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Alyssa Linenkugel, Place 1 
Tomas Mendoza, Place 2 
John Mounce, Place 3 

 

 
James Castle, Place 4 

Daniel Dennis, Place 5 
Shelby St. Claire, Mayor Pro Tem, Place 6 

 
James Clark, Mayor  
CITY OF JUSTIN 

CITY COUNCIL AGENDA 
MAY 22, 2025 

415 N. COLLEGE AVE. 
5:30 PM  

A) CALL TO ORDER 

Convene into Session:  
Invocation and Pledge of Allegiance  
American Flag  
 
Texas Flag: “Honor the Texas Flag; I pledge allegiance to  
                    thee, Texas, one state, under God, one and indivisible” 

B) PROCLAMATION(S) 

1. Presentation of a Proclamation declaring the Month of May as Motorcycle Safety and Awareness 
Month 

C) 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. 

1. Under Section 551.071, to conduct a private consultation with the City Attorney regarding: 

• Trafford Terrace Developers Agreement 
• Justin Crossing Developers Agreement 

2. Under Section 551.087 the City Council may convene in an executive session to discuss or 
deliberate regarding commercial or financial information that the City of Justin has received from 
a business prospect that the City seeks to have locate, stay, or expand in or near the City and with 
which the City is conducting economic development negotiations; or to deliberate the offer of a 
financial or other incentive to a business prospect described below. 

• Treeline Development 
• Dream Complex Developers Agreement 
• Cobblestone Agreement 

3. Under Section 551.072, to deliberate regarding the purchase, exchange, lease, or sale of real 
property located north of Wilkerson Lane and Boss Range Road, south of Timberbrook Parkway 
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and FM 156, east of Timberbrook Parkway and FM 407, and west of FM 156. 

4. Under Section 551.072, to deliberate regarding the purchase, exchange, lease, or sale of real 
property related to Water Infrastructure 

5. Under Section 551.074, to deliberate the appointment, employment, evaluation, reassignment, 
duties, discipline, or dismissal of a public officer or employee. (City Attorney) 

D) TAKE ANY ACTION AS A RESULT OF CLOSED EXECUTIVE SESSION ITEM(S) 

E) UPCOMING MEETINGS AND EVENTS 

1. The following is a list of upcoming meetings and events:  
- May 26, 2025, Memorial Day Holiday (City Offices Closed) 
- May 30, 2025, Summer Reading Program Kickoff Event 10 a.m. to 2 p.m. 
- June 2, 2025 Municipal Court @ 5 p.m. 
- June 6, 2025, Staff Development Day (City Offices Closed 11 a.m. to 5 p.m) 
- June 17, 2025, Planning and Zoning Commission Meeting @ 6:30 p.m. 
- June 19, 2025, Juneteenth Holiday (City Offices Closed) 
- June 26, 2025, City Council Meeting @ 5:30 p.m.  
- July 4, 2025, Independence Day Holiday (City Offices Closed) 
- July 8 & 9th City Council Orientation (all day) 
- July 10, 2025, City Council Meeting @ 5:30 p.m. 

F) REPORT(S) 

1. Receive a Resident Survey Report 

2. Receive an Update on the Give A Drip Program 

G) PUBLIC COMMENT 

In order to expedite the flow of business and to provide all citizens with the opportunity to speak, the 
mayor may impose a three-minute time limitation for each citizen to speak with a seasonal limitation 
on speakers on one topic or item with a maximum of fifteen total minutes on the same topic. The 
Texas Open Meetings Act prohibits the City Council from discussing issues which the public have not 
been given a seventy-two (72) hour notice. Issues raised may be referred to City staff for research 
and/or placed on a future agenda. 

H) CONSENT AGENDA 

Any Council Member may request an item on the Consent Agenda to be taken up for individual 
consideration.  

1. Consider approving City Council minutes dated May 8, 2025 and May 13, 2025; and take 
appropriate action. 

2. Consider approving Resolution 752-25 adopting a Strategic Communications Plan; and take 
appropriate action. 

3. Consider approving Resolution 759-25 authorizing the City Manager to execute Interlocal 
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Cooperation Agreements with Denton County Tax Office for Tax Collections; and take 
appropriate action. 

4. Consider adopting Ordinance 803-25, second reading, to rezone Cuesta development from 
Residential Estate Single Family (SF-RE) to Planned Development- Single-Family Residential- 
Medium (PD-SF-2) legally described as a tract of land totaling approximately 537.18 acres, 
located within the following survey abstracts in Denton County, Texas: A1125A W.D. Reed, Tr 
7, 53.76 Acres, Old DCAD Tr #3, A0419A W.A. Ferris, Tr 7, 39.044 Acres, Old DCAD Tr 5, 
A0419A W.A. Ferris, Tr 8, 52.208 Acres, Old DCAD Tr 6, A0993A Mary Polk, Tr 42, 219.812 
Acres, Old DCAD SHT 1, Tr #6, A0993A Mary Polk, Tr 39A & 41A, 158.80 Acres, Range Hill 
Addn Blk 1 Lot Range Hill Rd 1.81 Acres, A0419A W.A. Ferris, Tr 9, 11.0541 Acres, Old 
DCAD Tr 7A(1); and take appropriate action. 

5. Consider adopting Ordinance 804-25(A), second reading, to amend the Unified Development 
Code establishing the Old Town Area as a Historical Preservation District with the boundaries set 
as the area within the boundaries as follows: Beginning on the northwest corner of  block 2, lot 
12 Hardeman Ranch Estates following the property lines east to Creek Hillway, continuing east 
following the north property line A1127A ROBERTS, TR 2B, 6.704 ACRES ROBERT 
ABSTRTACT, proceeding east on the property north property line of A1127A ROBERTS, TR 
2A(2), proceeding east to FM 156, proceeding South on proceeding South on N FM 156 to West 
1st Street, proceeding West on West 1st Street to Leuty Street, proceeding north on Leuty Street 
to West 7th Street, proceeding East on West 7th Street to the western property line of A1358A 
WILSON, TR 12 proceeding North to the beginning point. ; and take appropriate action. 

I) ITEMS PULLED FROM CONSENT AGENDA 

J) PUBLIC HEARING(S) 

1. Conduct a Public Hearing and Consider adopting Ordinance 802-25, second reading, approving a 
Strategic Services Agreement with Traditions Municipal District No. 2C; and take appropriate 
action. 

2. Conduct a Public Hearing and consider approving Ordinance 806-25, first reading, for a Specific 
Use Permit for Grapes to Wine+, a Wine/Bourbon Bar use located at 112 W 4th Street; and take 
appropriate action. 

K) ACTION ITEM(S) 

1. Consider approving Resolution 760-25 authorizing the City Manager or designee to negotiate and 
execute a lease agreement with Grapes to Wine+; and take appropriate action. 

2. Consider approving Resolution 758-25 for Architectural Services with FGMArchitects in the 
amount of $148,415 related to the renovation of City Hall, Joe Merle Morris Community Center, 
Police Department, Council Chambers, and the design of a New Gymnasium; and take 
appropriate action. 

3. Consider approving Resolution 761-25 appointing an alternate member to the Parks and 
Recreation Board; and take appropriate action. 

L) CEREMONIAL ITEM(S) 
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1. Presentation to outgoing City Council Members in recognition of their years of service 

2. Conduct Oaths of Office for newly Elected Officials 

3. Consider and take action to appoint a Mayor Pro Tem 

M) FUTURE AGENDA ITEMS 

N) ADJOURN 

  

I, the undersigned authority, do hereby certify that the above notice of the meeting of the City Council 
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, and said notice posted this 
5/15/25 at 11 a.m., at least 72 hours preceding the scheduled meeting time. 
 
Amy Piukana          
Amy Piukana, TRMC, City Secretary 
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 1. (REPORT(S)) 
 
Title: Receive a Resident Survey Report 
 
Department: Administration 
 
Contact: Abbey Reece 
 

Recommendation: 

Presentation only. 
 

Background: 

The City launched a resident survey for the second year in a row with OnPointe Insights.  
Ron Gailey, CEO, will be at the meeting to discuss the results in detail. 
 

City Attorney Review: N/A 
 

Attachments: 

None 
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 1. (CONSENT AGENDA) 
 
Title: Consider approving City Council minutes dated May 8, 2025 and May 13, 2025; and take 

appropriate action. 
 
Department: Administration 
 
Contact: Amy Piukana, City Secretary 
 

Recommendation: 

Staff recommends approving minutes. 
 

Background: 

The City Council shall review and approve minutes at the next City Council Meeting. These minutes are 
kept on file with the City Secretary, as required per the City Charter. 
 

City Attorney Review: No 
 

Attachments: 

1. CCM 5.8.25 Draft 
2. CCM 5.13.25 Draft 
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Alyssa Linenkugel, Place 1 
Tomas Mendoza, Place 2 
John Mounce, Place 3 

 

 
James Castle, Place 4 

Daniel Dennis, Place 5 
Shelby St. Claire, Mayor Pro Tem, Place 6 

 
James Clark, Mayor  

MINUTES 
 
State of Texas 
County of Denton 
City of Justin 
 
Justin City Council Regular Session Meeting - May 13, 2025  
A) CALL TO ORDER 

Convene into Session:  
Invocation and Pledge of Allegiance  
American Flag  
 
Texas Flag: “Honor the Texas Flag; I pledge allegiance to  
                    thee, Texas, one state, under God, one and indivisible” 
 
Present 
Mayor James Clark, Mayor Pro Tem Shelby St. Claire, and Council Member Daniel Dennis 
  
City Staff: City Secretary Amy Piukana and Assistant City Manager Abbey Reece  
 
With a quorum of members present, Mayor Clark called the meeting to order at 10:00 a.m. 
 
Mayor Clark led the invocation, Pledge of Allegiance, and Pledge to the Texas Flag. 

B) PUBLIC COMMENT 
 
There were no comments provided. 

C) ACTION ITEM(S) 
  
1. Consider adopting Ordinance 804-25(B) canvassing the results of the General Election held on 

May 3, 2025 for the purpose of electing candidates to the office of City Council; and take 
appropriate action. 

 
Mayor Clark read the canvass results provided by Denton County Elections.  
 
Mayor Pro Tem St. Claire moved to adopt Ordinance 804-25(B), as presented. Motion seconded by 
Council Member Dennis. Motion approved unanimously. 

2. Consider adopting Ordinance 805-25 canvassing the Special Election Charter Amendments from 
the May 3, 2025 City Council Election; and take appropriate action. 

 
Mayor Clark read the canvass results provided by Denton County Elections.  
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A motion was made by Council Member Dennis to adopt Ordinance 805-25, as presented. Motion 
seconded by Mayor Pro Tem St. Claire. Motion approved unanimously.  

D) ADJOURN 
 
There being no further business, the meeting was adjourned at 10:08 a.m. 
 
 
___________________________ 
Mayor James Clark 
  

Amy Piukana    
Amy Piukana, TRMC, City Secretary 

Seal: 
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 2. (CONSENT AGENDA) 
 
Title: Consider approving Resolution 752-25 adopting a Strategic Communications Plan; and take 

appropriate action. 
 
Department: Administration 
 
Contact: Krystal Gonzalez, Communications Manager 
 

Recommendation: 

Motion to approve Resolution 752-25, as presented. 
 

Background: 

A Strategic Communications Plan is essential to ensure consistent, clear, and effective communication 
between the City and the community. The proposed Plan outlines a unified approach to messaging, 
defines staff roles and responsibilities, and includes a framework for crisis communication. It is 
designed to enhance transparency, increase public engagement, and support efficient internal and 
external communication practices. 

Adopting this Plan through the proposed Resolution aligns with the City's Excellence in Operations 
initiative, specifically the goal to “Develop a Strategic Communication Plan.” Approval of the Plan will 
formalize communication standards across the organization and support the City’s commitment to 
proactive, professional, and coordinated outreach. 
 
 

City Attorney Review: No 
 

Attachments: 

1. Comms Plan Resolution 752-25 
2. Exhibit A 
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RESOLUTION NO. 752-25

A RESOLUTION ADOPTING A STRATEGIC COMMUNICATIONS 
PLAN FOR THE CITY OF JUSTIN; AND PROVIDING AN EFFECTIVE 
DATE. 

WHEREAS, the City of Justin recognizes the need for strategic and cohesive 
communication in all departments; and

WHEREAS, City staff have worked with consultants on crafting a document that 
outlines our best practices in all areas of communication to ensure we have a consistent 
voice; and

WHEREAS, the City Council specified a Strategic Communications Plan as a 2025 
Strategic Initiative; and

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS, THAT:

SECTION 1. That the City Council hereby approves the 2025-2028 Strategic 
Communications Plan. 

SECTION 2. This Resolution shall take effect immediately upon its passage.

DULY PASSED by the City Council of the City of Justin, Texas, on the 22nd day of  May 
2025.

APPROVED:

__________________________________________
James Clark, Mayor

ATTEST:

___________________________________________
Amy Piukana, City Secretary

APPROVED AS TO FORM:

____________________________________________
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City of Justin
Strategic 

Communications Plan
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Executive Summary

The 2025–2028 City of Justin Communications Plan outlines objectives and 
strategies aimed at enhancing the City’s communication, engagement, 
information distribution, and connection with residents. This document serves as 
an administrative guideline for the City of Justin, Texas, establishing 
communication standards and expectations for all City employees under the 
supervision of the City Manager. Including Appendix A, the City of Justin 
Communications Policy, this Plan is to be followed by employees as part of their 
professional responsibilities. It is important to note that while this Plan provides a 
framework for the City's messaging initiatives, it is not mandated for elected 
officials or individuals not directly supervised by the City Manager.

