership or control as the owner proposing the conversion. Once an inventory of all 
billboards within the city is submitted, the owner may choose which specific conventional 
billboard face(s) are to be removed in exchange for the net area increase caused by the digital 
sign conversion. The square footage can be accumulated by the surrendering of smaller 
conventional billboard face(s) as long as the aggregate amount removed equals or exceeds the 
area increase caused by the conversion.  

i. Removal of an existing billboard. A demolition permit application and permit fee shall be required 
in order to remove an existing billboard.  

j. Appeals. The decision of the planning and zoning commission is final, unless an appeal is filed in 
writing within ten days after the commission's decision. An applicant may appeal a commission 
decision to the city council. An appeal shall be filed with city development services department 
and a fee paid for processing an appeal for city council consideration. 
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Article 8 - Annexations and Extraterritorial Jurisdiction 

Section 52.801 – Annexations 

a. Annexations shall be compliant with all regulations and notices from Chapter 43 of the 
Texas Local Government Code.  

b. Zoning for newly annexed areas of the city shall follow section 52.307 for classification of 
zoning district and allowable uses.  

Section 52.802 – Extraterritorial Jurisdiction 

a. Authority of extraterritorial jurisdiction of the city is derived from Chapter 42 of the Texas 
Local Government Code.  

b. Land located in the extraterritorial jurisdiction of the City is subject to the terms and 
standards of Article 5 – Subdivision Regulations. 

c. Land, any portion of which is located within 500 feet of the corporate boundaries of the City 
and within the City’s official extraterritorial jurisdiction, shall not be platted until such time 
as a petition for annexation has been submitted by the owner of record. 
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Appendix A - Definitions 

Section 52.901 Definitions 

a. The following words, terms and phrases, when used in this chapter, shall have the meanings 
ascribed to them in this section, except where the context clearly indicates a different 
meaning: 

Definitions 
Absolute 
Photometry 

Photometric measurements (usually of a solid-state luminaire) that directly 
measures the footprint of the luminaire. 

Accessory 
Building 

A subordinate detached building, located on the same lot as the main 
building. Accessory buildings may include garages, home workshops, tool 
houses, pool houses, storage sheds, etc. 

Accessory Use A use customarily incidental and subordinate to the principal use of land or 
building(s) and located upon the same lot. 

Addition, 
Building 

An improvement that increases the square footage of a structure. These 
include lateral additions added to the side or rear of a structure, vertical 
additions added on top of a structure and enclosures added underneath a 
structure. 

Addition, Plat One lot, tract or parcel of land lying within the corporate boundaries of the 
city which is intended for the purpose of development. 

Administrative 
Officer 

Any office referred to in this chapter, or ordinance, by title, i.e., city manager, 
city attorney, city secretary, city planner, development coordinator, city 
engineer, director of public works, etc., shall be the person so retained in this 
position by the city, or the duly authorized representative as deemed 
appropriate by the city. 

Alley A minor public right-of-way not intended to provide the primary means of 
access to abutting lots, which is used primarily for vehicular service access 
to the back or sides of properties otherwise abutting on a street. 

Alter To change the size, shape, outlines, configuration, intent, location or type of 
sign. 

Amended or 
Amending Plat 

A revised plat correcting errors or making minor changes to the original 
recorded final plat as described in Chapter 212.016 Amending Plat of the 
Texas Local Government Code, as amended. 

Amenity An improvement to be dedicated to the public or the common ownership of 
the lot owners of the subdivision and providing an aesthetic, recreational or 
other benefit, other than those prescribed by this chapter. 

Amusement, 
Indoor 

An enterprise that is wholly enclosed within a building and provides 
activities, services and/or instruction for the entertainment of customers or 
members. Uses may include, but are not limited to, the following: bowling 
alley, ice skating rink, martial arts club, racquetball/handball club, indoor 
tennis courts/club, indoor swimming pool, and other similar types of uses. 
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Amusement, 
Outdoor 

An enterprise offering entertainment and/or games of skill to the general 
public for a fee wherein any portion of the activity takes place outdoors and 
including, but not limited to, a golf driving range, archery range, miniature golf 
course, batting cages, go-cart tracks, amusement parks, and other similar 
types of uses. 

Animation The presentation of pictorials or graphics in a progression of frames which 
give the illusion of motion, including moving objects, moving patterns or 
bands of light, or expanding or contracting shapes. 

Apartment A room or suite or rooms in a building arranged, designed, or occupied as the 
residence by a single family, individual, or group of individuals. 

Architectural 
Lighting 

Lighting designed to reveal architectural beauty, shape and/or form and for 
which lighting for any other purpose is incidental. 

Assisted Living 
Facility 

An establishment that furnishes, in one or more facilities, food and shelter to 
four or more persons who are unrelated to the proprietor of the 
establishment; and provides personal care services; and in addition, 
provides minor treatment under the direction and supervision of the 
resident's attending physician licensed by the Texas State Board of Medical 
Examiners, or services which meet some need beyond basic provision of 
food, shelter, and laundry. Incidental uses and/or services may include 
protective supervision, personal care, social and recreational services, 
transportation services, private or common kitchen/dining facilities, so long 
as such services are provided to residents only. 

Astronomic 
Time Switch 

An automatic lighting control device that switches outdoor lighting relative to 
time of solar day with time of year correction. 

Automobile 
Sales 

An open area or lot used for the display or sale of automobiles, where no 
repair work is done except minor reconditioning of the cars to be displayed 
and sold on the premises, and no dismantling of cars or sale or keeping of 
used car parts or junk on the premises. 

Awning An architectural projection designed to provide weather protection, 
identification or decoration, and supported by the structure to which it is 
attached. An awning is comprised of a frame over which is placed a cover of 
fabric or other materials. 

Backlight For an exterior luminaire, lumens emitted in the quarter sphere below 
horizontal and in the opposite direction of the intended orientation 
of the luminaire. For luminaires with symmetric distribution, backlight will be 
the same as front light. 

Basement A story below the first story is defined under story counted as a story for 
height regulations if subdivided and used for dwelling purposes. 

Bed and 
Breakfast 

A residence where one or more rooms are leased on an overnight basis for 
accommodations for profit. A bed and breakfast is an accessory use to a 
residence and the owner of the property must also be the operator of the bed 
and breakfast establishment. 

Block, Plat A method for locating and identifying a parcel of land. 
Block, Plan A piece or parcel of land entirely surrounded by public highways or streets, 

other than alleys. In cases where the platting is incomplete or disconnected, 
the Director of Planning shall determine the outline of the block. 

Page 181 of 214



Draft

 
 

 
 

Page 160 of 178 

Block, Length Distance of a block face measured along the centerline of a right-of-way 
from one street intersection to another or to the midpoint of a cul-de-sac or 
to a 90-degree turn. 

Boardinghouse A house where you can pay to stay and receive meals. 
Bond Any form of a surety guarantee in an amount and form satisfactory to the city. 
Breezeway A covered passage one story in height and six feet or more in width 

connecting a main structure and an accessory building. A breezeway shall be 
considered and accessory building. 

Buffer Yard A unit of land, together with a specified amount of planting thereon, and any 
structures, which may be required between, land uses to eliminate or 
minimize conflicts between them. 

BUG A luminaire classification system that classifies backlight (B), uplight (U) and 
glare (G). 

Building Any structure with a roof and walls. 
Building, Front One side of a structure through which the majority of customers, patrons or 

visitors enter the structure. 
Building, Height The vertical distance measured from the highest of the following three levels:  

(1) From the street curb level;  
(2) From the established or mean street grade incase the curb has not 

been constructed;  
(3) From the average finished ground level adjoining the building if it sets 

back from the street line;  
to the level of the highest point of the roof beams of flat roofs or roof inclining 
not more than one inch to the foot, or to the mean height level of the top of 
the main plates and highest ridge for other roofs.  

Building, 
line/setback 

A line within a property defining that point beyond which no part of a primary 
building or structure shall project. The minimum horizontal distance a 
structure must be from a property line. 

Building Official The development services department of the city or the building official of 
the city or the building official's authorized representative. 

Building, Site A piece of land on which a house or other building is being built. 
Business Local retail, commercial, industrial, and manufacturing uses and districts as 

herein defined. 
Caliper The diameter of the trunk measured thee (3) feet above ground level. 
Canopy A covered, unconditioned structure with at least one side open for 

pedestrian and/or vehicular access. (An unconditioned structure is one that 
may be open to the elements and has no heat or air conditioning.) 

Canopy Trees A perennial woody plant, single or multiple trunk, contributing to the 
uppermost spreading branch layer of a forest and may be commonly referred 
to as shade trees. 

Capital 
Improvement 
Program 

The official proposed schedule of all future public projects listed together 
with cost estimates and the anticipated means of financing each project, as 
adopted by city council. 
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Care Facility An institutional use of a building or property whereby a publicly or privately 
funded program enables persons to receive medical, psychological, 
emotional or other rehabilitative care as an outpatient or live-in member. 

Carport A structure designed or used to shelter vehicles. 
Cellar A portion of a building between floor and ceiling which is partly below and 

partly above grade but so located that the vertical distance from grade to the 
floor below is greater than the vertical distance from grade to ceiling. 

City City of Justin, Texas, together with all its governing and operating bodies. 
 

City Council Duly elected governing body of the City of Justin, Texas. 

City Engineer A registered professional engineer or firm of registered professional 
consulting engineers that has been specifically employed by the city. 

City Manager The person holding the position of city manager as appointed by the city 
council according to the City Charter. 

Clinic Offices for one or more physicians, surgeons, or dentists engaged in treating 
the sick or injured, but not including rooms of the abiding of patients. 

Clothing/ 
Apparel Sales, 
Used 

A retail establishment in which the majority of the sales, at least 51 percent 
of all items, are used goods. 

Common 
Outdoor Areas 

One or more of the following: a parking lot; a parking; a common entrance or 
public space structure or covered vehicular entrance shared by all 
occupants of the domiciles. 

Community 
Center 

A building dedicated to social or recreational activities serving the city or a 
neighborhood and owned and operated by the city, or by a non-profit 
organization dedicated to promoting the health, safety, morals or general 
welfare of the city. 

Community 
Home 

A place where not more than six physically or mentally impaired or 
handicapped persons are provided room and board, as well as supervised 
care and rehabilitation by not more than two persons as licensed by the 
Texas Department of Health and Human Services. 

Comprehensive 
Plan 

Policies in graphic and text form adopted by the city council to govern the 
general location recommended for land uses, transportation routes, public 
and private buildings, streets, alleys, squares, parks, and other public and 
private development and improvements. One plan may cover the entire city 
and all of its functions and services, or the comprehensive plan may consist 
of a combination of plans governing specific geographic areas which 
together cover the entire city and all of its functions and services. The term 
"comprehensive plan" includes, but is not limited to, the city zoning 
regulations, the land use plan, thoroughfare plan, and floodplain map. The 
city's comprehensive plan is on file in the office of the city secretary. 

Concept Plan A sketch drawing of initial development ideas superimposed on a 
topographic map to indicate generally the plan of development and to serve 
as a working base for noting and incorporating suggestions of the 
development review committee and development coordinator, planning and 
zoning commission, engineer, or others who are consulted prior to the 
preparation of the preliminary plat. 
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Construction 
Plan or Drawing 

The maps or drawings accompanying a plat and showing the specific 
location and design of public improvements to be installed in the subdivision 
or addition in accordance with the requirements of the city as a condition of 
the approval of the plat. 

Contiguous Lots At least one boundary line of one lot touches a boundary line or lines of 
another lot. 

Continuing Care 
Retirement 
Community 

A housing development designed to provide a full range of accommodations 
for older adults (55 years of age or older), including independent living, 
assisted living and skilled full-time nursing or medical care. Residents may 
move from one level to another as their needs change. 

Convalescent 
Home 

Any structure used for or occupied by persons recovering from illness or 
suffering from the infirmities of old age. 

Court An open unoccupied space other than a yard, on the same lot with a building 
and which is bounded on three or more sides by the building. 

Cul-de-sac A street having but one outlet to another street and terminated on the 
opposite end by a vehicular turnaround. 

Curfew A time defined by the authority when outdoor lighting is reduced or 
extinguished. 

Day Nursery A place where children are left for care a part of the 24 hours of the day. 
Dead End Street A street, other than a cul-de-sac, with only one outlet. 
Development 
Review 
Committee 

The committee responsible for reviewing land studies, drainage plans, 
vacations, concept plans, draft plats, pre-application proposals, plats, 
preliminary engineering design plans and any other items deemed necessary 
which are associated with development. Typically, the DRC is composed of 
city planner, city engineer, director of public works, and the city manager or 
their designee. The city manager and city council may adjust the 
composition of the DRC or overrule the DRC in all matters not in violation of 
law. 

Dilapidated or 
Deteriorated 

That condition as determined by the development services department or 
any appointed representative that the structural support is visibly bent, 
broken, dented or torn, or in the case of wood or similar products, splintered 
in such a way as to constitute an unsightly or harmful condition; or where the 
message or wording is faded or can no longer be clearly read; or where any 
part of the sign is not in compliance with the requirements of the building, 
electrical or other model codes currently adopted by the city; or where any 
part of the sign is not in compliance with the requirements of the building, 
electrical or other model codes currently adopted by the city; or where a sign 
or its elements are twisted or leaning or are at another angle other than those 
at which it was originally constructed (such as may result from being blown 
by the wind or from the failure of a structural support) as determined by the 
development services department or any appointed representative. 

District A section of the city for which the regulations governing the area, height, or 
use of buildings are uniform for each type and class of structure. 
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Drainage Plan A general plan for handling the storm water affecting property proposed for 
development. The drainage plan shall show how and where water will be 
received from adjacent higher areas; how and where it will be collected and 
handled within the property; and how and where it will be discharged to a 
recognized drainage way in a lower area. The plan shall deal with individual 
watershed areas as necessary; show the proposed phasing of development 
and attendant phasing of drainage improvements; describe any unusual 
water features anticipated; provide topographic, physical and geographical 
information; and form the basis for subsequent review of design plans 
submitted for property to be final platted. 

Dwelling An attached or detached building arranged, intended, or designed for 
residential occupancy. 

Dwelling, Multi-
unit 

A development type that includes multiple dwellings but not more than four 
4) per lot. 

Easement An area for restricted use on private property upon which a public entity or 
utility shall have the right to remove and keep removed all or part of any 
buildings, fences, trees, shrubs, or other improvements or growths which in 
any way endanger or interfere with the construction, maintenance, or 
efficiency of its respective systems on or under any of these easements. The 
public entity or utility shall at all times have the right of ingress and egress to 
and from and upon the said easements for the purpose of construction, 
reconstructing, inspecting, patrolling, maintaining, and adding to or 
removing all or part of its respective systems without the necessity at any 
time of procuring the permission of anyone. 

Efficiency An apartment having a combination living and bedroom (no separate 
bedroom). 

Emergency 
Conditions 

Generally, lighting that is only energized during an emergency; lighting fed 
from a backup power source; or lighting for illuminating the path of egress 
solely during a fire or other emergency situation; or, lighting for security 
purposes used solely during an alarm. 

Enhanced 
Pavement 

Any permeable or impermeable decorative pavement material intended for 
pedestrian or vehicular use. Enhanced pavement includes brick or stone 
pavers, grass pavers and stamped or stained concrete. 

Erect To build, construct, attach, hang, place, suspend or affix a sign, including the 
painting of signs on the exterior surface of a building or structure or on the 
exterior or interior surface of a window. 

Escrow A deposit of cash with the city in accordance with city policies. 
Exaction 
Requirement 

A requirement imposed as a condition for approval of a plat, preliminary plat, 
building permit, planned development district or other development permit 
application to:  
1. Dedicate an interest in land for a public infrastructure improvement;  
2. Construct a public infrastructure improvement; or  
3. Pay a fee in lieu of constructing a public infrastructure improvement. 

Facilities or 
Improvements, 
Off-site 

Facilities or improvements required for service to the site but not located 
within the boundaries of the plat. 
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Facilities or 
Improvements, 
On-site 

Existing or proposed facilities or improvements constructed within the 
property boundaries of the plat. On-site shall also mean those existing or 
proposed facilities required to be constructed or improved immediately 
adjacent to the property which are required to serve the development. These 
include streets, water lines, sewer lines, storm drainage, curb and gutter, and 
any other construction or reconstruction to serve the property. 

Farm or Ranch A tract of land primarily used for agriculture. 
Field Office Structure conforming to the uniform code used in conjunction with 

construction work accessory and incidental to the construction work 
accessory and incidental to the construction of a permanent structure which 
the permanent structure this Code and state and federal law. The temporary 
structure may be permitted by the building official at the time the permit is 
granted for the permanent structure and the temporary structure shall be 
completely removed at the time of occupancy of the permanent structure. 

Filing Date The point in time where the subdivider has provided corrected land studies, 
drainage plans, vacations, concept plans, draft plats, pre-application 
proposals, preliminary engineering or other items with all fees paid to the 
satisfaction of the DRC and in compliance with state law and this chapter, for 
consideration by the planning and zoning commission at their the next 
available public hearing. See development review committee (DRC) 
comment and plat application deadline. 

Final Plat The one official and authentic map of any given subdivision of land prepared 
from actual field measurement and staking of all identifiable points by a 
surveyor with the subdivision location referenced to a survey corner and all 
boundaries, corners, and curves of the land division sufficiently described so 
that they can be reproduced without additional references. The final plat of 
any lot, tract, or parcel of land shall be recorded in the records of Denton 
County, Texas. An amended plat or replat is also a final plat. 

Floodplain Any land area susceptible to a one percent annual-chance (or susceptible to 
a 100 year frequency storm) of being inundated by flood waters. This 
condition could result from the overflow of inland waters or the unusual and 
rapid accumulation of runoff of surface waters. 

Floodway The stream channel plus that portion of the overbanks that must be kept free 
from buildings, structures, fill or any other encroachment in order to 
discharge the one percent annual-chance flood. 

Floodway Fringe Areas that fall within the 100-year floodplain, but are outside the floodway. 
Development will, by definition, cause no unacceptable increase in the 100-
year frequency flood. 

Floor Area Ratio A numerical value obtained by dividing the sum of the gross horizontal area 
of all floors of a building, including interior balconies and mezzanines, 
measured to the exterior faces of walls, by the total area of the lot, excluding 
streets, alleys, and dedicated drainage ways. 

Floor Space per 
Dwelling Unit 

The total number of square feet of habitable floor space contained within a 
dwelling unit exclusive of porches, breezeways, carports, garages, and 
storage areas not directly accessible from within the dwelling unit. 
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Footcandle The unit of measure expressing the quantity of light received on a surface. 
One footcandle is the illuminance produced by a candle on a surface one-
foot square from a distance of one foot. 

Forward Light For an exterior luminaire, lumens emitted in the quarter sphere below 
horizontal and in the direction of the intended orientation of the luminaire. 

Fully Shielded 
Luminaire 

A luminaire constructed and installed in such a manner that all light emitted 
by the luminaire, either directly from the lamp or a diffusing element, or 
indirectly by reflection or re- fraction from any part of the luminaire, is 
projected below the horizontal plane through the luminaire's lowest light-
emitting part. 

Garage, Repair An auto repair garage is a building or portion thereof whose principal use is 
for the repair, servicing, equipping, or maintenance of motor vehicles or 
motor vehicle components, including engines, radiators, starters, 
transmissions, brakes, tires and wheels, seats and similar components. 

Garage, Private Interior or space in building for the storage of an automobile and separate 
indoor or outdoor entrance to building.  

Garage, Public A building or portion thereof, designed or used for the storage, sale, hiring, 
care or repair of motor vehicles, which is operated for commercial purposes. 

Garage, Storage A building or portion thereof, other than a private garage, used exclusively for 
parking or storage of self-propelled vehicles, but with no other services 
provided except facilities for washing and normal maintenance. 

Glare An effect created when an illumination source shines with sufficient 
brightness to cause discomfort, distract attention, or lead to the reduction or 
loss of visibility or visual function of the public. 

Gross Floor Area The gross floor space of an apartment house shall be measured by taking the 
outside dimension of the apartment building at each floor level, excluding, 
however, the floor area of basements or attics not used for residential 
purposes. 