Recognizing the paramount importance of transparent, two-way communication, 
especially concerning information distribution, resident input, feedback collection, 
and the utilization of evolving technology to provide accurate and timely 
information, this Plan serves as a roadmap for achieving the City's current 
communication objectives through the forthcoming three years.

The Communications Plan is a dynamic document, designed to adapt and evolve 
alongside the City's progress and evolving goals. It anticipates adjustments to 
meet emerging requirements and align with advancements in communication 
technology and platforms utilized by residents. This Plan is geared towards 
addressing the evolving needs of Justin's communications strategy, building 
upon existing communication strengths, fostering opportunities for more effective 
resident engagement, and enhancing internal communication. Through this Plan, 
the City aims to refine both the method and timing of its communication with all 
target audiences and stakeholders.

This Plan not only documents the current communication initiatives but also 
furnishes a framework for executing future endeavors in response to shifting 
priorities, evolving communication trends, innovative concepts, and opportunities 
to connect with the City's target demographics. At its core, this Plan encapsulates 
the City's prevailing communication objectives and offers a unified approach to 
their achievement. The information within this Plan has been used to craft a set 
of Goals, Objectives, Strategies, and Tactics that will steer the efforts of the City 
staff over the next three years.

Guiding Principles

The City of Justin acknowledges that effective communication is a core 
responsibility of a responsive and transparent government and a vital element of 
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an engaged and well-informed community. By consistently delivering accurate 
and timely information, the City of Justin can boost citizen involvement in 
government affairs, strengthen community pride, and cultivate a strong sense of 
public trust. Recognizing the importance of having a Communication Plan in 
place to establish a framework for effective communication, the City aims to 
promote an engaged and well-informed community.

The City of Justin's Communication Plan adheres to the following principles, 
which support effective municipal communication. These principles serve to 
coordinate and oversee the communication efforts of City employees involved in 
official City matters, ensuring precision, consistency, and timeliness in relaying 
information to employees, departments, media representatives, City of Justin 
stakeholders, and the diverse information needs of the public.

1. We Tell Our Own Story

It is the City’s responsibility to share City-related information with residents, 
rather than relying on others to interpret Justin’s actions, concerns, and choices. 
The City’s Communications staff and its communication channels will represent 
the most accurate and reliable sources for City government information. When 
residents are well-informed, they are enabled to engage more effectively in local 
government and make informed decisions regarding matters that affect their daily 
lives.

2. We Are Proactive, Not Reactive

The City must take a proactive, well-coordinated approach to initiate 
communication and distribute information, rather than responding to issues and 
events as they occur. The City of Justin believes in building and maintaining 
positive relationships and partnerships between the City government, residents, 
businesses, community organizations, and other stakeholders to achieve a high 
level of community engagement and awareness.

3. We Have a Centralized Approach

This Plan will establish a uniform procedure for messaging that will ensure 
accuracy, City-wide coordination, and timely responses for any situation within 
the City involving City personnel or officials. The City's Communications team is 
tasked with spearheading all public messaging initiatives for the City. This 
includes maintaining Justin's official web presence through regular updates on 
social media platforms and the City’s website(s) and engaging with local, state, 
and other credited media outlets. 
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The City's Communications team serves as liaisons to coordinate media 
responses with designated City staff in specific subject areas and offering 
support to staff in their communication endeavors. Within this centralized 
framework, the Communications team will establish a cohesive system that 
promotes transparency in government and equips all City employees with the 
requisite training to convey information impactfully and accurately about each 
department's programs and services.

4. We Utilize Open, Two-Way Communication

The City of Justin is committed to maintaining a government that is both open 
and transparent for residents and employees. This commitment involves the act 
sharing of information throughout the community and within the organization, with 
a strong emphasis on facilitating two-way communication and fostering positive 
dialogue. The Communications staff will address comments and inquiries, and 
messaging will be structured in a way that allows for meaningful conversations 
and gives productive feedback.

5. We Are Consistent

This plan supports, reinforces, and reflects the concept that the City of Justin’s 
primary directive is to serve its residents. This Plan will enable us to establish a 
centralized and consistent voice for communication and branding. The 
Communications staff will provide a unified message that effectively supports the 
mission and goals of the City of Justin.

6. We Build Relationships

Community engagement occurs when relationships are created between 
government and individuals. Collaboration and the identification of shared values 
helps build relationships. This leads to increased trust in government, better 
communication, and improved civic infrastructure. These assets can be 
harnessed to address issues and enhance the overall quality of life within a 
community. Problems within communities find solutions when people are willing 
to place their trust in one another, engage in dialogue, and extend a helping hand 
to fellow community members.

7. We Never Stop Learning

To ensure effective communication and community engagement, City staff must 
continuously seek innovative approaches to connect with the City's target 
audiences through their preferred communication platforms. This entails staying 
abreast of the latest technological developments, social media trends, and 
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communication channels, while actively exploring novel methods to engage both 
individuals and groups. By leveraging digital analytics and other performance 
metrics, the city can ensure the ongoing relevance and efficacy of its messaging 
and engagement initiatives. This data-driven approach allows for the refinement 
and optimization of communication strategies to maintain their effectiveness.

Communications Structure

The City of Justin Communications staff is led by the Assistant City Manager, who 
directs the efforts of messaging to the full-time Communications Manager. The 
Communications Manager is responsible for overseeing the City’s messaging and public 
relations efforts, coordinating the communications strategy, and implementing the 
Communications Plan. The Communications Manager also serves as the City’s Public 
Information Officer (PIO), acting as the official spokesperson and primary point of 
contact for all public and media inquiries on behalf of the entire organization. This Plan 
applies to City officials and staff.
All official communication to the media and any outside channels should be routed 
through the Communications Manager. The Communications Manager is primarily 
responsible for sharing the City’s messages with the public and the media. This structure 
enables the City to provide consistent and clear messages.

Communication Channels

The primary channels used in providing information to target audiences are through 
various forms of digital communication and media, including the City website, social 
media, and email. To engage a diverse audience, the city utilizes multiple 
communication and messaging platforms, as detailed in Appendix A, "City 
Communications Channels," to effectively reach target audiences.

Digital and Print Publications

The cost effectiveness of digital distribution versus print publications is an ongoing factor 
in any communication strategy. In most cases, digital distribution of information is the 
preferred and predominant method. The Communications staff assists departments with 
the development of digital and printed publications along with promotional materials on 
an as-needed basis, including but not limited to newsletters, flyers, posters, postcards, 
brochures, calendars, social media graphics and infographics. These materials are used 
to help promote and market the City’s various events, programs, and activities.

Media Relations

Developing and maintaining positive working relationships with local media outlets is an 
important way to ensure that all aspects of City programs, services, and activities are 
being accurately shared with the public. The Communications staff is responsible for 
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producing media releases, monitoring media coverage, and facilitating media inquiries 
and interviews.  

Crisis Communications

The Communications staff assists public safety and emergency management staff with 
crisis communication efforts to ensure that residents are informed in a timely, consistent, 
and transparent manner in times of crisis. The city has retained a strategic 
communications consulting firm who serves as an on-call crisis communications liaison 
should the need arise. City Council members and Communications Staff receive ongoing 
training in crisis communications to maintain readiness in the event of a crisis. Residents 
may subscribe to Justin’s mass messaging system – JustinTX Alerts – found on the 
City’s website to receive urgent notifications regarding emergencies, storm warnings, or 
other related information distributed via social media and/or text if the resident chooses 
to opt in. Further information about Justin’s Crisis Communications procedures can be 
found in Appendix A, “Crisis Communications.”

Internal Communication Methods

An effective internal communications system ensures that the City Council and City 
employees not only receive important information but are regularly updated on the City’s 
progress toward meeting its goals and objectives. Good communication builds trust by 
fostering transparency, and dispelling rumors and misinformation. Internal 
communication also provides an opportunity to reward and reinforce members of the 
staff who demonstrate exceptional performance and customer service and contribute to 
a positive organizational culture. Internal communications strategies utilized by the City 
are further detailed in the Communications Policy, specifically on page 2 of Appendix A, 
"Internal Communications Methods.”

City-Wide Training and Support

The City Communications staff will serve as an ongoing resource to departmental 
communicators. Educational programs such as media and communication training will 
be provided on an as-needed basis to ensure the City’s communicators have the skills 
necessary to convey consistent and accurate messaging. Staff members are available to 
assist departmental communicators and staff with the development of content, talking 
points, interview preparation, and communication best practices to effectively convey 
information about City programs, events, activities, and initiatives. 

Monthly Communications Report and Performance Measures

The Communications staff compiles a report each month to measure the effectiveness of 
communication efforts. Without effective data and statistics, it is difficult to determine 
whether the City’s communication efforts are reaching the intended audience or 
producing the desired impact. The report tracks output across all communication 
channels, including the number of media releases generated, growth in social media 
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followers, the number of e-newsletter subscribers, and overall community engagement. 
Website analytics also provide valuable insight into which pages are most frequently 
visited and how long users stay on each page.

To support proactive planning, the Communications staff maintains a Content Calendar 
that is updated throughout the year. This tool helps ensure consistency in messaging 
and allows staff to stay ahead of recurring events and announcements. The calendar 
includes known annual events, seasonal campaigns, City observances, and more. Staff 
are encouraged to reference and contribute to this calendar regularly.

Access the City of Justin Communications Content Calendar here.
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Appendix A: City of Justin Communications Policy

A. POLICY:

The following appendix identifies the policies and procedures utilized by the 
Communications Department to disseminate information to appropriate and necessary 
audiences on behalf of the City of Justin and to provide guidelines for how the City’s 
various communication channels may be used, monitored, responded to, and the type of 
information that may be provided through those multiple channels.  

B. PURPOSE:

The mission of the Communications Department is to be the citizen, staff, and media link 
to the City of Justin, allowing access to desired information on news, events, and local 
and regional issues that impact the City, build consensus and community support, and 
cultivate a strong sense of public trust. The City of Justin acknowledges that impactful 
communication is a core responsibility of a responsive and transparent government and 
a vital element of an engaged and well-informed community. 

C. COMMUNICATION GOALS:

Our goals are to provide citizens, staff, and the general public with timely, accurate, 
clear, and complete information about the policies, programs, services, events, and 
initiatives of the City of Justin. The City of Justin strives:

1. To provide uniform procedures for messaging that will ensure accuracy, City-
wide coordination, and timely responses in any situation involving the City. 

2. To offer planned procedures for coordinating messaging and media relations 
during crisis situations involving the City. 

3. To clarify the expectations of employees of the City and their activity on social 
media platforms or if asked to visit with representatives from any traditional 
media platforms. 

4. To maintain consistency in and throughout all messaging delivered by the City, 
including but not limited to styles, brands, logos, and electronic signatures. 

5. To deliver prompt, courteous, timely, and responsive service sensitive to the 
needs and concerns of residents and the general public. 

D. DUTIES, RESPONSIBILITIES, AND STRUCTURE

The City of Justin Assistant City Manager Abbey Reece directs the efforts of the 
Communications Manager, Krystal Haynes. The Communications Manager is 
responsible for leading all public messaging efforts for the City, maintaining the City’s 
official web presence via the website and social media channels, and engaging with 
local, state, and national credentialed media outlets. All City departments and 
employees authorized to engage in social media networking in an official capacity for 
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their department are to coordinate any messaging activity with the Communications 
Manager and her designee. The Communications Manager is responsible for 
administering the City’s public communication programs and serves as Justin’s Public 
Information Officer. 

The responsibility for assuring complete compliance with the provisions of this policy 
rests with department directors, supervisors, and individual employees. Social media 
users are responsible for staying informed regarding City policies related to their online 
activity. 

E. CITY COMMUNICATIONS CHANNELS:

All City communication platforms and channels, including the website, social media 
channels, and more, provide information on City government, services, and produced 
and/or sponsored events. All existences, activities, and responses on social media sites 
or services are considered an extension of the City's information and communications 
networks.

Website: The City of Justin website, www.cityofjustin.com, is the City’s main information 
portal. Department Heads and/or designated personnel are responsible for reviewing the 
content to ensure it is current, clear, and accurate. Each Department has a designated 
staff member who is trained to manage website updates applicable to their department.

Social Media Platforms: The City appropriates various forms of social media to 
communicate and disseminate information with residents in the way they find most 
convenient. To engage a diverse audience, the City manages and utilizes seven social 
media accounts across five platforms: Facebook, X, Instagram, NextDoor, and LinkedIn. 
New accounts may be added as needed and must be approved by the Communications 
Manager.  

The City of Justin's social media pages are designed to be helpful and informative 
mediums. Any comments made by the public to these sites are reviewed and, while 
comments will not be edited by City personnel, they may be deleted or hidden if they 
violate the comment policy listed below (subject to amendment or modification at any 
time):

1. A comment that includes obscene, indecent, or profane language, pictures, 
and/or videos. 

2. A comment that includes threats, personal attacks, or defamatory statements. 
3. A comment that includes speech directed at the religion, race, color, gender, 

sexual orientation, national origin, ethnicity, age, political beliefs, or any physical 
or mental disability of a person or group.

4. A comment that includes fraudulent, deceptive, or misleading information.
5. A comment that includes harassment or bullying of any kind.
6. A comment that is not related to the posted topic.
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7. Multiple off-topic comments by a single user are repetitive posts copied and 
pasted by multiple users or a spam mechanism.

8. A comment that includes promotion or endorsement of services or products for 
commerce.

9. A comment that violates the proprietary information of any other party.
10. A comment that violates any local, state, or federal laws. 
11. A comment that includes campaign materials promoting or opposing an individual 

in an election for political office. 
12. A comment that includes personally identifiable information, such as addresses, 

phone numbers, social security numbers, or other sensitive information.
13. A comment that includes any links to other Web sites or pages not preapproved 

by the City. 
14. A comment that includes solicitation for political or charitable purposes.

Internal Communications Methods: An impactful internal communications system 
ensures that the City Council and City employees receive essential information and are 
regularly updated on the City’s progress toward meeting its goals and objectives. The 
City currently utilizes the following internal communication strategies:

• Bi-Weekly Update – the City Manager’s weekly newsletter distributed each 
week to the City Council and Executive Staff focusing on events, news, and 
major project updates that occurred during the week. 

• Monthly Internal Newsletter – the Communications Manager provides updates 
on City announcements, initiatives, and highlights to City staff at the beginning of 
each month.

• City-wide Email – employee events, announcements, policy updates and other 
important information is distributed via a City-wide distribution list. Information is 
typically printed and displayed for those employees with limited access to email.

• Informational Meetings – the Human Resources Department and the City 
Manager’s Office schedule informational meetings on topics of particular 
importance to employees, such as Open Enrollment Meetings, and City Manager 
Briefings.  

• Employee Events –events such as the Fall Luncheon, Staff Development Days, 
and the Appreciation Event provide an opportunity for employees to build 
relationships with each other, and for City leadership to convey key messages to 
staff in a fun, informal setting.

F. MEDIA RELATIONS

The City of Justin strives to engage credentialed media members and their outlets 
transparently and collaboratively to promptly disseminate accurate and concise 
information. The Communications staff produces press releases, monitors media 
coverage, and facilitates and executes media inquiries and interviews, among more. The 
communications staff’s goal is to maintain a positive working relationship with local, 
state, and national media outlets to ensure that all aspects of City programs, services, 
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and activities are accurately shared with the stakeholders and the general public. To 
achieve these goals, the City has the following policies for anyone requesting to speak 
on its behalf: 

1. Any media inquiries received by any City of Justin employee, either by written 
request or in person, shall immediately be forwarded or referred to the 
Communications Manager. An example response message is included below. 

a. “Thank you for your inquiry. I am forwarding your message to our 
City spokesperson khaynes@cityofjustin.com.”

2. All City press/news releases, media statements, responses, or other media 
outreach and advisories or announcements must be coordinated with the 
Communications Manager.

Definitions: 

• News/Press Releases: The Communications Department coordinates and 
approves all press/news releases, and they, along with Police and Fire, are the 
only departments authorized by the City Manager to send out news releases. All 
news releases are sent to the media distribution list, archived online, and 
available from the News and Highlights section of the City’s website. Often, news 
releases are made available to the public through the City’s social media 
platforms.

• Statements or Responsive Statements: A statement is a simple quote the City 
releases to the public via a distribution list or social media when very little can be 
said, but the information is necessary to share. A response statement is a similar 
quote given in response to a credentialed news reporter’s specific question and 
is shared only with the inquiring member of the press.

• Media Advisories: A media advisory is an invitation to the media to cover an 
event sponsored by the City. It traditionally appears like a facts sheet, providing 
the topic of the event, speakers, date, time, and location. 

• Press Conferences: Press Conferences are only coordinated by the 
Communications office (and the Public Information Officers for the City when 
necessary). Designated staff will coordinate staging and set-up in conjunction 
with necessary parties.

Important Reminders: 

• The City may withhold responses to media inquiries in the event of ongoing or 
impending investigations or litigation.

• Due to the vast number of reporting mediums, the City will always give 
preference in responding to inquiries from credentialed media representatives 
who work for recognized local, regional, state, or national news outlets.  
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G. CRISIS COMMUNICATIONS

The Communications Manager, in coordination with the City Manager and the Police and 
Fire Chiefs, leads the Emergency Management Leadership team. This team will 
coordinate the communications strategy during a crisis and will be responsible for 
updates and changes to the plan as needed. They will work on the scene with 
emergency management and public safety officials to compile and disseminate accurate 
information to the media and the public in a timely manner.

The predetermined communications flow for a contained emergency event in the City 
includes the City Manager, Mayor, Police and Fire Chiefs, and the Public Information 
Officer. They will immediately contact law enforcement and all public safety officials to 
mobilize to the scene. The PIO will alert necessary department directors and begin 
creating and implementing a communications plan for the event. This plan will include 
social media posts by the City, Police, and Fire as information is released, as well as 
drafting media statements and press releases.

On the occasion that members of the media or press arrive on the scene of an 
emergency event, the City’s Public Information Officer, a role held by the 
Communications Manager, will coordinate with the Fire and Police leadership or on-duty 
staff to organize a designated area for media purposes. The City will communicate 
onsite and through media advisories—via the email database and social media 
platforms—as to when and how often officials will provide information or answer 
questions. Elected officials will report to the Emergency Operations Center (EOC) as 
directed by the Incident or Unified Command System. To prevent the release of sensitive 
or unverified information, elected officials are strongly encouraged to communicate 
directly and exclusively with City staff during emergency situations.

H. WATER BILL INSERTS/FLYERS

Inserts in the City of Justin water bills are at the discretion of the City Manager. These 
inserts are limited to City announcements, information, or the promotion of events 
hosted by the City or its departments. Approval for sharing information or promoting 
events using these inserts is also at the discretion of the City Manager.

I. COMMERCIAL FILM OR PHOTOGRAPHIC USE OF CITY FACILITIES

Only the Assistant City Manager may approve on ground or aerial commercial filming 
and photography including the use of drones on public property for production or 
distribution use. Requests must be submitted by email to the Communications Manager 
and receive approval from the City Manager prior to conducting a shoot. 

J. EXTERNAL COMMUNICATIONS PIECES

All external communications need to be approved by the Communications Manager. To 
receive approval on printed or published materials, including flyers, pamphlets, 
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newsletters, pictures and brochures, please e-mail PDF or JPEG files to 
khaynes@cityofjustin.com. Allow a minimum of two business days for a response. 

Text and artwork must be final to be considered for approval. It must have final imagery, 
logo placement at intended size and location, and final text. No edits may be done after 
the approval process.

In addition to artwork, include in your e-mail the objective of the piece and the audience 
the piece will address. For ads, provide the name of the publication, website, or media 
platform, the ad run dates, and the insertion deadline. For direct marketing pieces, 
provide a specific number of residents/addresses that will receive the piece. 

All external communications pieces must strictly adhere to the Brand Standards Guide. 

K. ALERTING THE COMMUNICATIONS TEAM OF NEWS

In addition to emergency or developing events, the Communications Manager should be 
notified at least two weeks prior to planned events such as: 

• Construction or repair projects that impact traffic flow or parking in the City.
• Meetings of advisory boards and commissions that might need to be announced 

or reported.
• Groundbreaking ceremonies, ribbon cutting events, major bid openings, open 

houses, meetings or seminars involving the City. 
• Announcements of major new ordinances or regulations.
• Hiring of a new Division or Department head or other key position. 
• Awards or recognition given to any City department or employee. 
• Other information that could be helpful for staff and/or residents to know.

L. EMPLOYEES’ PERSONAL USE OF SOCIAL MEDIA/NETWORKING SITES

Access to the Internet using the City's electronic communications systems is a privilege 
and carries responsibilities, including responsible and ethical use. This is true whether 
access is for personal use or related to an employee's job duties. The City of Justin 
reserves the right to access, intercept, monitor, and review all information viewed, 
posted, sent, stored, printed, or received through its communications systems or 
equipment at any time. An employee's use of social media, whether inside or outside of 
work hours, must not interfere with or conflict with the employee's responsibilities or job 
performance, reflect negatively on the City, or violate any social media policy. Protecting 
the City's reputation and ensuring that employee communication within and outside of 
the City reflects positively on the employee as an individual and the City of Justin. 
Personal use of social media sites is strongly discouraged during working hours. The 
City of Justin expects all employees to use good judgment and follow the guidelines set 
out in this policy when posting information on social media, regardless of whether activity 
occurs during or outside work hours.
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User guidelines for employees who wish to engage on personal social media 
accounts:

1. City of Justin employees shall not use a City email address for social media 
accounts. 

2. City of Justin employees may only comment on City-related matters on public 
platforms or outlets if they are an official spokesperson and have the approval to 
do so. 

3. City of Justin employees shall not post images, files, or texts depicting City 
property, equipment, apparel, or personnel in any manner that would adversely 
affect the reputation of the City or a City employee or department.

4. City of Justin employees shall not make insulting or offensive comments on any 
platform or outlet, engage in harassment, libel, or use derogatory speech 
regarding a person's race, age, religion, political preference, national origin, 
disability, sexual orientation, or gender. 

5. City of Justin employees are prohibited from disclosing confidential information or 
information that could breach the City's security in any way. 

6. City of Justin employees may not attribute personal statements or opinions to the 
City when engaging in private postings on social media sites. 

7. While City of Justin employees may encourage eligible residents to engage in the 
political process, endorsing any individual candidates or other ballot items is 
strictly prohibited. 

8. City of Justin employees are prohibited from posting anything that promotes or 
contains illegal or illicit activity of any kind. 

Note: The City of Justin Employee social media Policy can be accessed in Section 9, on 
page 84 of the Employee Manual. 

N.   EMPLOYEE EMAIL USAGE

Employees are to conduct email conversations in a professional and timely manner. Any 
and all activity on a City account is subject to the state’s open records laws. 

O.   OUT OF OFFICE MESSAGING

The Microsoft Outlook “Out of Office” tool should be used during any absence where the 
employee will not be regularly checking and responding to e-mail including but not 
limited to vacation, medical leave, holidays, etc. The information provided on the “Out of 
Office” message, should include the employee’s expected time or day of return, the 
contact information of someone else that might be able to assist, and, when necessary, 
a method by which to reach the employee.

P.    E-MAIL SIGNATURE

All e-mail signatures should use the uniform template with the City of Justin logo and the 
employee’s name, title, office phone number, and cell phone number (if desired). 
Employees are not to embed background images or wallpaper in their e-mails. Please 
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reach out to the Communications team for assistance.  A sample signatures and 
instructions for how to apply them are available here. 

Q.   Logo Use Policy

As guided municipal law, City logos are exclusively used for official City business such 
as City communications, merchandise, facilities, signage, events, and services. The 
Communications Department reserves the right to deviate from these guidelines in 
certain situations, as applicable. Any questions regarding the usage of the City of Justin 
logo should be directed to the Communications Manager. 
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 3. (CONSENT AGENDA) 
 
Title: Consider approving Resolution 759-25 authorizing the City Manager to execute Interlocal 

Cooperation Agreements with Denton County Tax Office for Tax Collections; and take 
appropriate action. 

 
Department: Administration 
 
Contact: Jarrod Greenwood, City Manager 
 

Recommendation: 

Staff recommends approval. 
 

Background: 

Historically, each year the City and Denton County enter into an agreement for tax collection and 
remittance,, allowing Denton County to collect taxes on behalf of the City. Several years ago, the 
County changed the agreement format to be a multi-year agreement that is only signed once and 
renewed automatically each year, unless changes are made.  Since the last executed agreement, Denton 
County has changed some language in it that modifies the collection rate, so this requires Council 
approval of a new agreement. There are a total of six agreements because the County considers the 
City's standard tax collection and each of the five Public Improvement District areas within the 
Timberbrook PID a separate taxing unit, thus requiring an agreement for each one.   
 

City Attorney Review: N/A 
 

Attachments: 

1. Resolution 759-25 Denton County ICA Tax Collection 
2. C09 CITY OF JUSTIN 
3. PID44 TIMBERBROOK PID IA NO 1 
4. PID45 TIMBERBROOK PID 1 MIA 
5. PID64 TIMBERBROOK PID IA #2A 
6. PID65 TIMBERBROOK PID IA #2B 
7. PID86 TIMBERBROOK PID 2 IA#1 
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CITY OF JUSTIN
RESOLUTION 759-25

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF JUSTIN, TEXAS, 
APPROVING INTERLOCAL COOPERATION AGREEMENTS WITH DENTON 
COUNTY FOR THE ASSESSMENT AND COLLECTION OF AD VALOREM 
TAXES; AUTHORIZING THE CITY MANAGER TO EXECUTE SAID 
AGREEMENTS; AND PROVIDING AN EFFECTIVE DATE.