Ground Cover Low growing, dense spreading plants typically planted from containers. 
Hardscape Permanent hardscape improvements to the site including parking lots, 

drives, entrances, curbs, ramps, stairs, steps, medians, walkways and non-
vegetated landscaping that is 10 feet or less in width. Materials may include 
concrete, asphalt, stone, gravel, etc. 

Hardscape Area The area measured in square feet of all hardscapes. It is used to calculate 
the Total Site Lumen Limit in both the Prescriptive Method and Performance 
Methods. 

Hardscape 
Perimeter 

The perimeter measured in linear feet is used to calculate the Total Site 
Lumen Limit in the Performance Method. 

Hobby Shop An accessory use housed in a dwelling or in an accessory building in which 
the residents of the premises engage in recreational activities, none of which 
shall disturb the neighbors on either side or in the rear thereof, and from 
which no revenue may be derived, and in which no goods may be publicly 
displayed, offered for sale, or advertised for sale, nor may any sign be used in 
connection therewith. 
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Homeowner’s 
Association 

The HOA shall be organized as a non-profit corporation with automatic 
membership in the HOA when property is purchased. This shall be specified 
in the covenants which run with the land, and which bind all subsequent 
owners. Covenants for maintenance assessments shall also run with the 
land. Assessments shall also be handled in covenant form rather than as 
articles of incorporation since the latter may be easily amended. Included in 
the maintenance covenants shall be procedures for changing them at stated 
intervals since maintenance costs may change over time. Deeds shall also 
mention the rights and responsibilities of property owners to the HOA. The 
HOA shall also be responsible for liability insurance, local taxes, and the 
maintenance of all commonly held facilities through the use of a pro-rata 
share formula for all property owners. 

Hospital An institution or place where sick or injured in-patients are given medical or 
surgical care either at public (charity) or private expenses. 

Hotel A building containing rooms intended or designed to be used or which are 
used, rented or hired out to be occupied by guests and where only a general 
kitchen and dining room are provided within the building or in an accessory 
building. 

IDA Illuminating Engineering Society of North America. 
IESNA Illuminating Engineering Society of North America. 
Impervious 
Material 

Sealed to severely restrict water entry and movement. 

Improved 
Drainage 
Channel 

A drainage channel constructed to design standards, with constant cross 
sections, used to convey the 100-year design frequency storm plus one foot 
of free board, within its banks. 

Industry 
Standard 
Lighting 
Software 

Lighting software that calculates point-by- point illuminance that includes 
reflected light using either ray-tracing or radiosity methods. 

Kennel Any lot or premises on which four or more dogs, cats, or other domestic 
animals at least four months of age, are housed or accepted for boarding, 
trimming, grooming or bathing for which remuneration is received. 

Lamp A generic term for a source of optical radiation (i.e. “light”), often called a 
“bulb” or “tube”. Examples include incandescent, fluorescent, high-intensity 
discharge (HID) lamps, and low pressure sodium (LPS) lamps, as well as 
light-emitting diode (LED) modules and arrays. 

Land Planner Persons other than surveyors or engineers who also possess and can 
demonstrate a valid proficiency in the planning of residential, commercial, 
industrial, and other related developments; such proficiency often having 
been acquired by education in the field of landscape architecture or other 
specialized planning curriculum and/or by actual experience and practice in 
the field of land planning and may be a member of the American Institute of 
Certified Planners. 

Land Study A general plan for an area proposed for partial or complete subdivision. The 
land study shall show the proposed locations of land uses, streets, phasing 
of development, important physical features, and applicable information for 
the entire area to be subdivided. 
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Landscape 
Architect 

A person registered as a landscape architect in this state pursuant to state 
law. 

Landscape Area A portion of land that is covered by natural grass, ground cover, or other 
natural plant materials. 

Landscape 
Lighting 

Lighting of trees, shrubs, or other plant material as well as ponds and other 
landscape features. 

Lawn Grass Thin bladed surface growing native plants typically planted from seed, sprigs 
or plugs. 

LED Light Emitting Diode. 
Legal 
Nonconforming 

A use, building or yard existing legally at the time of the passage of the 
ordinance from which this chapter is derived which does not by reason of 
design, use, or dimensions conform to the regulations of the district in which 
it is situated. A use, building or yard established after the passage of the 
ordinance from which this chapter is derived that does not conform to 
regulations of the district in which it is situated shall be considered an illegal 
nonconforming use. 

Licensed 
Irrigator 

A person duly licensed by the state to design and install irrigation systems. 

Light Pollution Any adverse effect of artificial light including, but not limited to, glare, light 
trespass, sky- glow, energy waste, compromised safety and security, and 
impacts on the nocturnal environment. 

Light Trespass Light that falls beyond the property it is intended to illuminate. 
Lighting “Electric” or “man-made” or “artificial” lighting. 
Lighting 
Equipment 

Equipment specifically intended to provide gas or electric illumination, 
including but not limited to, lamp(s), luminaire(s), ballast(s), poles, posts, 
lens(s), and related structures, electrical wiring, and other necessary or 
auxiliary components. 

Lighting Repair The reconstruction or renewal of any part of an existing luminaire for the 
purpose of its on- going operation, other than relamping or replacement of 
components including capacitor, ballast or photocell. Note that retrofitting a 
luminaire with new lamp and/or ballast technology is not considered a repair 
and for the purposes of this ordinance the luminaire shall be treated as if 
new. “Repair” does not include normal relamping or replacement of 
components including capacitor, ballast or photocell. 

Lighting Zone An overlay zoning system establishing legal limits for lighting for particular 
parcels, areas, or districts in a community. 

Loading Space, 
Off-Street 

A space located outside of a public street or alley for the discharge of 
passengers or a space directly accessible to the building it serves for bulk 
pick-up and deliveries of delivery vehicles. 

Logo An identifying symbol used for advertising purposes, which may or may not 
be a registered trademark or service mark of the entity identified. 

Lot A parcel of land occupied or to be occupied by one building, or unit group of 
buildings, and the accessory buildings or uses customarily incident thereto, 
including such open spaces as are required under this chapter, and having 
its principal frontage upon a public street or a place. 

Lot, Area The net area of the lot and shall not include portions of streets or alleys. 
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Lot, Depth The mean horizontal distance between the front and rear lot lines. 
Lot, Corner A lot abutting upon two or more streets at their intersection. A corner lot shall 

be deemed to front on that street on which it has its least dimension, unless 
otherwise specified by the Director of Planning. 

Lot, Flag An irregular lot that uses a narrow section of property for access that is 
characterized as less than the minimum lot width at the front building 
setback.  

Lot, Interior A lot whose side lines do not abut upon any street. 
Lot Line, Front The boundary between a lot and the street on which it fronts. 
Lot Line, Rear The boundary line which is opposite and most distant from the front street 

line; except that in the case of uncertainty the building inspector shall 
determine the rear line. 

Lot Line, Side Any lot boundary line not a front or rear line thereof. A sideline may be a party 
lot line, a line bordering on an alley or place or side street line. 

Lot, Width The horizontal distance between sidelines, measured at the front building 
line, as established by the minimum front yard requirement of this chapter. 

Lot of Record A lot which is part of a subdivision, a map of which has been recorded in the 
office of the county clerk. 

Low Voltage 
Landscape 
Lighting 

Landscape lighting powered at less than 15 volts and limited to luminaires 
having a rated initial luminaire lumen output of 525 lumens or less. 

Lumen The unit of measure used to quantify the amount of light produced by a lamp 
or emitted from a luminaire (as distinct from “watt,” a measure of power 
consumption). 

Luminaire The complete lighting unit (fixture), consisting of a lamp, or lamps and 
ballast(s) (when applicable), together with the parts designed to distribute 
the light (reflector, lens, diffuser), to position and protect the lamps, and to 
connect the lamps to the power supply. 

Luminaire 
Lumens 

For luminaires with relative photometry per IES, it is calculated as the sum of 
the initial lamp lumens for all lamps within an individual luminaire, multiplied 
by the luminaire efficiency. If the efficiency is not known for a residential 
luminaire, assume 70%. For luminaires with absolute photometry per IES 
LM-79, it is the total luminaire lumens. The lumen rating of a luminaire 
assumes the lamp or luminaire is new and has not depreciated in light 
output. 

Lux The SI unit of illuminance. One lux is one lumen per square meter. 1 Lux is a 
unit of incident illuminance approximately equal to 1/10 footcandle. 

Manufactured 
Home 

A structure constructed on or after June 15, 1976, according to the rules of 
the United States Department of Housing and Urban Development, built on a 
permanent chassis, designed for use as a dwelling with or without a 
permanent foundation when the structure is connected to the required 
utilities, transportable in one or more sections, and at least eight body feet in 
width or at least 40 body feet in length in traveling mode or at least 320 
square feet when erected on site, and includes the plumbing, heating, air 
conditioning, and electrical systems of the home. The term "manufactured 
home" does not include a recreational vehicle as defined by 24 CFR 
3282.8(g). 
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Master Plan The comprehensive land use and thoroughfare plan of the city and adjoining 
areas as adopted by the city council and the city planning and zoning 
commission, including all its revisions. This plan indicates the general 
location recommended for various land uses, transportation routes, public 
and private buildings, streets, parks, water, sewer, and other public and 
private developments and improvements. 

Mobile Home A structure constructed before June 15, 1976, and built on a permanent 
chassis, designed for use as a dwelling with or without a permanent 
foundation when the structure is connected to the required utilities, 
transportable in one or more sections, and at least eight body feet in width or 
at least 40 body feet in length in the traveling mode or at least 320 square 
feet when erected on site and includes the plumbing, heating, air 
conditioning, and electrical systems of the home. 

Motel, Motor 
Hotel or Tourist 
Court 

Any establishment offering to the transient public the use of guest rooms or 
sleeping accommodations for compensation. Such an establishment 
consists of a group of attached or detached guest rooms or sleeping 
accommodations the majority of which have private and direct access from 
parking areas not through common entrance and lobby. The establishment 
furnishes customarily hotel services and may contain a restaurant, club, 
lounge, banquet hall, or meeting rooms. A motel is a nonresidential use. 

Mounting Height The height of the photometric center of a luminaire above grade level. 
Natural Channel An earthen drainage channel in its natural state, generally with irregular cross 

sections. This channel has its original meanders and does not have 
consistent side slopes. 