WHEREAS, the City of Justin, Texas (“City”) is a political subdivision of the State of 
Texas authorized to levy and collect ad valorem taxes; and

WHEREAS, Section 6.24 of the Texas Tax Code and Chapter 791 of the Texas 
Government Code authorize municipalities to enter into interlocal agreements with counties for 
the assessment and collection of ad valorem taxes; and

WHEREAS, Denton County, Texas (“County”) has offered to provide such services to 
the City under the terms set forth in the Interlocal Cooperation Agreements for Property Tax 
Assessment and Collection; and

WHEREAS, the City Council has reviewed and desires to approve the agreements 
presented by the Denton County Tax Assessor-Collector; and

WHEREAS, the City Council finds that it is in the best interest of the City and its 
residents to enter into these agreements with Denton County for professional, efficient, and cost-
effective tax collection services.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY 
OF JUSTIN, TEXAS:

SECTION 1: That the Interlocal Cooperation Agreements for Property Tax Assessment 
and Collection between the City of Justin and Denton County, Texas, effective October 1, 2025, 
attached hereto as Exhibits “A”, “B”, “C”, “D”, “E”, “F”, are hereby approved.

SECTION 2: That the City Manager is hereby authorized to execute the agreements and 
any necessary documents associated therewith on behalf of the City.

SECTION 3: If any portion of this Resolution shall, for any reason, be declared invalid 
by any court of competent jurisdiction, such invalidity shall not affect the remaining provisions 
hereof, and the Council hereby determines that it would have adopted this Resolution without the 
invalid provision.

SECTION 4: That this Resolution shall become effective from and after its date 
of passage.
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DULY PASSED and approved by the City Council of the City of Justin, Texas, by a vote 
on this the 22nd day of May, 2025.

            APPROVED:

____________________________________
 James Clark, Mayor

ATTEST:

_____________________________
Amy M. Piukana, City Secretary

APPROVED AS TO FORM:

____________________________________
Matthew Boyle, City Attorney
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Office of Dawn Waye 
 Denton County Tax Assessor – Collector 

      1505 E. McKinney Street 
     Denton, TX  75209 

940-340-3506

May 2, 2025 

Subject: Updated Contract and Parcel Fee Adjustments 

Dear 

I hope this message finds you well.  Enclosed is the updated contract for services 
provided by the Denton County Tax Assessor-Collector’s Office. We value our 
partnership and appreciate the opportunity to continue serving your entity.  

Following our annual review, we revisited the cost basis and breakeven analysis and will 
be implementing a modest per-parcel fee of $1.41, effective October 1, 2025. This 
breakeven adjustment helps offset increased expenses related to staffing, technology, 
postage, and materials broken down below. 

The last adjustment to the parcel fee was implemented in 2018.  In 2021, our printing-
mailing partner notified us that uncontrollable costs had escalated by 51% since the 
original contract had been signed. Although the Commissioners Court authorized an 18% 
increase at that time, the parcel fee charged to taxing entities remained unchanged.   

By statute, parcel fees must achieve a zero net result, meaning the Tax Office is not 
allowed to profit from these charges but allowed to break even. However, over the past 
seven to eight years, we have consistently operated at a deficit, unable to recover the 
actual cost of providing services.  

Key cost increases since 2018 include: 

• Paper costs: Increased by 51%
• Postage rates: Increased by 46%, with seven individual rate hikes during this

period
• Cost of living (based on the PCE Index): Increased by 22.88% from 2018 to

2025
• Cost of living (based on CPI) Increased 27.29% over the same period

RESOLUTION 759-25 
EXHIBIT A
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Office of Dawn Waye 
                      Denton County Tax Assessor – Collector 
                       
 

                                                                1505 E. McKinney Street 
                                                                     Denton, TX  75209 
                                                                          940-340-3506 
 
 

Given these significant cost escalations, the current parcel fee is no longer sufficient to 
meet statutory requirements for cost recovery. 

For entities that do not meet the established parcel benchmark, a minimum annual fee of 
$200 will apply to cover the baseline costs of service. Entities that exceed the benchmark 
and generate fees above this threshold will not be subject to the minimum. 

Key updates include: 

• A new per-parcel fee of $1.41 
• A $200 minimum annual fee for entities below the parcel benchmark 
 

Please review the attached contract and return the signed copy by July 1, 2025 to ensure 
timely continuation of services.   We remain committed to sustainability, transparency, 
efficiency, and maintaining the high standard of service you expect.   

If you have questions or need further clarification, feel free to contact me directly. 

Thank you for your continued partnership. 

Sincerely, 

 

Dawn M. Waye 
Denton County Tax Assessor-Collector 
940-949-3506 Direct 
214-223-6090 Cell  
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THE STATE OF TEXAS § 

COUNTY OF DENTON § 

INTERLOCAL COOPERATION AGREEMENT FOR PROPERTY TAX 

ASSESSMENT AND COLLECTION BETWEEN 

DENTON COUNTY, TEXAS AND CITY/TOWN OF 
 , TEXAS 

 
 
 

INTERLOCAL COOPERATION AGREEMENT –TAX COLLECTION 

 
THIS AGREEMENT is made and entered into by and between DENTON 

COUNTY, a political subdivision of the State of Texas, hereinafter referred to as 

"COUNTY," and  , 

Denton County, Texas, also a political subdivision of the State of Texas, hereinafter 

referred to as "MUNICIPALITY." 

WHEREAS, COUNTY and MUNICIPALITY mutually desire to be subject to 

the provisions of Texas Government Code, Chapter 791 (the Interlocal Cooperation Act), 

and Section 6.24 of the Texas Tax Code; and; 

WHEREAS, MUNICIPALITY has the authority to contract with the COUNTY 

for the COUNTY to act as tax assessor and collector for MUNICIPALITY and COUNTY 

has the authority to so act. 

NOW THEREFORE, COUNTY and MUNICIPALITY, for and in consideration 

of the mutual promises, covenants, and agreements herein contained, do agree as follows: 
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Throughout this Agreement, the term "Property Tax Code" means Title 1 of the 

Texas Tax Code. Throughout this Agreement, the term "tax year" means the calendar year 

in which the applicable tax lien attaches to the taxable property. The term "collection year" 

refers to the period commencing on October 1st of the applicable tax year and continuing 

through the end of the applicable term (September 30th of the following year), in which 

collection and billing services are to be performed under this Agreement. 

 
 

I. 
 

The effective date of this Agreement shall be October 1, 2025. The initial term of 

this Agreement shall be for a period of one year beginning on the effective date and 

ending on, September 30, 2026. The initial term of the Agreement is for tax year 2025 

property tax rate calculation, billing and collection services. Following the initial 

term, this Agreement shall automatically renew for subsequent one-year terms, unless 

written notice of termination is provided by COUNTY or MUNICIPALITY no later 

than one hundred-eighty (180) days prior to the expiration date of the then- current term of 

the Agreement. If said notice is provided, this Agreement shall terminate at the end of the 

then-current term. Each renewal term shall be for property tax rate calculation, billing and 

collection services for the applicable tax year (the first renewal term will be for tax 

year 2026, the second renewal terms for tax year 2027, etc.). 

II. 
 

For the purposes and consideration herein stated and contemplated, COUNTY 
 

shall provide the following necessary and appropriate services for MUNICIPALITY to 
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the maximum extent authorized by this Agreement, without regard to race, sex, religion, 

color, age, disability, or national origin: 

1. COUNTY, by and through its duly qualified tax assessor/collector, shall 

serve as tax assessor/collector for MUNICIPALITY for ad valorem tax collection for the 

tax year. COUNTY agrees to perform all necessary ad valorem assessing and collecting 

duties for MUNICIPALITY and MUNICIPALITY does hereby expressly authorize 

COUNTY to do and perform all acts necessary and proper to assess and collect taxes for 

MUNICIPALITY. COUNTY agrees to collect base taxes, penalties, interest, and 

attorney's fees. 

2. COUNTY agrees to prepare and mail all current and delinquent tax 

statements required by statute, supplemental changes for applicable property accounts, as 

well as prepare and mail any other mailing as deemed necessary and appropriate by 

COUNTY; provide daily, monthly and annual collection reports to MUNICIPALITY; 

prepare tax certificates; develop and maintain both current and delinquent tax rolls, 

disburse tax monies to MUNICIPALITY daily (business day) based on prior day tax 

postings, approve and refund overpayment or erroneous payment of taxes for 

MUNICIPALITY pursuant to Property Tax Code Chapter 31 from available current tax 

collections of MUNICIPALITY; and to meet the requirements of Section 26.04 and 

Chapter 42, Subchapter C and develop and maintain such other records and forms as are 

necessary or required by State law, rules, or regulations. If daily disbursal is to be delayed, 

COUNTY will notify MUNICIPALITY in the secured web entity folder the reason for 

the delay. 
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3. COUNTY further agrees that it will make for MUNICIPALITY the 

property tax rate calculations required by Property Code Section 26.04 (currently identified 

in the Section by the terms "no new revenue tax rate" and "voter-approval tax rate"), and 

will do so in accordance with all requirements therein. All such rate calculations will be 

performed using only the Texas State Comptroller’s “Truth In Taxation” formulas, and at 

no additional cost to MUNICIPALITY. The information concerning the rate calculations 

described in this Article II.3 and publications will be provided to MUNICIPALITY in the 

form prescribed by the Comptroller of Public Accounts of the State of Texas, and as 

required by Property Tax Code Chapter 26. MUNICIPALITY shall be responsible for all 

publications as required by Chapter 26. In the event MUNICIPALITY requires early 

calculation based on certified estimate values, COUNTY will perform the tax rate 

calculations described in this Article II.3. and provide the required publications to 

MUNICIPALITY in the same manner as performing the tax rate calculations pursuant to 

the annual appraisal district reports required to be Certified on July 25 of each tax year. 

4. COUNTY agrees, upon request, to offer guidance and the necessary forms 

for posting notices as required by Chapter 26 of the Property Tax Code if 

MUNICIPALITY requests such no less than 7 days in advance of the intended publication 

date. MUNICIPALITY must approve all calculations and notices, in the format required 

by COUNTY and Property Tax Code Chapter 26. The accuracy and timeliness of all 

required notices are the responsibility of MUNICIPALITY. COUNTY will update tax 

transparency databases, as required in Property Tax Code Sections 

26.17(b),(5A,B),(7),(12),(13)  and  26.17(e)(2)  with  applicable  Truth  In  Taxation 
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worksheets and Notices. MUNICIPALITY is responsible for any other required 

information posted on a tax transparency database. This Agreement is subject to and the 

parties herein shall comply with all applicable provisions of the Property Tax Code and all 

other applicable Texas statutes. COUNTY will submit to MUNICIPALITY approval 

forms of the tax rate calculation and required notices. MUNICIPALITY must return 

executed approval forms to tax assessor/collector as required by law and this agreement. 

5. Should MUNICIPALITY vote to increase its tax rate above the statutory 

voter approval limit (also known as the "rollback" or the "voter approval" rate), the required 

publication of notices shall be the responsibility of the MUNICIPALITY. Should 

MUNICIPALITY roll back the tax rate as a result of Tax Rate Election, the required 

publication of notices shall be the responsibility of MUNICIPALITY. 

6. COUNTY agrees to develop and maintain written policies and procedures 

of its operation. COUNTY further agrees to make available full information about the 

operation of the County Tax Office to MUNICIPALITY, and to promptly furnish written 

reports to keep MUNICIPALITY informed of all financial information affecting it. 

7. MUNICIPALITY agrees to promptly deliver to COUNTY all records that 

it has accumulated and developed in the assessment and collection of taxes, and to 

cooperate in furnishing or locating any other information and records needed by COUNTY 

to perform its duties under the terms and conditions of this Agreement. 

8. COUNTY agrees to allow an audit of the tax records of MUNICIPALITY 

in COUNTY’S possession during normal working hours with at least 72 hours advance, 

written notice to COUNTY. The expense of any and all such audits shall be paid by 

MUNICIPALITY. A copy of any and all such audits shall be furnished to COUNTY. 
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9. If required by MUNICIPALITY, COUNTY agrees to obtain a surety bond 

for the County Tax Assessor/Collector. Such bond will be conditioned upon the faithful 

performance of the tax assessor/collector’s lawful duties, will be made payable to 

MUNICIPALITY and in an amount determined by the governing body of 

MUNICIPALITY. The premium for any such bond shall be borne solely by 

MUNICIPALITY. 

10. COUNTY agrees that it will post a notice on its website, as a reminder that 

delinquent tax penalties will apply to all assessed taxes that are not paid by January 31st of 

the collection year. 

11. COUNTY agrees that it will post to a secure website collection reports for 

MUNICIPALITY listing current taxes, delinquent taxes, penalties and interest on a daily 

basis through September 30th of the collection year. COUNTY will provide monthly 

Maintenance and Operation (hereinafter referred to as “MO”), and Interest and Sinking 

(hereinafter referred to as “IS”) collection reports; provide monthly recap reports; and 

provide monthly attorney fee collection reports. 

12. MUNICIPALITY retains its right to select its own delinquent tax 

collection attorney and COUNTY agrees to reasonably cooperate with the attorney 

selected by MUNICIPALITY in the collection of delinquent taxes and related activities. 

13. MUNICIPALITY will provide COUNTY with notice of any change in 

collection attorney at least 7 days before the effective date of the new collection attorney 

contract. 
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III. 
 

COUNTY hereby designates the Denton County Tax Assessor/ Collector to act on 

behalf of the County Tax Office and to serve as Liaison for COUNTY with 

MUNICIPALITY. The County Tax Assessor/Collector, and/or his/her designated 

substitute, shall ensure the performance of all duties and obligations of COUNTY; shall 

devote sufficient time and attention to the execution of said duties on behalf of COUNTY 

in full compliance with the terms and conditions of this Agreement; and shall provide 

immediate and direct supervision of the County Tax Office employees, agents, contractors, 

subcontractors, and/or laborers, if any, in the furtherance of the purposes, terms and 

conditions of this Agreement for the mutual benefit of COUNTY and MUNICIPALITY. 

 
 

IV. 

COUNTY accepts responsibility for the acts, negligence, and/or omissions related 

to property tax service of all COUNTY employees and agents, sub-contractors and/or 

contract laborers, and for those actions of other persons doing work under a contract or 

agreement with COUNTY to the extent allowed by law. 

V. 
 

MUNICIPALITY accepts responsibility for the acts, negligence, and/or omissions 

of all MUNICIPALITY employees and agents, sub-contractors and/or contract laborers, 

and for those of all other persons doing work under a contract or agreement with 

MUNICIPALITY to the extent allowed by law. 
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VI. 
 

MUNICIPALITY understands and agrees that MUNICIPALITY, its employees, 

servants, agents, and representatives shall at no time represent themselves to be employees, 

servants, agents, and/or representatives of COUNTY. COUNTY understands and agrees 

that COUNTY, its employees, servants, agents, and representatives shall at no time 

represent themselves to be employees, servants, agents, and/or representatives of 

MUNICIPALITY. 

VII. 
 

In this Article VII, the term “Prior TY Parcel Count” means the total number of 

parcels listed on MUNICIPALITY’s preceding tax year Tax Roll on September 30th of 

the tax year. For the services rendered during the tax year, MUNICIPALITY agrees to 

pay COUNTY for the receipting, bookkeeping, issuing, and mailing of tax statements as 

follows: 

1. The County Budget Office establishes collection rates annually based on a 

survey of actual annual costs incurred by the County in performing tax collection services. 

The collection rate for each tax year, referred to in this Article VII as the “Per Parcel Rate,” 

is approved by County Commissioners’ Court, and all entities are assessed the same Per 

Parcel Rate, except that, if that Per Parcel Rate multiplied by the entity’s Prior TY Parcel 

Count equals less than $200, the entity will be assessed a flat fee of $200. Following 

approval of the Per Parcel Rate for each tax year, COUNTY will, at least sixty (60) days 

prior to the expiration date of the then-current term of this Agreement, provide 

MUNICIPALITY with written notice of that rate. 

2. The current tax statements will be mailed by October 10th of the tax year or 

as soon thereafter as practical. The MUNICIPALITY must adopt its tax year tax rate on 
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or before September 30th of the applicable tax year, if that rate does not exceed the voter- 

approval tax rate. MUNICIPALITY must adopt a tax rate that exceeds the voter-approval 

tax rate not later than the deadline set forth in Property Tax Code Section 26.05(a) and 

Election Code 3.005 and 41.001. In order to expedite mailing of tax statements, 

MUNICIPALITY shall adopt and then deliver its adopted tax rate to COUNTY no later 

than the applicable adoption deadline described herein. Failure by MUNICIPALITY to 

adopt and then deliver the adopted tax rate to COUNTY by said applicable adoption 

deadline may result in delay of processing and mailing MUNICIPALITY tax statements. 

MUNICIPALITY agrees to assume the costs for additional delayed tax statements, 

processing and mailing as determined by COUNTY. An additional notice will be sent 

during the month of March following the initial mailing provided that MUNICIPALITY 

has requested such a notice on or before February 28th of the collection year.  

3. At least 30 days, but no more than 60 days prior to April 1st of the collection 

year and following the initial mailing, a delinquent tax statement meeting the requirements 

of Section 33.11 of the Property Tax Code will be mailed to the owner of each parcel 

having delinquent taxes. 

4. At least 30 days, but no more than 60 days prior to July 1st of the collection 

year and following the initial mailing, a delinquent tax statement meeting the requirements 

of Section 33.07 of the Property Tax Code will be mailed to the owner of each parcel 

having delinquent taxes. 

5. For accounts that become delinquent on or after June 1st of the collection 

year, COUNTY shall mail a delinquent tax statement meeting the requirements of Section 

33.08 of the Property Tax Code to the owner of each parcel having delinquent taxes. 
 

6. For accounts that become delinquent on February 1st of the tax year, 
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COUNTY, in its sole discretion, may mail a reminder notice to the owner of each parcel 

having delinquent taxes not including February 33.11 notices. 

7. In event of a tax rate change resulting from a rollback or tax approval 

election that takes place after tax bills for MUNICIPALITY have been mailed, 

MUNICIPALITY agrees to pay COUNTY a programming charge of $5,000.00. 

COUNTY, pursuant to Property Tax Code Section 26.07(f) or 26.075(j) will mail corrected 

statements to the owner of each property. The fee for this service will be the same Per 

Parcel Rate described in paragraphs 1, 9 and 10 of this Article VII. When a refund is 

required per Property Tax Code Section 26.07(g) or 26.075(k) COUNTY will charge a 

$1.00 processing fee per check, in addition to the corrected statement mailing costs. 

Issuance of refunds, in the event of a successful rollback election, will be the responsibility 

of the COUNTY. MUNICIPALITY will be billed for the refunds, postage and processing 

fees. 

8. MUNICIPALITY understands and agrees that COUNTY will, no later 

than January 31st of the tax year, deduct from current collections of MUNICIPALITY the 

"Total Cost" of providing all services described in paragraphs 2-6 of this Article VII. This 

"Total Cost" includes any such services that have not yet been performed at the time of 

deduction.  

9. During the initial term of this Agreement, the "Total Cost" of providing all 

services described in paragraphs 2-6 of this Article VII shall be the total of: $1.41 (the “TY 2025 

Per Parcel Rate”) multiplied by MUNICIPALITY's Prior TY Parcel Count, provided that, if the 

TY 2025 Per Parcel Rate of $1.41 multiplied by the Prior TY Parcel Count equals less than 

$200.00 (if the total number of parcels listed on MUNICIPALITY’s preceding tax year 

Tax Roll on September 30th of the tax year is 141 or less), then the “Total Cost” of 
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providing all services described in paragraphs 2-6 shall be a flat amount of $200.00.  

10. During the first and second renewal terms of this agreement, and provided 

that COUNTY has provided MUNICIPALITY with notice of the Per Parcel Rate as 

described in paragraph 1 of this Article VII, the “Total Cost” of providing all services 

described in paragraphs 2-6 of this Article VII shall be the total of:  The Per Parcel Rate 

approved by Commissioners Court for the applicable tax year (the TY 2026 Per Parcel 

Rate and the TY 2027 Per Parcel Collection Rate, respectively) multiplied by the 

MUNICIPALITY’s then Prior TY Parcel Count, provided that, if the applicable Per 

Parcel Rate multiplied by the applicable Prior TY Parcel Count equals less than $200.00, 

then the Total Cost of providing all services described in paragraphs 2-6 shall be a flat fee 

of $200. In the event COUNTY does not provide MUNICIPALITY with notice of the 

per parcel rate as described in paragraph 1 of this Article VII, the per parcel rate charged 

during the preceding term will apply. 

11. In the event that a rollback or tax rate approval election as described in 

paragraph 7 of this Article VII takes place, COUNTY shall bill MUNICIPALITY for the 

applicable programming charge, check processing fees, refunds paid, and refund postage 

costs. MUNICIPALITY shall pay COUNTY all billed amounts within 30 days of its 

receipt of said bill. In the event costs for additional delayed tax statements, processing and 

mailing are incurred as described in paragraph 2 of this Article VII, COUNTY shall bill 

MUNICIPALITY for such amounts. MUNICIPALITY shall pay COUNTY all such 

billed amounts within 30 days of its receipt of said bill. 
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VIII. 
 

COUNTY agrees to remit all taxes, penalties, and interest collected on 

MUNICIPALITY's behalf and to deposit such funds into the MUNICIPALITY’s 

depositories, as designated: 

1. For deposits of tax, penalties, and interest, payment shall be by wire transfer 

or ACH to MUNICIPALITY's depository accounts only, and segregated into the 

appropriate MO and IS accounts, as applicable, specified on the Direct Deposit 

Authorization executed between the MUNICIPALITY and COUNTY. Only in the event 

of failure of electronic transfer protocol will a check for deposits of tax, penalty and interest 

be sent by mail to MUNICIPALITY. 

2. In anticipation of renewal of this Agreement, COUNTY further agrees that 

deposits will be made daily through September 30th of the collection year. It is expressly 

understood, however, that this obligation of COUNTY shall not survive termination of this 

Agreement, whether by termination by either party or by failure of the parties to renew this 

Agreement. 

3. In event that COUNTY experiences shortage in collections as a result of an 

outstanding tax debt of MUNICIPALITY, the MUNICIPALITY agrees a payment in the 

amount of shortage shall be made by check or ACH to COUNTY within 15 days after 

notification of such shortage. Failure to remit payment of shortage restricts release of 

collected taxes until such time as payment is remitted. 

 
IX. 

In the event of termination, the terminating party shall be obligated to make 

such payments as are required by this Agreement through the balance of the tax year in 

which notice is given. COUNTY shall be obligated to provide services pursuant to this 

Page 50 of 478



Page 13 of 15 Municipality ILA (2025) 
     

Agreement during such period. 

X. 

This Agreement represents the entire agreement between MUNICIPALITY and 

COUNTY and supersedes all prior negotiations, representations, and/or agreements, either 

written or oral. This Agreement may be amended only by written instrument signed by the 

governing bodies of both MUNICIPALITY and COUNTY or those authorized to sign on 

behalf of those governing bodies. 

XI. 

Any and all written notices required to be given under this Agreement shall be delivered 

or mailed to the listed addresses: 

COUNTY: 

County Judge of Denton County 
1 Courthouse Dr Ste 3100 
Denton, Texas 76209 
Telephone: 940-349-2820 

MUNICIPALITY: 

Page 51 of 478



Page 14 of 15 Municipality ILA (2025) 
     

XII. 

MUNICIPALITY hereby designates   to act on 

behalf of MUNICIPALITY, and to serve as Liaison for MUNICIPALITY to ensure the 

performance of all duties and obligations of MUNICIPALITY as stated in this Agreement. 

MUNICIPALITY’s designee shall devote sufficient time and attention to the execution 

of said duties on behalf of MUNICIPALITY in full compliance with the terms and 

conditions of this Agreement; shall provide immediate and direct supervision of the 

MUNICIPALITY employees, agents, contractors, subcontractors, and/or laborers, if any, 

in the furtherance of the purposes, terms and conditions of this Agreement for the mutual 

benefit of MUNICIPALITY and COUNTY. 

XIII. 

In the event that any portion of this Agreement shall be found to be contrary to law, 

it is the intent of the parties that the remaining portions shall remain valid and in full force 

and effect to the extent possible. 

XIV. 

The undersigned officers and/or agents of the parties are the properly authorized 

officials and have the necessary authority to execute this agreement on behalf of the parties. 

Each party hereby certifies to the other that any resolutions necessary for this Agreement 

have been duly passed and are now in full force and effect. 

Executed in triplicate originals this,  day of 

20 . 
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MUNICIPALITY 

City/Town: 
Streetaddress: 
City, state,zip: 
Email: 
Phone: 

BY: 
Name: 
Title: 

ATTEST: 

BY: 
Name 
Title 

COUNTY 

Denton County Texas 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 

BY: 
Honorable Andy Eads 
County Judge 

ATTEST: 

BY: 
Juli Luke 
Denton County Clerk 

APPROVED FORM AND CONTENT: 

Dawn Waye
Denton County 
Tax Assessor/Collector 
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THE STATE OF TEXAS § 

COUNTY OF DENTON § 

INTERLOCAL COOPERATION AGREEMENT FOR PROPERTY 
ASSESSMENTS ASSESSMENT AND COLLECTION BETWEEN DENTON 

COUNTY, TEXAS AND 

CITY/TOWN OF PUBLIC 
IMPROVEMENT DISTRICT 

INTERLOCAL COOPERATION AGREEMENT –ASSESSMENTS 
COLLECTION 

THIS AGREEMENT is made and entered into by and between DENTON 

COUNTY, a political subdivision of the State of Texas, hereinafter referred to as 

"COUNTY," and  , Denton 

County, Texas, also a political subdivision of the State of Texas, hereinafter referred to as 

"CITY/TOWN." 

WHEREAS, COUNTY and CITY/TOWN mutually desire to be subject to the 

provisions of Texas Government Code, Chapter 791, the Interlocal Cooperation Act, and; 

WHEREAS, pursuant to Chapter 372 of the Texas Local Government Code, 

Subchapter A, CITY/TOWN has created the 

PUBLIC IMPROVEMENT DISTRICT, hereinafter referred to as DISTRICT, and 

has levied special assessments on properties within the boundaries of the 

CITY/TOWN, and 

RESOLUTION 759-25 
EXHIBIT B

Page 54 of 478



2 of 14                                                       Multi-Year Fixed Lien PID Assessment ILA 2025  

WHEREAS, pursuant to §372.0175 of the Texas Local Government Code, 

CITY/TOWN has the authority to contract with the COUNTY to perform the duties of 

CITY/TOWN relating to collection of special assessments levied by DISTRICT under 

Chapter 372, Subchapter A, and, 

 
NOW THEREFORE, COUNTY and CITY/TOWN, for and in consideration of 

the mutual promises, covenants, and agreements herein contained, do agree as follows: 

Throughout this Agreement, the term "Property Tax Code" means Title 1 of 

the Texas Tax Code. Throughout this Agreement, the term "tax year" means the 

calendar year in which the applicable tax lien attaches to the taxable property. The term 

“collection year” refers to the period commencing on October 1st of the applicable tax 

year and continuing through the end of the applicable term (September 30th of the 

following year), in which collection and billing services are to be performed under this 

Agreement.  