New Lighting Lighting for areas not previously illuminated; newly installed lighting of any 
type except for replacement lighting or lighting repairs. 

Object A permanent structure located on a site. Objects may include statues or 
artwork, garages or canopies, outbuildings, etc. 

Object Height The highest point of an entity, but shall not include antennas or similar 
structures. 

Office 
Warehouse 

The primary function is the storage of goods and merchandise. Although a 
limited amount of retail or wholesale, and cash-and-carry sales will occur in 
an office warehouse facility, the majority of sales will be phone or mail orders 
to be delivered or shipped to the purchaser. The office portion of an office 
warehouse use would typically consist of management, accounting, order 
desk personnel. 

Open Space Area included in any side, rear, or front yard or any unoccupied space on the 
lot that is open and unobstructed to the sky except for the ordinary 
projection of cornices, eaves, or porches. 

Open Structure A structure that is not enclosed with any building walls, but which may 
include a roof or canopy. 

Ornamental 
Lighting 

Lighting that does not impact the function and safety of an area but is purely 
decorative, or used to illuminate architecture and/or land- scaping, and 
installed for aesthetic effect. 
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Ornamental 
Street Lighting 

A luminaire intended for illuminating streets that serves a decorative function 
in addition to providing optics that effectively deliver street lighting. It has a 
historical period appearance or decorative appearance, and has the 
following design characteristics: 

• designed to mount on a pole using an arm, pendant, or vertical 
tenon; 

• opaque or translucent top and/or sides; 
• an optical aperture that is either open or enclosed with a flat, sag or 

drop lens; 
• mounted in a fixed position; and 
• with its photometric output measured using Type C photometry per 

IESNA LM-75-01. 
Outdoor Lighting Lighting equipment installed within the prop- erty line and outside the 

building envelopes, whether attached to poles, building structures, the 
earth, or any other location; and any associated lighting control equipment. 

Parcel A measured portion of a tract of land. 
Park Plan A site plan drawn at an appropriate scale that indicates the required park 

facilities and the relationship of those facilities to the proposed park 
development. 

Parking Space, 
Off-Street 

A concrete or asphalt surface located outside of the right-of-way of a public 
street or alley adequate for parking an automobile with room for opening 
doors both sides, together with properly related access to a public street or 
alley and maneuvering room without backing into a public street. 

Partly Shielded 
Luminaire 

A luminaire with opaque top and translucent or perforated sides, designed to 
emit most light downward. 

Paved An all-weather, dust-free surface intended for vehicular traffic or parking, 
which is concrete, asphalt, or other surface. 

Pedestrian 
Hardscape 

Stone, brick, concrete, asphalt or other similar finished surfaces intended 
primarily for walking, such as sidewalks and pathways. 

Pennant A temporary sign made of lightweight plastic, fabric or other material, which 
may or may not contain a message of any kind, suspended from a rope, wires 
or string, usually in a series and designed to move in the wind. 

Person Any individual, association, firm, corporation, governmental agency, or 
political subdivision. 

Pet Lodging An establishment that offers a variety of services such as, but not limited to: 
boarding, grooming, daycare, and training services. 

Photoelectric 
Switch 

A control device employing a photocell or photodiode to detect daylight and 
automatical- ly switch lights off when sufficient daylight is available. 

Place An open, unoccupied space other than a street or alley permanently 
established or dedicated as the principal means of access to property 
abutting thereon. 

Plat A plat application which has been formally filed after addressing all of DRC 
comments, providing all requisite information, material and studies and 
paying all required fees. This reference shall include inferences to a 
preliminary plat, final plat, amending plat, minor plat, replat or development 
plat. 
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Pre-application 
Proposal 

Draft applications submitted for development review committee (DRC) for 
review, including information required by this chapter for each land study, a 
preliminary plat, replat, amended plat, development plat or a final plat 
proposal, along with an original, signed application. 

Preliminary Plat The graphic expression of the proposed overall plan for subdividing, 
improving, and developing a tract shown by superimposing a scale drawing 
of the proposed land division on a topographic map and showing in plan 
existing and proposed drainage features and facilities, street layout and 
direction of curb flow, and other pertinent features with notations sufficient 
to substantially identity the general scope and detail of proposed 
development. 

Property Line The line denoting the limits of legal ownership of property. 
Public Access 
Easement or 
Place 

An easement designated on the final plat which provides access to all 
platted lots. The easement shall meet all requirements for a dedicated street 
(i.e., construction standards, width, and function) but may be privately 
maintained. 

Public Facilities The facilities owned or operated by or on behalf of the city to provide services 
to the public, including existing and new developments and subdivisions. 

Public 
Improvements 
Agreement 

A contract between the subdivider and the city by which the subdivider 
promises to construct one or more of the following public facilities within a 
public right-of-way or easement, within a specified time period following 
final plat approval (i.e., water, sanitary sewer, street, storm drainage, 
streetlights and street name signs). 

Public 
Infrastructure 
Improvement 

A water, wastewater, roadway, drainage or park facility that is a part of one or 
more of the city's public facilities systems. 

Public Park Land dedicated to the city specifically for development and use as a public 
recreational area. 

Public Property Any real property open or dedicated to a public use or owned by the city. 
Recreational 
Vehicle (RV) 
Parks or Tourist 
Cabin or Trailer 
Camps 

A tract or parcel of land upon which two or more tourist cabins are located, 
or where temporary accommodations are provided for two or more 
automobile trailers, tents or house cars, open to the public either free or for a 
fee. 

Recreational 
Vehicle (RV) 
Storage Facility 

A commercial facility in a controlled access and screened compound that 
leases spaces for the long-term storage of private boats, trailers, campers 
and recreational vehicles. 

Relative 
Photometry 

Photometric measurements made of the lamp plus luminaire, and adjusted 
to allow for light loss due to reflection or absorption within the luminaire. 
Reference standard: IES LM-63. 

Replacement 
Lighting 

Lighting installed specifically to replace existing lighting that is sufficiently 
broken to be beyond repair. 

Residence A building occupied as the abiding place of one or more persons in which the 
use and management of sleeping quarters, all appliances for cooking, 
ventilating, heating or lighting are under one control and which shall include 
single-family dwellings, which shall be the principal building on any lot in 
residential districts. 
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Restaurant or 
Cafe 

A building or portion of a building, not operated as a dining room in 
connection with a hotel or boarding house, where food is served for pay and 
for consumption in the building, and where provisions may be made for 
serving food on the premises outside the building. 

Right-of-way A parcel of land, situated between facing property lines, occupied or 
intended to be occupied by a street, parkways, medians or alley. Where 
appropriate right-of-way may include other facilities and utilities, such as 
sidewalks, railroad crossings, electrical, communication, oil or gas, water or 
sanitary or storm drainage facilities, or for any other special use. The usage of 
the term "right-of-way" for land platting purposes shall mean that every right-
of-way hereafter established and shown on a final plat is to be separate and 
distinct from the lots or parcels adjoining such right-of-way and not included 
within the dimensions or areas of such lots or parcels. 

Roof Part of a structure other than vertical walls that provide protection from the 
elements. 

Sales Area Uncovered area used for sales of retail goods and materials, including but 
not limited to automobiles, boats, tractors and other farm equipment, 
building supplies, and gardening and nursery products. 

Screening 
Device 

Structure that consists of a barrier of stone, brick, pierced brick or block, 
uniformly colored wood, or other permanent material of equal character, 
density, and acceptable design, at least six feet in height, where the solid 
area equals at least 65 percent of the wall surface, including an entrance 
gate or gates; or foliage of an acceptable combination of these materials. 

Searchlight An apparatus on a swivel base that projects a strong, far reaching, beam of 
light. 

Seasonal 
Lighting  

Temporary lighting installed and operated in connection with holidays or 
traditions. 

Self-storage 
Facilities (Mini-
warehouse) 

A building or group of buildings in a controlled access and fenced compound 
that contains varying sizes of individual, compartmentalized, and controlled-
access stalls or lockers for the dead storage of a customer's goods or wares. 
The rented space shall be for private use only. 

Senior Adult 
Housing 

A residential development that is restricted to people that are 55 years old 
and over for independent living only. This use shall offer amenities within the 
complex such as, but not limited to, pickleball, pools, common areas or 
clubhouses, and other similar amenities. 

Setback The minimum horizontal distance between the front wall of any projection of 
the building, excluding steps and unenclosed porch and the street line. 

Sexually 
Oriented or 
Adult Business 

A sex parlor, nude studio, modeling studio, love parlor, adult bookstore, adult 
movie theater, adult video arcade, adult movie arcade, adult video store, 
adult motel, or other commercial enterprise the primary business of which is 
the offering of a service or the selling, renting, or exhibiting of devices or any 
other items intended to provide sexual stimulation or sexual gratification to 
the customer. 

Shielded 
Directional 
Lighting 

A luminaire that includes an adjustable mounting device allowing aiming in 
any direction and contains a shield, louver, or baffle to reduce direct view of 
the lamp. 

Shrubs Native plants that grow vertically in a multi-branched growth pattern. 
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Sign An outdoor structure, sign, display, light device, figure, painting, drawing, 
message, plaque, poster, billboard, or other thing that is designed, intended, 
or used to advertise or inform. 

Sign, A-Frame A temporary sign which has two sides, the frame or support structure of 
which is hinged or connected at the top of the sign in such a manner that the 
sign is easily moved and erected. This type of sign is also known as a 
sandwich sign. 

Sign, Area The area within a series of straight lines around the outermost extremities of 
all text, symbols, graphics, advertising surfaces, framing, background and 
ornamentation, but not including sign poles or other supporting structures. If 
dimensions and a means of calculating the area of circular, oval-shaped or 
triangular signs are readily available, they may be used for such signs. 

Sign, Banner A temporary sign composed of lightweight flexible material on which letters, 
symbols or pictures are painted or printed and is affixed to a permanent 
structure. 

Sign, Billboard An off-premises sign on which the message or copy can be changed 
periodically through manual means. A billboard sign is also known as an off-
site advertising, non-digital messaging sign. 

Sign, Electric or 
Digital Billboard 

An off-premises sign, display or device, internally illuminated, which 
changes the static message or copy by electronic means, remote or 
automatic, for outdoor advertising of a use, product or service. The sign must 
be operated by an entity possessing an outdoor advertising license issued by 
Texas Department of Transportation (TXDOT). 