I. 
 

The effective date of this Agreement shall be October 1, 2025. The initial 

term of this Agreement shall be for a period of one year beginning of the effective 

date and ending September 30, 2026. The initial term of this Agreement is for tax year 

2025 property tax rate calculation, billing and collection services. Following the initial 

term, this Agreement shall automatically renew for subsequent one-year terms, 

unless written notice of termination is provided by COUNTY or CITY/TOWN no 

later than one hundred-eighty (180) days prior to the expiration date of the then-

current term of the Agreement. If said notice is provided, this Agreement shall 

terminate at the end of the then- current term. Each renewal term shall be for property tax 

rate calculation, billing and collection services for the applicable tax year (the first 
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renewal term will be for tax year 2026, the second renewal terms for tax year 2027, 

etc.). 

II. 
 

For the purposes and consideration herein stated and contemplated, COUNTY 

shall provide the following necessary and appropriate services for CITY/TOWN to the 

maximum extent authorized by this Agreement, without regard to race, sex, religion, color, 

age, disability, or national origin: 

1. COUNTY, by and through its duly qualified Tax Assessor-Collector, shall 

collect DISTRICT assessments for current tax year. CITY/TOWN does hereby expressly 

authorize COUNTY and COUNTY agrees to do and perform for CITY/TOWN all acts 

necessary and proper to collect said DISTRICT assessments. COUNTY agrees to collect base 

assessments, penalties, interest, and attorney's fees. 

2. COUNTY agrees to prepare and mail all assessment statements (included on the 

tax statement for each parcel, provide daily, monthly and annual collection reports to 

CITY/TOWN, maintain both current and delinquent assessment rolls, disburse assessment 

monies to CITY/TOWN daily (business day) based on prior day assessment postings, and to 

develop and maintain such other records and forms as are necessary or required by State law, 

rules or regulations to CITY/TOWN. If daily disbursal is to be delayed, COUNTY will 

notify CITY/TOWN in the secured web entity folder the reason for the delay. 

3. If COUNTY determines, based on DISTRICT assessment roll, that a person 

erred in paying a DISTRICT assessment by making a duplicate or erroneous payment 

COUNTY agrees to refund the payment to the person who erred in making it from current 

DISTRICT assessment collections. COUNTY agrees that such refund will be made as soon 

as practicable after COUNTY discovers the erroneous payment. The refund shall be 

accompanied by a description of the property subject to the assessment sufficient to identify 
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the property. If the property is assigned an account number, COUNTY shall include that 

number. 

4. If COUNTY determines, based on DISTRICT assessment roll, that there has 

been an overpayment of a DISTRICT assessment, COUNTY shall send the owner a refund 

application. Upon owner’s return of the accurate and fully completed refund application, 

COUNTY will issue, from current DISTRICT assessment collections, a refund of the 

overpayment. 

5. COUNTY agrees to develop and maintain written policies and procedures 

of its operation. COUNTY further agrees to make available full information about the 

operation of the County Tax Office to CITY/TOWN, and to promptly furnish written 

reports to keep CITY/TOWN informed of all financial information affecting it. 

6. CITY/TOWN agrees to promptly deliver to COUNTY all records that it 

has accumulated and developed in the assessment and collection of assessments, and to 

cooperate in furnishing or locating any other information and records needed by COUNTY 

to perform its duties under the terms and conditions of this Agreement. 

7. COUNTY agrees to allow an audit of the assessment collection records of 

CITY/TOWN in COUNTY’S possession during normal working hours with at least 72 

hours advance, written notice to COUNTY. The expense of any and all such audits shall 

be paid by CITY/TOWN. A copy of any and all such audits shall be furnished to 

COUNTY. 

8. COUNTY agrees that it will post a notice on its website, as a reminder that 

delinquent assessment penalties will apply to all assessments that are not paid by January 

31st of the collection year. 
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9. COUNTY agrees that it will post to a secure website collection reports for 

CITY/TOWN listing current assessments, delinquent assessments, and penalties and 

interest on a daily basis through September 30th of the collection year. COUNTY will 

provide monthly collection reports; provide monthly recap reports; and provide monthly 

attorney fee collection reports. 

10. CITY/TOWN retains its right to select its own delinquent collection 

attorney and COUNTY agrees to reasonably cooperate with the attorney selected by 

CITY/TOWN in the collection of delinquent assessments and related activities. 

11. CITY/TOWN will provide COUNTY with notice of any change in 

collection attorney at least 7 days before the effective date of the new collection attorney 

contract. 

12. For assessments that become delinquent on February 1st of the tax year, 

COUNTY, in its sole discretion, may mail a reminder notice to the owner of each parcel 

having delinquent assessments. 

III. 
 

COUNTY hereby designates the Denton County Tax Assessor/ Collector to act on 

behalf of the County Tax Office and to serve as Liaison for COUNTY with CITY/TOWN. 

The County Tax Assessor/Collector, and/or his/her designated substitute, shall ensure the 

performance of all duties and obligations of COUNTY; shall devote sufficient time and 

attention to the execution of said duties on behalf of COUNTY in full compliance with the 

terms and conditions of this Agreement; and shall provide immediate and direct 

supervision of the County Tax Office employees, agents, contractors, subcontractors, 

and/or laborers, if any, in the furtherance of the purposes, terms and conditions of this 
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Agreement for the mutual benefit of COUNTY and CITY/TOWN. This Agreement is 

subject to and the parties herein shall comply with all applicable provisions of the Texas 

Property Tax Code and all other applicable Texas statutes. 

IV. 
 

COUNTY accepts responsibility for the acts, negligence, and/or omissions related 

to property assessments service of all COUNTY employees and agents, sub-contractors 

and/or contract laborers, and for those actions of other persons doing work under a contract 

or agreement with COUNTY to the extent allowed by law. 

It is understood and agreed between COUNTY and CITY/TOWN that the 

CITY/TOWN, in performing its obligations hereunder, is acting independently, and the 

COUNTY assumes no responsibility or liabilities in connection therewith to third parties. It is 

further understood and agreed between COUNTY and CITY/TOWN that the COUNTY, in 

performing its obligations hereunder, is acting independently, and the CITY/TOWN assumes 

no responsibilities in connection therewith to third parties. Nothing in this AGREEMENT is 

intended to benefit any third party beneficiary. 

CITY/TOWN agrees that it will protect, defend, indemnify, and hold harmless 

COUNTY and all of its officers, agents, and employees from and against all claims, demands, 

causes of action, damages, judgments, losses and expenses, including attorney’s fees, of 

whatsoever nature, character, or description that any person or entity has or may have arising 

from or on account of any injuries or damages received or sustained by person, persons, or 

property, on account of or arising out of, or in connection with the performance of the services, 

including without limiting the generality of the foregoing, any negligent act or omission of the 

CITY/TOWN or any employee, officer, agent, subcontractor, servant, invitee, or assignee of 

Page 59 of 478



7 of 14                                                   Multi-Year Fixed Lien PID Assessment ILA 2025  

the CITY/TOWN in the execution or performance of this AGREEMENT. This provision 

shall survive the termination of this AGREEMENT. 

V. 

CITY/TOWN accepts responsibility for the acts, negligence, and/or omissions of 

all CITY/TOWN employees and agents, sub-contractors and/or contract laborers, and for 

those of all other persons doing work under a contract or agreement with CITY/TOWN to 

the extent allowed by law. 

VI. 
 

CITY/TOWN understands and agrees that CITY/TOWN, its employees, servants, 

agents, and representatives shall at no time represent themselves to be employees, servants, 

agents, and/or representatives of COUNTY. COUNTY understands and agrees that 

COUNTY, its employees, servants, agents, and representatives shall at no time represent 

themselves to be employees, servants, agents, and/or representatives of CITY/TOWN. 

VII. 
 

In this Article VII, the term “Prior TY Parcel Count” means the total number of 

parcels listed on CITY’s/TOWN’s preceding tax year PID Assessment Roll on 

September 30th of the tax year. For the services rendered during the assessment year, 

CITY/TOWN agrees to pay COUNTY for the receipting, bookkeeping, issuing, and 

mailing of assessment statements as follows: 

1. The County Budget Office establishes collection rates annually based on a 

survey of actual annual costs incurred by the County in performing assessments collection 

services. The collection rate for each tax year, referred to in this Article VII as the “Per 

Parcel Rate,” is approved by County Commissioners’ Court, and all entities are assessed 

the same per parcel collection rate, except that, if that Per Parcel Rate multiplied by the 
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entity’s Prior TY Parcel Count equals less than $200, the entity will be assessed a flat fee 

of $200. Following approval of the Per Parcel Rate for each assessments year, COUNTY 

will, at least sixty (60) days prior to the expiration date of the then-current term of this 

Agreement, provide CITY/TOWN with written notice of that rate. 

2. The current assessment statements will be mailed by October 10th of the 

assessments year or as soon thereafter as practical. If CITY/TOWN does not provide 

COUNTY with the fixed lien assessment levied and the assessment roll by 

CITY/TOWN’s governing body under Local Government Code Section 372.017 on or 

before September 10th, COUNTY may, in addition to the costs set forth in paragraph 10 

(initial term costs) or paragraph 11 (renewal term costs) of this Article VII, whichever is 

applicable, charge CITY/TOWN a $5,000 late processing fee.  The assessment roll is to 

be accompanied by the resolution passed by the governing body for the current assessment 

year. All assessments 

become due on receipt of the assessment/tax statement each year. The DISTRICT 

assessment shall be entered in to the COUNTY records as a fixed lien and applied to the 

properties assessed by the DISTRICT as reflected on the APPRAISAL DISTRICT 

records submitted to COUNTY. An additional notice will be sent during the month of 

March following the initial mailing provided that CITY/TOWN has requested such a 

notice on or before February 28th of the collection year. 

3. All unpaid assessments become delinquent on February 1st of the year 

following the assessment year. Penalty and interest fees accrue at the same rate and time 

schedule as the same year’s ad valorem property tax. (Property Tax Code, Section 31.02(a) 

and 33.01(a)). 

4. Delinquent assessment collection attorneys become involved at the same 
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times as do the delinquent ad valorem property tax attorneys. (Property Tax Code, Sections 

6.30, 33.07, 33.08, 33.11, and 33.48). 

5. At least 30 days, but no more than 60 days prior to April 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.11 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

6. At least 30 days, but no more than 60 days prior to July 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.07 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

7. For accounts that become delinquent on or after June 1st of the collection 

year, COUNTY shall mail a delinquent assessments statement meeting the requirements 

of Section 33.08 of the Property Tax Code to the owner of each parcel having delinquent 

assessments. 

8. In the event DISTRICT levies a supplemental corrected assessment by 

order of its governing body after the assessment statements have already been mailed, 

CITY/ TOWN shall provide COUNTY with an updated assessment roll identifying the 

corrected assessments levied by DISTRICT’S governing body under Local Government 

Code Section 372.017, as corrected by any supplemental assessments levied by its 

governing body under Section 372.019. CITY/TOWN agrees to pay COUNTY a 

programming charge of $5,000.00. COUNTY will mail corrected statements to the 

owner of each affected parcel. The DISTRICT assessment shall be entered into the 

COUNTY records as a fixed lien and applied to the properties assessed by the 

DISTRICT as reflected on the Appraisal District records submitted to COUNTY. The 

corrected assessment is to be accompanied by the resolution passed by the governing 
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body for the assessment year. The fee for the services performed by COUNTY under 

this paragraph 8 will be the Per Parcel Rate approved by Commissioners Court for the 

applicable tax year multiplied by the CITY’s/TOWN’s then Prior TY Parcel Count, 

provided that, if the applicable Per Parcel Rate multiplied by the applicable Prior TY 

Parcel Count equals less than $200.00, then the Total Cost of providing all services 

described in paragraphs 2-6 shall be a flat fee of $200. When a refund is required per 

Property Tax Code Section 26.07(g), COUNTY will charge a $1.00 processing fee per 

check, in addition to the corrected statement mailing costs. Issuance of refunds, in the 

event of a corrected assessment roll, will be the responsibility of COUNTY. 

CITY/TOWN will be billed for the refunds, postage and processing fees. 

9. CITY/TOWN understands and agrees that COUNTY will, no later than 

January 31st of the assessment year, deduct from current collections of CITY/TOWN the 

"Total Cost" of providing all services described in Sections 1-5 above. This "Total Cost" 

includes any such services that have not yet been performed at the time of deduction.  