Sign, Bulletin 
Board 

A sign containing information where a portion of such information may be 
periodically changed, providing such change shall be effected by the 
replacement or interchange of letters, numbers or other graphic symbols by 
insertion, attachment, or similar means. Also known as a community bulletin 
board. 

Sign, Building 
Identification  

A building identification sign which identifies the name of the building, but 
displays no goods or services for sale or advertising. 

Sign, Canopy A sign that is permanently affixed to a canopy by paint, glue, sewing, or any 
other type of non-structural type of attachment. 

Sign, 
Construction 

An on-premises sign which may be erected identifying any or all of the 
property owners, engineers, architects, mortgagees, or other participants in 
the construction or improvement of the premises; but which displays no 
goods or services for sale or other advertising. Also known as a contractor 
sign. 

Sign, Directional A sign which contains only information designed to direct pedestrian or 
vehicular traffic to the location of a facility on the property on which the sign 
is located. Such signs may include, but are not limited to, arrows, words, or 
logos. No goods or services for sale may be listed on a directional sign. 

Sign, Electronic 
Message Center 
(EMC) 

An on-premises sign on which the message or copy can be changed by 
remote or automatic means, including EMC signs that display gas pricing. 

Sign Face The portion of the sign that is or can be used to identify, display, advertise or 
communicate information or for a visual representation which attracts or 
intends to attract the attention of the public for any purpose. 
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Sign, Flag A permanent sign made of fabric, bunting, or flexible material, containing 
distinctive colors, patterns, logos, wording or symbols used to signify or 
identify civic organizations, logos, schools, colleges or universities, or the 
government of the United States, the state, county or the city, and generally 
designed to be mounted on one end so as to move in the wind. 

Sign, 
Freestanding 

A sign which is attached to or part of a completely self-supporting structure 
such as a frame of one or more poles which is not attached to any building or 
any other structure and which is permanently affixed to the ground. 

Sign Height The vertical distances between the highest point of the sign or its supporting 
structure and the natural grade directly below the sign. 

Sign, 
Illuminated 

A sign which has characters, letters, figures, or designs internally illuminated 
by electric lights, luminous tubes or other means that are specifically placed 
to draw attention to, or to provide nighttime viewing of, the subject matter on 
the sign face. 

Sign, Kiosk A multi-sided, freestanding monument-type sign for the display of 
advertising for economic development purposes. 

Sign, Light Pole 
Banner 

A temporary sign which is painted or printed on a strip of all-weather cloth, 
canvas, or other flexible material that is designed or manufactured for 
outdoor use mounted on a light pole on private property and secured to 
render sign stationary. 

Sign, Marquee A projecting sign attached to or hung from a marquee or canopy or covered 
structure projecting from and supported by a primary building, when such 
marquee, canopy or covered structure extends beyond the building, building 
line, or property line. 

Sign, Menu 
Board 

A sign displaying the menu for drive-thru window service. 

Sign, Monument A permanent sign with a display surface that is an integral part of the support 
structure. Any ground sign exceeding four feet in height or any pole sign with 
less than nine feet of ground clearance or with a sign structure that is greater 
than two feet in width shall be considered a monument sign. 

Sign, 
Municipality-
owned 

A sign which identifies a park, an entrance to the city, a place of interest 
within the city, a city sponsored event, or any city owned facility. 

Sign, Non-
conforming 

A sign, structure lawfully used as of the effective date of the ordinance from 
which this chapter is derived or amendments thereto, but which does not 
conform to the use regulations currently in effect. 

Sign, Off-
premises 

A sign displaying advertising copy that pertains to a business, person, 
organization, activity, event, place, service, or product not principally located 
or primarily manufactured or sold on the premises on which the sign is 
located. 

Sign, On-
premises 

A freestanding sign identifying or advertising a business, person, or activity, 
and installed and maintained on the same premises as the business, person 
or activity. 
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Sign, Permanent A sign constructed of any ridged material, with or without frames, 
permanently attached to the ground or to a wall, building or other structure, 
and displayed for an indefinite period of time. The following signs are 
considered permanent signs: changeable signs, freestanding signs, 
monument signs, pole signs, and wall signs. 

Sign, Pole  A permanent sign with a display surface that is attached to a self-supporting 
structure by one or two poles which has at least nine feet of ground 
clearance. 

Sign, Political A sign that contains primarily a political message as specified by State of 
Texas law and regulation governing political campaigns and causes signage. 

Sign, Portable A temporary sign which is designed to permit removal and reuse, and which 
includes, but is not limited to, A-frame and other such signs, and signs 
mounted on a trailer, wheeled carrier, vehicle, or other portable structure. 

Sign, Real Estate A temporary sign pertaining to the sale or lease of the premises, on which the 
sign is located. 

Sign, Roof A sign that is painted on or erected upon or above the roof of the building. 
Sign, 
Scoreboard 

A permanent sign that displays scores, results, identification of donors, or 
other information pertinent to athletic activities. 

Sign Structure Any structure which is designed specifically for the purpose of supporting a 
sign, has supported or is capable of supporting a sign. The term "sign 
structure" includes any decorative covers, braces, wires, supports, or 
components attached to or placed around the sign structure. Where any 
goods or services for sale or other advertisement is displayed on the 
structure, then said structure shall be counted as part of the sign area. 

Sign, Snipe A sign that is tacked, nailed, posted, glued, or otherwise attached to trees, 
stakes, fences, ground or other like objects, the advertising matter of which 
is not applicable to the present use of the premises on which the sign is 
posted. Also known as bandit signs. 

Sign, 
Spectacular 

Any sign that physically rotates, oscillates, contains any moving parts, or 
contains flashing lights in sequence. 

Sign, Temporary A sign not permanently affixed to the ground or to a building or other 
structure and shall include, but not be limited to these types of temporary 
signage: Coming soon, grand opening, going out of business, portable, 
inflatable, for sale and for lease signs. 

Sign, Wall A permanent sign placed on, or attached directly to a fence or building 
surface, including window areas (translucent areas which are visible from a 
street or alley, that extends not more than 15 inches from the face or wall of a 
building. 

Sign, Wind 
Device 

A pennant, streamer, inflatable balloon or similar device made of cloth, 
canvas, plastic, or other similar flexible material, with or without a frame or 
other supporting structure, and used as a sign. 

Sign, Window A temporary sign placed on, affixed to, painted on or located within the frame 
of a transparent opening in the wall of a building that may not be larger 20 
percent of the opening. 
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Sky Glow The brightening of the nighttime sky that results from scattering and 
reflection of artificial light by moisture and dust particles in the atmosphere. 
Skyglow is caused by light directed or reflected upwards or sideways and 
reduces one's ability to view the night sky 

Story Portion of a building included between the surface of one floor and the 
surface of the floor next above, or if there be no floor above, that part of the 
building which is above the surface of the highest floor thereof. A top story 
attic is a half story when the main line of the eaves is not above the middle of 
the interior height of such story. The first story is the highest story having its 
interior floor surface, not more than four feet above the curb level, 
established or mean street grade, or average ground level, as mentioned in 
height of buildings in this section. 

Street A thoroughfare which affords principal means of access to property abutting 
thereon. 

Street Frontage The length of the property line of a lot or tract immediately adjacent to a 
public or private street, measured in feet. 

Street Line The dividing line between the street and the abutting property. 
Street, non-
local 

Streets classified as commercial collectors, minor arterials and primary 
arterials. 

Street, 
Perimeter 

Any existing or planned street which abuts the subdivision or addition to be 
platted. 

Street, 
Substandard 

An existing street that does not currently meet the minimum requirements as 
to width, appurtenances or pavement section for a roadway of its anticipated 
function or designated classification. A standard street is a roadway that is 
so constructed that it meets or exceeds all requirements of its designated 
classification. 

Street, Width The portion of the right-of-way constructed and designated for vehicular 
traffic. The shortest distance between the opposite edges of a paved surface 
or where curbs exist, the distance measured from back of curb to back of 
curb. 

Structure Anything constructed or erected, which required location on the ground, or 
attached to something having a location on the ground, including, but not 
limited to, advertising signs, billboards, and poster panels, but exclusive of 
customary fences or boundary or retaining walls. 

Subdivider Any person or any agent thereof, dividing or proposing to divide land so as to 
constitute a subdivision as that term is defined herein. In any event, the term 
"subdivider" shall be restricted to include only the owner, equitable owner, or 
authorized agent of such owner or equitable owner of land sought to be 
subdivided. 

Subdivision A division or redivision of any tract of land situated within the corporate 
limits, or within the extraterritorial jurisdiction of such limits, for the purpose 
of transfer of ownership, layout of any subdivision of any tract of land or any 
addition, or for the layout out of building lots, or streets, alleys or parts of 
other portions for public use or the use of purchasers or owners of lots 
fronting thereon or adjacent thereto. 
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Subdivision 
Developer Sales 
Office 

Structures conforming to the uniform building code used for the purpose of 
selling residential structures within the immediate proximity of the sales 
office. 

Surveyor A licensed state land surveyor or a registered public land surveyor, as 
authorized by the state statutes to practice the profession of surveying. 

Temporary 
Lighting 

Lighting installed and operated for periods not to exceed 60 days, completely 
removed and not operated again for at least 30 days. 

Terminal or 
Motor Freight 

The use of property of buildings for the temporary parking motor freight 
vehicles or trucks of common carriers during loading and unloading and 
between trips, including necessary warehouse space for storage of transitory 
freight. 

Time Switch An automatic lighting control device that switches lights according to time of 
day. 

Transition A visual effect used on an electronic sign to change from one message to 
another. 

Translucent Allowing light to pass through, diffusing it so 
that objects beyond cannot be seen clearly (not transparent or clear). 

Understory or 
Accent Trees 

Small evergreen or deciduous perennial woody plants which would grow 
below the top layer of the forest and typically has unique branching, textural 
or seasonal color characteristics. 

Unshielded 
Luminaire 

A luminaire capable of emitting light in any direction including downwards. 

Uplight For an exterior luminaire, flux radiated in the hemisphere at or above the 
horizontal plane. 

Used Car Lot A lot or portion thereof to be used only for the display and sale of 
automobiles that are in condition to be driven on or off the lot. A used car lot 
shall not be used for the storage of wrecked automobiles, or the storage of 
automobile parts. 

Utility Water, sanitary sewer, electric, gas, telephone, cable TV or any other such 
item of service either for public or private use. 

Variance A modification of the provisions of zoning regulations, as applied to a specific 
piece of property, as distinct from rezoning. 

Vertical 
Illuminance 

Illuminance measured or calculated in a plane perpendicular to the site 
boundary or property line. 

Visibility 
Triangle 

Areas that are located at the intersection of streets and alley right-of-way 
and the intersection of streets and driveways and conforms to public open 
space easement regulations and standards (POSE) of the city. 

Waiver A modification of the provisions of subdivision regulations, as applied to a 
specific piece of property, as distinct from zoning regulations and a variance. 

Yard An open space at grade between a building and the adjoining lot lines, 
unoccupied and unobstructed by any portion of a structure from the ground 
upward, except as otherwise provided. In measuring a yard for the purpose of 
determining the width of a side yard, the depth of a front yard or the depth of 
a rear, the least horizontal distance between the lot line and the main 
building shall be used. 
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Yard, Depth The mean horizontal distance between the front and rear line of a building 
other than an accessory building and the lot line except as modified in the 
text of any section in this chapter. 

Yard, Front An open, unoccupied space on a lot facing a street between a building and a 
street line. If no building exists, a front yard is an open unoccupied space 
facing a street and adjacent thereto. 

Yard, Rear A yard between the rear lot line and the rear line of the main building and the 
side lot lines. 

Yard, Side A yard between the building and the sideline of the lot and extending from the 
front yard to the required minimum rear yard. 

Yard, Size a yard between the main building and the adjacent sideline of the lot, and 
extending entirely from the front yard to the rear yard thereof. 
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ARTICLE IX. SWIMMING POOL FENCES; FENCES—GENERALLY1

Sec. 10-241. Fences required.

From and after the effective date of the ordinance from which this article is derived, it shall be unlawful to 
build, rebuild, or maintain a swimming pool that is not completely enclosed with one or a combination of the 
following barriers: 

(1) Fence; 

(2) Building wall; 

(3) Natural topographic barrier. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-242. Minimum requirements.

The barrier or barriers used to enclose a swimming pool shall meet the following requirements: 

(a) Height. The barrier enclosing a swimming pool shall be at least four feet in height from the nearest 
level of earth and constructed to prohibit young children from crawling underneath or through the 
barrier, or climbing over the barrier. 

(b) Construction. 

(1) The barrier shall be constructed to have no opening, other than doors or gates, larger than four 
inches in width. 

(2) Where a picket-type fence is provided horizontal openings between pickets shall not exist except 
for manufacturing tolerances in assembly. 

(3) All new stockade fences shall have the horizontal support members located on the swimming 
pool side of the fence. 

(4) Where access gates are used, they shall be at least four feet in height and conform to subsections 
(a) and (b) of this article. 

(c) All gates or doors that allow entrance into the enclosed swimming pool area, excluding those doors or 
gates that allow entrance into the pool area from inside the home or buildings, shall be equipped with 
self-closing and self-latching devices which shall be maintained in good working condition. 

(Ord. No. 624-17, § 1, 7-31-2017)

1Editor's note(s)—Inasmuch as the provisions pertaining to swimming pool fences were inadvertently omitted from 
the Code, the provisions of former code art. 3.500, §§ 3.501—3.506 have been set out herein as art. IX, §§ 
10-241—10-245 at the editor's discretion. Ord. No. 624-17, § 1, adopted July 31, 2017, amended art. IX in its 
entirety to read as herein set out. Former art. IX, §§ 10-241—10-245, pertained to swimming pool fences, 
and derived from Ord. No. 214, §§ II—V, adopted June 6, 1994. 
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Sec. 10-243. Building permit requirement.

A building permit shall be required prior to the erection, building or rebuilding of a swimming pool. An 
application for a building permit shall be accompanied by two sets of drawings which clearly show the placement 
of the swimming pool on the lot in relationship to the lot boundaries and other structures on the lot. Detained 
drawings are also to be submitted to show the type of barrier to be used which will demonstrate the full 
compliance with the requirement of this chapter. Written approval of plans by all utility companies serving a 
property with a swimming pool must also be submitted. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-244. Existing swimming pools to comply.

Owners of property with existing swimming pools that are not in total conformance with the requirements of 
this article shall have 180 days from the date this article becomes effective to comply herewith. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-245. Swimming pool; definition.

For the purposes of this article, a swimming pool shall mean an above-ground or in the ground structure 
constructed so that it contains more than 100 gallons of water of an average of more than two feet in depth. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-2416. Fences—Generally; definitions.

For the purposes of this article, the following words and phrases will have the meanings respectively ascribed 
to them by this section: 

City means the City of Justin, Texas. 

Column means a vertical fence support structure or pillar constructed of masonry (brick or stone). 

Easement means a real property right created by grant, reservation, agreement, prescription, or necessary 
implication, which one has in the land of another, dedicated by plat, deed or implied by right. It is for the benefit of 
appurtenant land including but not limited to the right to use or cross the land of another, ingress or egress, such 
as a public utility easement or joint access easement. An easement may or may not have descriptive bounds. 

Fence means an artificially constructed barrier enclosing, separating, or screening areas of land, serving as a 
boundary, a means of visually modifying the view, and/or for confinement. A fence is any part of a fence including 
the base, footings, supporting columns, post, braces, structural members, or any other of its appendages. 

Game court means a structure having a playing surface, paved, or unpaved, with or without enclosing fences, 
designed to be used for playing or practicing tennis, badminton, volleyball, paddle tennis handball, baseball 
batting, handball, racquet ball, squash, basketball, or similar uses. 

Large lot residential means a residential lot at least one acre in size. 

Lot, key means a corner lot that is so designed that the lots located directly behind it face the side street of 
the corner lot and are not separated by an alley. 

Opacity means the degree of openness of a fence by which light or views are not blocked, measured 
perpendicular to the fence for each fence section between supports. 
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Post means a vertical fence support constructed of wood or metal which is non-decorative. 

Public right-of-way means a strip of land which is used as a roadbed for a street, alley, or highway intended 
for use by the public at large, or land set aside as an easement or in fee, either by agreement or condemnation. 

Repair means maintenance to a fence where replacement of materials does not exceed 50 percent of the 
total length of the fence and does not change the scope, location, or dimensions of the fence. Repairs shall be 
made using the same material, or material with comparable composition, size, shape, color and quality of the 
original fence to which the repair is being made. 

Residential district means a district where the primary purpose is residential use and is defined in the 
comprehensive zoning ordinance excluding multifamily. 

Retaining wall means a wall not laterally supported at the top that resists lateral soil loads and other 
imposed loads. 

Screening fence means a fence or wall constructed to visually obscure the view of the adjoining property. 

Street means any dedicated public thoroughfare that affords the principal means of access to abutting 
property. 

Swimming Pool means an above-ground or in the ground structure constructed so that it contains more than 
100 gallons of water of an average of more than two feet in depth.

Temporary fence means a non-permanent fence constructed for a limited period. 

Vision or visibility triangle is determined at the intersection of two streets which intersect at or near right 
angles by measuring along the two rights-of-way/property lines from their point of intersection a distance 
equivalent to the required setback for the abutting yard as required for the zoning district in which the property is 
situated and 45 feet for streets of collector size or larger, and then connecting these two points with an imaginary 
line to form the corner visibility triangle. 

Yard means an open space at grade between a building and the adjoining lot lines, unoccupied and 
unobstructed by any portion of a structure from the ground upward. In measuring a yard for the purpose of 
determining the width of the side yard, the depth of a front yard or the depth of a rear yard, the shortest 
horizontal distance between the lot line and the main building shall be used. 

Yard, front means a yard located in front of the front elevation of a building and extending across a lot 
between the side yard lines and being the minimum horizontal distance between the front property line and the 
outside wall of the main building. 

Yard, rear means the area extending across the rear of a lot measured between the lot lines and being the 
minimum horizontal distance between the rear lot line and the rear of the outside wall of the main building. On 
both corner lots and interior lots, the rear yard shall in all cases be at the opposite end of the lot from the front 
yard. 

Yard, side means the area between the building and side line of the lot and extending from the front lot line 
to the rear lot line and being the minimum horizontal distance between a side lot line and the outside wall of the 
side of the main building. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-2427. Permitting requirements.

(a) Permit required. It is unlawful for any person or persons to construct or replace, or cause to be constructed 
or replaced, a fence or any part of a fence without first obtaining a fence permit from the city. No permit is 
required for repairs as defined by this article. In residential zoning districts on tracts or lots that are five acres 
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or greater in area, a permit is not required except for fences located in the front yard, along the side or rear 
property lines, or fences required to enclose swimming pools as required by city code, state or federal law. 

(b) Permit fees. The fee for a permit shall be in the amount established in appendix A to this Code. When a 
person or persons begin any work for which a permit is required by this article without first obtaining a 
permit, the permit application fee shall be doubled. Payment of the fee shall not exempt any person or 
persons from compliance with all provisions of this article. 

(c) Application for permit. Any person or persons making application for a fence permit shall complete a permit 
application on a form prescribed by the city, showing the following information: 

(1) The applicant's name, address, telephone number and if the applicant represents a corporation, the 
name, address and telephone number of the registered agent of the corporation, or if the applicant 
represents an association, the name, address and telephone number of a managerial agent of the 
association; 

(2) The names of the property owners; 

(3) A local address where the fence is proposed to be erected; 

(4) The type of fence construction (material); 

(5) The proposed height of the fence; 

(6) A diagram showing proposed location of the fence and listing relevant dimensions between the fence 
and other structures on the lot and the location of property lines and easements; 

(7) The fence contractor's registration number if a contractor is used; 

(8) The authorized applicant's signature; and 

(9) Any other documentation as required by the city manager or his/her designee. 