10. During the initial term of this Agreement, the "Total Cost" of providing all 

services described in paragraphs 2-6 of this Article VII shall be the total of: $1.41 (the 

"TY 2025 Per Parcel Rate”) multiplied by CITY/TOWN's Prior TY Parcel Count, 

provided that, if the TY 2025 Per Parcel Rate of $1.41 multiplied by the Prior TY Parcel 

Count equals less than $200.00 , then the “Total Cost” of providing all services described 

in paragraphs 2-6 shall be a flat amount of $200.00.  

11. During the first and second renewal terms of this agreement, and provided 

that COUNTY has provided CITY/TOWN with notice of the Per Parcel Rate as 

described in paragraph 1 of this Article VII, the “Total Cost” of providing all services 

described in paragraphs 2-6 of this Article VII shall be the total of:  The Per Parcel Rate 
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approved by Commissioners Court for the applicable tax year (the TY 2026 Per Parcel 

Rate and the TY 2027 Per Parcel Collection Rate, respectively) multiplied by the 

CITY’s/TOWN’s then Prior TY Parcel Count, provided that, if the applicable Per 

Parcel Rate multiplied by the applicable Prior TY Parcel Count equals less than $200.00, 

then the Total Cost of providing all services described in paragraphs 2-6 shall be a flat 

fee of $200. In the event COUNTY does not provide CITY/TOWN with notice of the 

per parcel rate as described in paragraph 1 of this Article VII, the per parcel rate charged 

during the preceding term will apply. 

12. In the event costs for additional delayed assessments statements, 

processing and mailing are incurred as described in Section 1, COUNTY shall bill 

CITY/TOWN for such amounts. CITY/TOWN shall pay COUNTY all such billed 

amounts within 30 days of its receipt of said bill. 

VIII. 
 

COUNTY agrees to remit all assessments, penalties, and interest collected on 

CITY/TOWN's behalf and to deposit such funds into the CITY/TOWN’s depositories, 

as designated: 

1. For deposits of assessments, penalties, and interest, payment shall be by 

wire transfer or ACH to CITY/TOWN's depository accounts only as applicable, specific 

on the Direct Deposit Authorization executed between the CITY/TOWN and COUNTY. 

Only in the event of failure of electronic transfer protocol will a check for deposits of 

assessments, penalty and interest be sent by mail to CITY/TOWN. 

2. In anticipation of renewal of this Agreement, COUNTY further agrees that 

deposits will be made daily through September 30th of the collection year. It is expressly 

understood, however, that this obligation of COUNTY shall not survive termination of this 
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Agreement, whether by termination by either party or by failure of the parties to renew this 

Agreement. 

3. In event that COUNTY experiences shortage in collections as a result of an 

outstanding assessment debt of CITY/TOWN, the CITY/TOWN agrees a payment in the 

amount of shortage shall be made by check or ACH to COUNTY within 15 days after 

notification of such shortage. Failure to remit payment of shortage restricts release of 

collected assessments until such time as payment is remitted. 

IX. 
 

In the event of termination, the terminating party shall be obligated to make 

such payments as are required by this Agreement through the balance of the assessments 

year in which notice is given. COUNTY shall be obligated to provide services pursuant to 

this Agreement during such period. 

X. 
 

This Agreement represents the entire agreement between CITY/TOWN and 

COUNTY and supersedes all prior negotiations, representations, and/or agreements, either 

written or oral. This Agreement may be amended only by written instrument signed by the 

governing bodies of both CITY/TOWN and COUNTY or those authorized to sign on 

behalf of those governing bodies. 

 

 

 

 

XI. 

Any and all written notices required to be given under this Agreement shall be delivered 
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or mailed to the listed addresses: 

 
COUNTY: 

County Judge of Denton County 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 
Telephone: 940-349-2820 

 
CITY/TOWN: 
 
 
 
 
 
 
 
 
 

II. 
 
 

CITY/TOWN hereby designates   to act on behalf of 

CITY/TOWN, and to serve as Liaison for CITY/TOWN to ensure the performance of all 

duties and obligations of CITY/TOWN as stated in this Agreement. CITY/TOWN’s 

designee shall devote sufficient time and attention to the execution of said duties on behalf 

of CITY/TOWN in full compliance with the terms and conditions of this Agreement; shall 

provide immediate and direct supervision of the CITY/TOWN employees, agents, 

contractors, subcontractors, and/or laborers, if any, in the furtherance of the purposes, terms 

and conditions of this Agreement for the mutual benefit of CITY/TOWN and COUNTY. 

XIII. 
 

In the event that any portion of this Agreement shall be found to be contrary to law, 

it is the intent of the parties that the remaining portions shall remain valid and in full force 

and effect to the extent possible. 
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XIV. 
 

The undersigned officers and/or agents of the parties are the properly authorized 

officials and have the necessary authority to execute this agreement on behalf of the parties. 

Each party hereby certifies to the other that any resolutions necessary for this Agreement 

have been duly passed and are now in full force and effect. 

 
 

Executed in triplicate originals this,   day of   
 

20 . 
 
COUNTY CITY/TOWN 

 
Denton County Texas 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 

  

 
 
 

 

BY:  
Honorable Andy Eads 
County Judge 

 
 
 

ATTEST: 
 
 

BY:  
Juli Luke 
Denton County Clerk 

 
 

APPROVED FORM AND CONTENT: 

BY:  
Name:   
Title:   

 
 
 

ATTEST: 
 
 

BY:  
Name  
Title  

 
 

 
 
 

 
  

Dawn Waye 
Denton County 
Tax Assessor/Collector  
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THE STATE OF TEXAS § 

COUNTY OF DENTON § 

INTERLOCAL COOPERATION AGREEMENT FOR PROPERTY 
ASSESSMENTS ASSESSMENT AND COLLECTION BETWEEN DENTON 

COUNTY, TEXAS AND 

CITY/TOWN OF PUBLIC 
IMPROVEMENT DISTRICT 

INTERLOCAL COOPERATION AGREEMENT –ASSESSMENTS 
COLLECTION 

THIS AGREEMENT is made and entered into by and between DENTON 

COUNTY, a political subdivision of the State of Texas, hereinafter referred to as 

"COUNTY," and  , Denton 

County, Texas, also a political subdivision of the State of Texas, hereinafter referred to as 

"CITY/TOWN." 

WHEREAS, COUNTY and CITY/TOWN mutually desire to be subject to the 

provisions of Texas Government Code, Chapter 791, the Interlocal Cooperation Act, and; 

WHEREAS, pursuant to Chapter 372 of the Texas Local Government Code, 

Subchapter A, CITY/TOWN has created the 

PUBLIC IMPROVEMENT DISTRICT, hereinafter referred to as DISTRICT, and 

has levied special assessments on properties within the boundaries of the 

CITY/TOWN, and 

RESOLUTION 759-25 
EXHIBIT C
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WHEREAS, pursuant to §372.0175 of the Texas Local Government Code, 

CITY/TOWN has the authority to contract with the COUNTY to perform the duties of 

CITY/TOWN relating to collection of special assessments levied by DISTRICT under 

Chapter 372, Subchapter A, and, 

 
NOW THEREFORE, COUNTY and CITY/TOWN, for and in consideration of 

the mutual promises, covenants, and agreements herein contained, do agree as follows: 

Throughout this Agreement, the term "Property Tax Code" means Title 1 of 

the Texas Tax Code. Throughout this Agreement, the term "tax year" means the 

calendar year in which the applicable tax lien attaches to the taxable property. The term 

“collection year” refers to the period commencing on October 1st of the applicable tax 

year and continuing through the end of the applicable term (September 30th of the 

following year), in which collection and billing services are to be performed under this 

Agreement.  

I. 
 

The effective date of this Agreement shall be October 1, 2025. The initial 

term of this Agreement shall be for a period of one year beginning of the effective 

date and ending September 30, 2026. The initial term of this Agreement is for tax year 

2025 property tax rate calculation, billing and collection services. Following the initial 

term, this Agreement shall automatically renew for subsequent one-year terms, 

unless written notice of termination is provided by COUNTY or CITY/TOWN no 

later than one hundred-eighty (180) days prior to the expiration date of the then-

current term of the Agreement. If said notice is provided, this Agreement shall 

terminate at the end of the then- current term. Each renewal term shall be for property tax 

rate calculation, billing and collection services for the applicable tax year (the first 
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renewal term will be for tax year 2026, the second renewal terms for tax year 2027, 

etc.). 

II. 
 

For the purposes and consideration herein stated and contemplated, COUNTY 

shall provide the following necessary and appropriate services for CITY/TOWN to the 

maximum extent authorized by this Agreement, without regard to race, sex, religion, color, 

age, disability, or national origin: 

1. COUNTY, by and through its duly qualified Tax Assessor-Collector, shall 

collect DISTRICT assessments for current tax year. CITY/TOWN does hereby expressly 

authorize COUNTY and COUNTY agrees to do and perform for CITY/TOWN all acts 

necessary and proper to collect said DISTRICT assessments. COUNTY agrees to collect base 

assessments, penalties, interest, and attorney's fees. 

2. COUNTY agrees to prepare and mail all assessment statements (included on the 

tax statement for each parcel, provide daily, monthly and annual collection reports to 

CITY/TOWN, maintain both current and delinquent assessment rolls, disburse assessment 

monies to CITY/TOWN daily (business day) based on prior day assessment postings, and to 

develop and maintain such other records and forms as are necessary or required by State law, 

rules or regulations to CITY/TOWN. If daily disbursal is to be delayed, COUNTY will 

notify CITY/TOWN in the secured web entity folder the reason for the delay. 

3. If COUNTY determines, based on DISTRICT assessment roll, that a person 

erred in paying a DISTRICT assessment by making a duplicate or erroneous payment 

COUNTY agrees to refund the payment to the person who erred in making it from current 

DISTRICT assessment collections. COUNTY agrees that such refund will be made as soon 

as practicable after COUNTY discovers the erroneous payment. The refund shall be 

accompanied by a description of the property subject to the assessment sufficient to identify 
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the property. If the property is assigned an account number, COUNTY shall include that 

number. 

4. If COUNTY determines, based on DISTRICT assessment roll, that there has 

been an overpayment of a DISTRICT assessment, COUNTY shall send the owner a refund 

application. Upon owner’s return of the accurate and fully completed refund application, 

COUNTY will issue, from current DISTRICT assessment collections, a refund of the 

overpayment. 

5. COUNTY agrees to develop and maintain written policies and procedures 

of its operation. COUNTY further agrees to make available full information about the 

operation of the County Tax Office to CITY/TOWN, and to promptly furnish written 

reports to keep CITY/TOWN informed of all financial information affecting it. 

6. CITY/TOWN agrees to promptly deliver to COUNTY all records that it 

has accumulated and developed in the assessment and collection of assessments, and to 

cooperate in furnishing or locating any other information and records needed by COUNTY 

to perform its duties under the terms and conditions of this Agreement. 

7. COUNTY agrees to allow an audit of the assessment collection records of 

CITY/TOWN in COUNTY’S possession during normal working hours with at least 72 

hours advance, written notice to COUNTY. The expense of any and all such audits shall 

be paid by CITY/TOWN. A copy of any and all such audits shall be furnished to 

COUNTY. 

8. COUNTY agrees that it will post a notice on its website, as a reminder that 

delinquent assessment penalties will apply to all assessments that are not paid by January 

31st of the collection year. 
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9. COUNTY agrees that it will post to a secure website collection reports for 

CITY/TOWN listing current assessments, delinquent assessments, and penalties and 

interest on a daily basis through September 30th of the collection year. COUNTY will 

provide monthly collection reports; provide monthly recap reports; and provide monthly 

attorney fee collection reports. 

10. CITY/TOWN retains its right to select its own delinquent collection 

attorney and COUNTY agrees to reasonably cooperate with the attorney selected by 

CITY/TOWN in the collection of delinquent assessments and related activities. 

11. CITY/TOWN will provide COUNTY with notice of any change in 

collection attorney at least 7 days before the effective date of the new collection attorney 

contract. 

12. For assessments that become delinquent on February 1st of the tax year, 

COUNTY, in its sole discretion, may mail a reminder notice to the owner of each parcel 

having delinquent assessments. 

III. 
 

COUNTY hereby designates the Denton County Tax Assessor/ Collector to act on 

behalf of the County Tax Office and to serve as Liaison for COUNTY with CITY/TOWN. 

The County Tax Assessor/Collector, and/or his/her designated substitute, shall ensure the 

performance of all duties and obligations of COUNTY; shall devote sufficient time and 

attention to the execution of said duties on behalf of COUNTY in full compliance with the 

terms and conditions of this Agreement; and shall provide immediate and direct 

supervision of the County Tax Office employees, agents, contractors, subcontractors, 

and/or laborers, if any, in the furtherance of the purposes, terms and conditions of this 
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Agreement for the mutual benefit of COUNTY and CITY/TOWN. This Agreement is 

subject to and the parties herein shall comply with all applicable provisions of the Texas 

Property Tax Code and all other applicable Texas statutes. 

IV. 
 

COUNTY accepts responsibility for the acts, negligence, and/or omissions related 

to property assessments service of all COUNTY employees and agents, sub-contractors 

and/or contract laborers, and for those actions of other persons doing work under a contract 

or agreement with COUNTY to the extent allowed by law. 