(d) Construction documents. Construction documents shall not be required of wood, chain link, and pipe and 
cable fences to be constructed on residential lots. Construction documents, special inspections and structural 
observation programs, and other data shall be submitted in one or more sets, as required by the city 
manager or his/her designee, with each application for a permit for any other type fence. The applicant shall 
also provide additional information as required by the building code. The construction documents shall be 
prepared by a registered design professional. Where special conditions exist, the city manager or his/her 
designee is authorized to require additional construction documents to be prepared by a registered design 
professional. Exception: The city manager or his/her designee is authorized to waive the submission of 
construction documents and other data not required to be prepared by a design professional if it is found 
that the nature of the work applied for is such that reviewing of construction documents is not necessary to 
obtain compliance with this code. 

(e) Availability of plan. One set of approved plans, specifications and a copy of the permit shall be made 
available, by the applicant, for inspection of the work authorized by the permit. The said set of approved 
plans, specifications, and permit shall be kept on the work site by the applicant during the construction 
process. 

(f) Contractor's registration. It is unlawful for any person or persons, to engage in the business of fence 
contracting without a valid contractor's registration with the city. The owner of a property on which a fence 
is being constructed is not required to register as a contractor. 

(1) There is no charge to register as a fence contractor provided the applicant completes the required 
forms furnished for that purpose and files them with the city manager or his/her designee. 

(2) Any person making an application for a fence contractor's registration shall sign an application for the 
same containing the following information: 
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a. Applicant's name, business address, phone number, and if the applicant represents a 
corporation, the name and address of the registered agent of the corporation, or if the applicant 
represents an association, the name and address of a managerial agent of the association. 

b. The fence contractor's signature. 

(3) Every contractor registration provided for in this section shall expire on the first day of January and 
may be renewed by the city manager or his/her designee upon application. 

(4) The city manager or his/her designee may revoke or suspend a fence contractor's registration for a 12-
month period for either of the following reasons: 

a. The registrant violates the requirements of this article twice within a 12-month period; or 

b. The registrant fails to obtain permits and/or inspections twice within a 12-month period. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-2438. General requirements.

(a) Encroachment on city or public right-of-way. No person shall construct a fence, guy wire, brace or any fence 
post upon or protruding over any city or public right-of-way. 

(b) Fence not to create a traffic hazard. It is unlawful to erect, maintain, suffer, or permit any fence on any 
corner lot in such a manner as to create a traffic hazard or restrict visibility. Failure of the owner, agent or 
occupant to remove such obstruction within the specified time limit required on the receipt of notice to do 
so is a violation of this article. 

(c) Fence orientation. Fence sections essentially parallel with a public street or public park space shall have their 
backside (the side with the exposed posts and rails) oriented to the interior of the residential lot to minimize 
their exposure to the public. 

(d) Gate required. Each fence constructed under the provisions of this article shall include in its perimeter at 
least one gate with a minimum width of three feet. 

(e) Fence not to be in right-of-way or easement. No fence shall be erected within, on, or across any right-of-way, 
public or private easement, or visibility triangle. Property owners that allow a fence to be constructed in a 
utility or other easement on their property do so at their own risk. Unless the terms of a specific easement 
state otherwise, fences constructed within utility easements may be removed by a franchise utility company 
or its contractor with rights to the easement and such utility company shall not be responsible for 
replacement of the fence or liable for damage to the fence that occurred during its removal. 

(f) Fence materials. Fences on residential and commercial property (to exclude any areas zoned for industrial or 
light industrial use) shall be constructed of materials expressly designed for fencing. This shall include 
products such as chain link, wood planks and boards, commercial or livestock grade vinyl (supported by the 
manufacturer's specifications), masonry as defined by the building code, pipe and cable, wrought iron, or 
ornamental iron. Materials or products such as rope, string, barbed wire, razor ribbon wire, corrugated 
metal, plywood, or a fence that has in it or on it barbs, projections, broken glass, or anything reasonably 
capable of causing harm to persons or animals are prohibited. Wood, metal, or plastic products that are 
designed specifically for use other than fence construction are also prohibited. 

For properties located in industrial or light industrial zoning districts, all fence materials allowed for 
residential and commercial zoning shall also be allowed. In addition, screening with chain link fencing shall also be 
allowed, and reasonably necessary barbed wire or other security fencing shall be allowed. 
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(g) Landscape in lieu of fence. Except where otherwise required in this Code, regulations governing the height, 
location and opacity of fences also applies to walls, hedges or landscaping used in lieu of a fence or in 
combination with a fence. 

(h) Temporary fences. Temporary fences are prohibited, except where required by city Code or state or federal 
law for construction, excavation, or life safety issues. Temporary fence materials may include, but are not 
limited to, rope; string; wire products such as chicken wire, hog wire, wire fabric, and similar welded or 
woven wire fabrics; chain; live bamboo; netting; cut or broken glass; paper; unapproved corrugated metal 
panels; galvanized sheet metal; plywood; or fiberglass panels in any fence or any other material that are not 
manufactured specifically as fencing materials. The city manager or his/her designee may require the 
applicant to provide the manufacturer's standard to establish the intended use of a proposed fencing 
material. Exceptions shall include: 

(1) A dog window may be installed in a fence no larger than 288 square inches with corrosion resistant 
material capable of restraining the dog. 

(2) Temporary fences made of wire, with heights not over 36 inches, in residential districts are permitted 
for residential garden uses only. 

(3) Temporary fences or panels used for corrals, pens, or chutes are permitted for the purpose of 
corralling or confining livestock. 

(4) Temporary fences erected following storm damage to an existing fence shall be allowed for a period up 
to 60 days. 

(5) Temporary fences erected to protect lawn seeding shall be allowed for a period up to 60 days. 

(i) Perimeter walls. Where a fence intersects a screening wall and the height of the fence exceeds the height of 
a screening wall, the height of the fence shall transition to the height of the screening wall over a lateral 
distance of 20 feet or greater. 

(j) Pool or spa enclosures. A person constructing or maintaining a fence or wall enclosure around a swimming 
pool, hot tub, or spa shall comply with the minimum requirements of the city Code, as it exists or may be 
amended. 

(k) Retaining walls. Retaining walls greater in height than 36 inches shall follow a design submitted by a 
registered engineer. 

(l) Determining fence height and opacity.

(1) Height. Fence height is measured to include the body of the fence, plus allowing a maximum of six 
inches (on average between posts) above the natural grade (i.e., for drainage purposes). When a fence 
or wall is placed atop a retaining wall, the height of the fence shall be determined exclusive of the 
height of the retaining wall such that the top of the retaining wall is considered the finish grade. Fence 
posts are permitted to extend a maximum of four inches above the body of the fence. Columns are 
permitted to extend a maximum of 12 inches above the body of the fence. The creation of a berm or 
other method for the primary purpose of increasing the elevation of the fence is not allowed. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-2449. RFences in residential areas.

(a) Fences and gates in front yards. All fences, walls, gates, or other enclosures constructed in the front yard of a 
residential property shall: 

(1) Not exceed 48 inches in height. 
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(2) Allow a minimum of 50 percent opacity. 

(3) Not encroach into a vision or visibility triangle. 

(b) Fences and gates in side yard. It is unlawful for any person to construct, erect, maintain, suffer, or permit a 
fence or gate in any side yard or along any side yard lot line which fence exceeds eight (8) feet in height. On 
key lots, where side yards are required adjacent to the street to conform to minimum front yard setback of 
lots fronting upon such street, within the same block and upon the same side, no fence shall be constructed 
or maintained within such required side yard as depicted in Figure 1. 

Figure 1 - Key Lot Configuration

(c) Fences and gates in rear yards. It is unlawful for any person to construct, erect, maintain, suffer, or permit a 
fence or gate in any rear yard or along any rear lot line which fence exceeds eight feet in height. 

(d) Decorative gate embellishments. Ornate gates may exceed the maximum height of a fence by up to two feet. 

(e) Electrically charged fences in residential districts. It is unlawful for any person to erect, maintain, or permit a 
fence that is electrically charged in any manner, except single-strand wires designed to conduct electricity 
through a low-voltage regulator shall be allowed along the fence's interior for the purposes of securing pets 
within a fenced yard. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-24550. Fences in Nnon-residential zoning districts.

(a) Height. A fence in a non-residential zoning district may not exceed 12 feet in height. Any fences over eight 
feet in height shall require the property owner or owners to submit plans approved by an engineer. 

(b) Vertical support posts. Vertical support posts may extend up to four inches above the top of a fence. 

(c) Columns. Columns are permitted to extend a maximum of 12 inches above the body of the fence. 
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(d) Opacity. Where fencing is constructed in the front yards of nonresidential and multifamily projects, the 
opacity of the fencing shall be 50 percent or greater. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-246. Swimming Pools.

It shall be unlawful to build, rebuild, or maintain a swimming pool that is not completely enclosed with one 
or a combination of the following barriers: 

(1) Fence; 

(2) Building wall; 

(3) Natural topographic barrier. 

Minimum requirements.

The barrier or barriers used to enclose a swimming pool shall meet the following requirements: 

(a) Height. The barrier enclosing a swimming pool shall be at least four (4) feet in height from the nearest 
level of earth and constructed to prohibit young children from crawling underneath or through the 
barrier, or climbing over the barrier. 

(b) Construction. 

(1) The barrier shall be constructed to have no opening, other than doors or gates, larger than four 
inches in width. 

(2) Where a picket-type fence is provided horizontal openings between pickets shall not exist except 
for manufacturing tolerances in assembly. 

(3) All new stockade fences shall have the horizontal support members located on the swimming 
pool side of the fence. 

(4) Where access gates are used, they shall be at least four (4) feet in height and conform to 
subsections (a) and (b) of this article. 

(c) All gates or doors that allow entrance into the enclosed swimming pool area, excluding those doors or 
gates that allow entrance into the pool area from inside the home or buildings, shall be equipped with 
self-closing and self-latching devices which shall be maintained in good working condition. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-24851. Exemptions.

The following items are exempt from meeting criteria set forth in this article: 

(a) Federal or state law. Fences that are required by federal or state law or regulation shall be exempt 
from the requirements of this article. 

(b) Game court fences. Notwithstanding any other regulation set forth in this article, game court fencing 
may be constructed up to 16 feet in height, except that such fencing shall not be constructed in the 
required front yard of a property. All game court fencing shall set back from a neighboring property 
line in a distance equal to or greater than the height of the fence. 
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(c) Large lot residential lots. Notwithstanding any other regulation set forth in this article, fences of up to 
five feet in height. 

(d) Fences used to contain livestock. In addition to the materials permitted, fences used to contain 
livestock and/or fences that are located on properties of five acres or greater in area and used for 
agricultural purposes may be constructed of barbed wire, smooth or non-climb wire, and/or contain 
electrical current. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-24952. Maintenance of fences.

(a) All fences shall be maintained reasonably plumb and structurally sound. Each structural and decorative 
member of a fence shall be compatible in size, material and appearance with the remainder of the fence. 

(b) A fence shall not lean more than one inch out of vertical for each foot of height as measured from the top of 
the fence. 

(c) A fence that has deteriorated to a condition that it is likely to fall shall be repaired, replaced, or completely 
removed. 

(d) Fences shall not be externally braced in lieu of replacing or repairing posts, columns or other structural 
members. External braces shall only be temporary in nature and shall be removed within 45 days. 

(e) After receiving notice from the city, the owner shall replace broken, damaged, removed or missing parts of a 
fence with the same material, or material with comparable composition, size, shape and quality of the 
original fence to which the repair is being made. The owner shall also have the option to completely remove 
the fence or to replace the fence with other materials allowed through this article unless the fence is 
required due to other sections in the city Code. No permit is required for repairs as defined in this article. The 
notice shall include a deadline by which the repairs are to be completed. The deadline shall range from ten to 
30 business days after the date of the letter depending upon the extent of the damage and repairs. The city 
manager or his/her designee may, upon written notice from the owner that unusual circumstances prevent 
the timely repair of a fence, extend the replacement time at his/her discretion. The owner requesting a 
replacement time extension shall provide the city manager or his/her designee a written scope and schedule 
detailing materials and estimated time of the completed replacement for approval. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-2503. Nonconforming fences.

The lawful use of any fence on the effective date of the ordinance from which this article is derived may be 
continued, although such use does not conform to the provisions of this article provided the right to continue such 
nonconforming use shall be subject to the following regulations: 

(a) Normal repairs and maintenance may be made to a nonconforming fence; provided those repairs do 
not exceed 50 percent of the total length of the fence. 

(b) Unless otherwise provided, a nonconforming fence shall not be added to in any manner unless such 
additions are made to conform to all the requirements of this article. 

(c) A nonconforming fence shall not be moved in whole or in part unless every portion of such fence is 
made to conform to all regulations of the district in which it is located. 
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(d) If a nonconforming fence is damaged, destroyed or in disrepair to an extent greater than 50 percent of 
the total length of the fence, such fence shall be removed or replaced and must conform to all 
regulations of the district in which it is located and shall be treated as a new fence. 

(e) Owners of property with existing swimming pools that are not in total conformance with the 
requirements of this article shall have 180 days from the date this article becomes effective to comply 
herewith.

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-2514. Variances.

The board of adjustment shall have the authority to authorize variances from the terms of this article if it 
shall determine after notice and public hearing in the same manner as a zoning case that the requested variance 
meets two of the following four criteria: 

(a) The proposed fence will not adversely impact the adjacent property (visibility, size and the like); 

(b) The proposed fence is of a unique design or configuration or serves a unique function; 

(c) The variance is needed due to restricted area, shape, topography, physical features, or conditions that 
are unique to the property on which the proposed fence would be constructed; or 

(d) The variance will substantially improve the health, safety, or welfare of the public and does not violate 
the spirit of this article. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-241. Fences required.

From and after the effective date of the ordinance from which this article is derived, it shall be unlawful to 
build, rebuild, or maintain a swimming pool that is not completely enclosed with one or a combination of the 
following barriers: 

(1) Fence; 

(2) Building wall; 

(3) Natural topographic barrier. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-242. Minimum requirements.

The barrier or barriers used to enclose a swimming pool shall meet the following requirements: 

(a) Height. The barrier enclosing a swimming pool shall be at least four feet in height from the nearest 
level of earth and constructed to prohibit young children from crawling underneath or through the 
barrier, or climbing over the barrier. 

(b) Construction. 

(1) The barrier shall be constructed to have no opening, other than doors or gates, larger than four 
inches in width. 

(2) Where a picket-type fence is provided horizontal openings between pickets shall not exist except 
for manufacturing tolerances in assembly. 
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(3) All new stockade fences shall have the horizontal support members located on the swimming 
pool side of the fence. 

(4) Where access gates are used, they shall be at least four feet in height and conform to subsections 
(a) and (b) of this article. 

(c) All gates or doors that allow entrance into the enclosed swimming pool area, excluding those doors or 
gates that allow entrance into the pool area from inside the home or buildings, shall be equipped with 
self-closing and self-latching devices which shall be maintained in good working condition. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-243. Building permit requirement.

A building permit shall be required prior to the erection, building or rebuilding of a swimming pool. An 
application for a building permit shall be accompanied by two sets of drawings which clearly show the placement 
of the swimming pool on the lot in relationship to the lot boundaries and other structures on the lot. Detained 
drawings are also to be submitted to show the type of barrier to be used which will demonstrate the full 
compliance with the requirement of this chapter. Written approval of plans by all utility companies serving a 
property with a swimming pool must also be submitted. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-244. Existing swimming pools to comply.

Owners of property with existing swimming pools that are not in total conformance with the requirements of 
this article shall have 180 days from the date this article becomes effective to comply herewith. 

(Ord. No. 624-17, § 1, 7-31-2017)

Sec. 10-245. Swimming pool; definition.

For the purposes of this article, a swimming pool shall mean an above-ground or in the ground structure 
constructed so that it contains more than 100 gallons of water of an average of more than two feet in depth. 

(Ord. No. 624-17, § 1, 7-31-2017)

Secs. 10-2525—10-280. Reserved.
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ARTICLE II. VENDORS

Sec. 12-19. Scope of regulations.

The license required below shall be known as a vendor's license. Any person desiring to sell goods, wares, 
merchandise or services within the corporate city limits shall obtain a vendor's license from the city secretary, at 
least seven (7) days prior to the date on which such person intends to sell or solicit sales in the city. 

(Code 1994, § 4.201)

Sec. 12-20. Driver license required.

To qualify for a vendor permit under this article, the applicant must possess a valid driver license. 

Sec. 12-201. Permit application.

The application for such license shall show the name and permanent address of the applicant, the name and 
address of each person representing the applicant, and the name, address, of the owners or corporate president of 
any person for which the applicant works as an employee or commission agent. Such application shall describe the 
types of goods, wares, merchandise or services offered for sale. 

(Code 1994, § 4.202)

Sec. 12-212. Permit application term.

All applications shall be valid for a period of one year. 

(Code 1994, § 4.203; Ord. No. 206, § I, 8-9-1993)

Sec. 12-223. License fee.

The license fee for a vendor's license shall be as provided for in the fee schedule found on file in the office of 
the city secretary. Persons involved in interstate commerce shall be exempt from license fee requirements as set 
forth in this section but shall be subject to all other provisions of this article. 

(Code 1994, § 4.204; Ord. No. 206, § II, 8-9-1993)

Sec. 12-23. Regulations

1. The applicant must possess a valid driver’s license.

2. It is unlawful for any person to sell, solicit, or take orders for or offering to sell or take orders for any 
goods, wares, merchandise or services and fail to display such license therefor upon the request by 
any law enforcement officer or citizen of the city.
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3. It is unlawful for any vendor or hawker of goods or merchandise who enters upon premises owned or 
leased by another and willfully refuses to leave the premises after having been notified by the owner 
or possessor of the premises or his agent to leave the same.

4. It is unlawful for any vendor to enter upon any private premises when the same is posted with a sign 
stating "No Peddlers Allowed" or "No Solicitations Allowed," or other words to such effect.

5. It is unlawful for any person coming under the provisions of this article to engage in any business at 
any time between 30 minutes after sunset and 30 minutes after sunrise, except when such person 
has a specific invitation and appointment with the customer.

Sec. 12-24. Exceptions.

This article shall not apply to the sale of merchandise by persons raising funds for city community schools, 
clubs, youth associations, fire departments or churches. 

(Code 1994, § 4.205; Ord. No. 206, § III, 8-9-1993)

Sec. 12-25. Unlawful to solicit without license.

It is unlawful for any person to go from house to house in the city soliciting, selling or taking orders for any 
goods, wares, merchandise or services without having first applied for and obtained a license to do so from the city 
secretary. 

(Code 1994, § 4.206; Ord. No. 206, § IV, 8-9-1993)

Sec. 12-26. Display of license required.

From and after the effective date of the ordinance from which this article is derived, it is unlawful for any 
person to sell, solicit, or take orders for or offering to sell or take orders for any goods, wares, merchandise or 
services and fail to display such license therefor upon the request by any law enforcement officer or citizen of the 
city. 

(Code 1994, § 4.207; Ord. No. 206, § V, 8-9-1993)

Sec. 12-27. Failure to leave upon request deemed unlawful.

Any vendor or hawker of goods or merchandise who enters upon premises owned or leased by another and 
willfully refuses to leave the premises after having been notified by the owner or possessor of the premises or his 
agent to leave the same shall be deemed guilty of a misdemeanor. 

(Code 1994, § 4.208; Ord. No. 206, § VI, 8-9-1993)

Sec. 12-28. Compliance with no solicitor signs.

It is unlawful for any vendor to enter upon any private premises when the same is posted with a sign stating 
"No Peddlers Allowed" or "No Solicitations Allowed," or other words to such effect. 

(Code 1994, § 4.209; Ord. No. 206, § VII, 8-9-1993)
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Sec. 12-29. Hours of operation restricted.

It is unlawful for any person coming under the provisions of this article to engage in any business at any time 
between 30 minutes after sunset and 30 minutes after sunrise, except when such person has a specific invitation 
and appointment with the customer. 

(Code 1994, § 4.210; Ord. No. 206, § VIII, 8-9-1993)

Sec. 12-2530. Penalty for violation.

Any person violating any provisions of this article shall be deemed guilty of a misdemeanor and, upon 
conviction, shall be fined in accordance with the penalty provision found in section 1-10. Each and every sale or 
solicitation made in violation of this article shall constitute a separate offense. 

(Code 1994, § 4.211; Ord. No. 206, § IX, 8-9-1993)

Secs. 12-2631—12-48. Reserved.
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