It is understood and agreed between COUNTY and CITY/TOWN that the 

CITY/TOWN, in performing its obligations hereunder, is acting independently, and the 

COUNTY assumes no responsibility or liabilities in connection therewith to third parties. It is 

further understood and agreed between COUNTY and CITY/TOWN that the COUNTY, in 

performing its obligations hereunder, is acting independently, and the CITY/TOWN assumes 

no responsibilities in connection therewith to third parties. Nothing in this AGREEMENT is 

intended to benefit any third party beneficiary. 

CITY/TOWN agrees that it will protect, defend, indemnify, and hold harmless 

COUNTY and all of its officers, agents, and employees from and against all claims, demands, 

causes of action, damages, judgments, losses and expenses, including attorney’s fees, of 

whatsoever nature, character, or description that any person or entity has or may have arising 

from or on account of any injuries or damages received or sustained by person, persons, or 

property, on account of or arising out of, or in connection with the performance of the services, 

including without limiting the generality of the foregoing, any negligent act or omission of the 

CITY/TOWN or any employee, officer, agent, subcontractor, servant, invitee, or assignee of 
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the CITY/TOWN in the execution or performance of this AGREEMENT. This provision 

shall survive the termination of this AGREEMENT. 

V. 

CITY/TOWN accepts responsibility for the acts, negligence, and/or omissions of 

all CITY/TOWN employees and agents, sub-contractors and/or contract laborers, and for 

those of all other persons doing work under a contract or agreement with CITY/TOWN to 

the extent allowed by law. 

VI. 
 

CITY/TOWN understands and agrees that CITY/TOWN, its employees, servants, 

agents, and representatives shall at no time represent themselves to be employees, servants, 

agents, and/or representatives of COUNTY. COUNTY understands and agrees that 

COUNTY, its employees, servants, agents, and representatives shall at no time represent 

themselves to be employees, servants, agents, and/or representatives of CITY/TOWN. 

VII. 
 

In this Article VII, the term “Prior TY Parcel Count” means the total number of 

parcels listed on CITY’s/TOWN’s preceding tax year PID Assessment Roll on 

September 30th of the tax year. For the services rendered during the assessment year, 

CITY/TOWN agrees to pay COUNTY for the receipting, bookkeeping, issuing, and 

mailing of assessment statements as follows: 

1. The County Budget Office establishes collection rates annually based on a 

survey of actual annual costs incurred by the County in performing assessments collection 

services. The collection rate for each tax year, referred to in this Article VII as the “Per 

Parcel Rate,” is approved by County Commissioners’ Court, and all entities are assessed 

the same per parcel collection rate, except that, if that Per Parcel Rate multiplied by the 
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entity’s Prior TY Parcel Count equals less than $200, the entity will be assessed a flat fee 

of $200. Following approval of the Per Parcel Rate for each assessments year, COUNTY 

will, at least sixty (60) days prior to the expiration date of the then-current term of this 

Agreement, provide CITY/TOWN with written notice of that rate. 

2. The current assessment statements will be mailed by October 10th of the 

assessments year or as soon thereafter as practical. If CITY/TOWN does not provide 

COUNTY with the fixed lien assessment levied and the assessment roll by 

CITY/TOWN’s governing body under Local Government Code Section 372.017 on or 

before September 10th, COUNTY may, in addition to the costs set forth in paragraph 10 

(initial term costs) or paragraph 11 (renewal term costs) of this Article VII, whichever is 

applicable, charge CITY/TOWN a $5,000 late processing fee.  The assessment roll is to 

be accompanied by the resolution passed by the governing body for the current assessment 

year. All assessments 

become due on receipt of the assessment/tax statement each year. The DISTRICT 

assessment shall be entered in to the COUNTY records as a fixed lien and applied to the 

properties assessed by the DISTRICT as reflected on the APPRAISAL DISTRICT 

records submitted to COUNTY. An additional notice will be sent during the month of 

March following the initial mailing provided that CITY/TOWN has requested such a 

notice on or before February 28th of the collection year. 

3. All unpaid assessments become delinquent on February 1st of the year 

following the assessment year. Penalty and interest fees accrue at the same rate and time 

schedule as the same year’s ad valorem property tax. (Property Tax Code, Section 31.02(a) 

and 33.01(a)). 

4. Delinquent assessment collection attorneys become involved at the same 
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times as do the delinquent ad valorem property tax attorneys. (Property Tax Code, Sections 

6.30, 33.07, 33.08, 33.11, and 33.48). 

5. At least 30 days, but no more than 60 days prior to April 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.11 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

6. At least 30 days, but no more than 60 days prior to July 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.07 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

7. For accounts that become delinquent on or after June 1st of the collection 

year, COUNTY shall mail a delinquent assessments statement meeting the requirements 

of Section 33.08 of the Property Tax Code to the owner of each parcel having delinquent 

assessments. 

8. In the event DISTRICT levies a supplemental corrected assessment by 

order of its governing body after the assessment statements have already been mailed, 

CITY/ TOWN shall provide COUNTY with an updated assessment roll identifying the 

corrected assessments levied by DISTRICT’S governing body under Local Government 

Code Section 372.017, as corrected by any supplemental assessments levied by its 

governing body under Section 372.019. CITY/TOWN agrees to pay COUNTY a 

programming charge of $5,000.00. COUNTY will mail corrected statements to the 

owner of each affected parcel. The DISTRICT assessment shall be entered into the 

COUNTY records as a fixed lien and applied to the properties assessed by the 

DISTRICT as reflected on the Appraisal District records submitted to COUNTY. The 

corrected assessment is to be accompanied by the resolution passed by the governing 

Page 76 of 478



10 of 14                                                   Multi-Year Fixed Lien PID Assessment ILA 2025  

body for the assessment year. The fee for the services performed by COUNTY under 

this paragraph 8 will be the Per Parcel Rate approved by Commissioners Court for the 

applicable tax year multiplied by the CITY’s/TOWN’s then Prior TY Parcel Count, 

provided that, if the applicable Per Parcel Rate multiplied by the applicable Prior TY 

Parcel Count equals less than $200.00, then the Total Cost of providing all services 

described in paragraphs 2-6 shall be a flat fee of $200. When a refund is required per 

Property Tax Code Section 26.07(g), COUNTY will charge a $1.00 processing fee per 

check, in addition to the corrected statement mailing costs. Issuance of refunds, in the 

event of a corrected assessment roll, will be the responsibility of COUNTY. 

CITY/TOWN will be billed for the refunds, postage and processing fees. 

9. CITY/TOWN understands and agrees that COUNTY will, no later than 

January 31st of the assessment year, deduct from current collections of CITY/TOWN the 

"Total Cost" of providing all services described in Sections 1-5 above. This "Total Cost" 

includes any such services that have not yet been performed at the time of deduction.  

10. During the initial term of this Agreement, the "Total Cost" of providing all 

services described in paragraphs 2-6 of this Article VII shall be the total of: $1.41 (the 

"TY 2025 Per Parcel Rate”) multiplied by CITY/TOWN's Prior TY Parcel Count, 

provided that, if the TY 2025 Per Parcel Rate of $1.41 multiplied by the Prior TY Parcel 

Count equals less than $200.00 , then the “Total Cost” of providing all services described 

in paragraphs 2-6 shall be a flat amount of $200.00.  

11. During the first and second renewal terms of this agreement, and provided 

that COUNTY has provided CITY/TOWN with notice of the Per Parcel Rate as 

described in paragraph 1 of this Article VII, the “Total Cost” of providing all services 

described in paragraphs 2-6 of this Article VII shall be the total of:  The Per Parcel Rate 
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approved by Commissioners Court for the applicable tax year (the TY 2026 Per Parcel 

Rate and the TY 2027 Per Parcel Collection Rate, respectively) multiplied by the 

CITY’s/TOWN’s then Prior TY Parcel Count, provided that, if the applicable Per 

Parcel Rate multiplied by the applicable Prior TY Parcel Count equals less than $200.00, 

then the Total Cost of providing all services described in paragraphs 2-6 shall be a flat 

fee of $200. In the event COUNTY does not provide CITY/TOWN with notice of the 

per parcel rate as described in paragraph 1 of this Article VII, the per parcel rate charged 

during the preceding term will apply. 

12. In the event costs for additional delayed assessments statements, 

processing and mailing are incurred as described in Section 1, COUNTY shall bill 

CITY/TOWN for such amounts. CITY/TOWN shall pay COUNTY all such billed 

amounts within 30 days of its receipt of said bill. 

VIII. 
 

COUNTY agrees to remit all assessments, penalties, and interest collected on 

CITY/TOWN's behalf and to deposit such funds into the CITY/TOWN’s depositories, 

as designated: 

1. For deposits of assessments, penalties, and interest, payment shall be by 

wire transfer or ACH to CITY/TOWN's depository accounts only as applicable, specific 

on the Direct Deposit Authorization executed between the CITY/TOWN and COUNTY. 

Only in the event of failure of electronic transfer protocol will a check for deposits of 

assessments, penalty and interest be sent by mail to CITY/TOWN. 

2. In anticipation of renewal of this Agreement, COUNTY further agrees that 

deposits will be made daily through September 30th of the collection year. It is expressly 

understood, however, that this obligation of COUNTY shall not survive termination of this 
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Agreement, whether by termination by either party or by failure of the parties to renew this 

Agreement. 

3. In event that COUNTY experiences shortage in collections as a result of an 

outstanding assessment debt of CITY/TOWN, the CITY/TOWN agrees a payment in the 

amount of shortage shall be made by check or ACH to COUNTY within 15 days after 

notification of such shortage. Failure to remit payment of shortage restricts release of 

collected assessments until such time as payment is remitted. 

IX. 
 

In the event of termination, the terminating party shall be obligated to make 

such payments as are required by this Agreement through the balance of the assessments 

year in which notice is given. COUNTY shall be obligated to provide services pursuant to 

this Agreement during such period. 

X. 
 

This Agreement represents the entire agreement between CITY/TOWN and 

COUNTY and supersedes all prior negotiations, representations, and/or agreements, either 

written or oral. This Agreement may be amended only by written instrument signed by the 

governing bodies of both CITY/TOWN and COUNTY or those authorized to sign on 

behalf of those governing bodies. 

 

 

 

 

XI. 

Any and all written notices required to be given under this Agreement shall be delivered 
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or mailed to the listed addresses: 

 
COUNTY: 

County Judge of Denton County 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 
Telephone: 940-349-2820 

 
CITY/TOWN: 
 
 
 
 
 
 
 
 
 

II. 
 
 

CITY/TOWN hereby designates   to act on behalf of 

CITY/TOWN, and to serve as Liaison for CITY/TOWN to ensure the performance of all 

duties and obligations of CITY/TOWN as stated in this Agreement. CITY/TOWN’s 

designee shall devote sufficient time and attention to the execution of said duties on behalf 

of CITY/TOWN in full compliance with the terms and conditions of this Agreement; shall 

provide immediate and direct supervision of the CITY/TOWN employees, agents, 

contractors, subcontractors, and/or laborers, if any, in the furtherance of the purposes, terms 

and conditions of this Agreement for the mutual benefit of CITY/TOWN and COUNTY. 

XIII. 
 

In the event that any portion of this Agreement shall be found to be contrary to law, 

it is the intent of the parties that the remaining portions shall remain valid and in full force 

and effect to the extent possible. 
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XIV. 
 

The undersigned officers and/or agents of the parties are the properly authorized 

officials and have the necessary authority to execute this agreement on behalf of the parties. 

Each party hereby certifies to the other that any resolutions necessary for this Agreement 

have been duly passed and are now in full force and effect. 

 
 

Executed in triplicate originals this,   day of   
 

20 . 
 
COUNTY CITY/TOWN 

 
Denton County Texas 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 

  

 
 
 

 

BY:  
Honorable Andy Eads 
County Judge 

 
 
 

ATTEST: 
 
 

BY:  
Juli Luke 
Denton County Clerk 

 
 

APPROVED FORM AND CONTENT: 

BY:  
Name:   
Title:   

 
 
 

ATTEST: 
 
 

BY:  
Name  
Title  

 
 

 
 
 

 
  

Dawn Waye 
Denton County 
Tax Assessor/Collector  
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THE STATE OF TEXAS § 

COUNTY OF DENTON § 

INTERLOCAL COOPERATION AGREEMENT FOR PROPERTY 
ASSESSMENTS ASSESSMENT AND COLLECTION BETWEEN DENTON 

COUNTY, TEXAS AND 

CITY/TOWN OF PUBLIC 
IMPROVEMENT DISTRICT 

INTERLOCAL COOPERATION AGREEMENT –ASSESSMENTS 
COLLECTION 

THIS AGREEMENT is made and entered into by and between DENTON 

COUNTY, a political subdivision of the State of Texas, hereinafter referred to as 

"COUNTY," and  , Denton 

County, Texas, also a political subdivision of the State of Texas, hereinafter referred to as 

"CITY/TOWN." 

WHEREAS, COUNTY and CITY/TOWN mutually desire to be subject to the 

provisions of Texas Government Code, Chapter 791, the Interlocal Cooperation Act, and; 

WHEREAS, pursuant to Chapter 372 of the Texas Local Government Code, 

Subchapter A, CITY/TOWN has created the 

PUBLIC IMPROVEMENT DISTRICT, hereinafter referred to as DISTRICT, and 

has levied special assessments on properties within the boundaries of the 

CITY/TOWN, and 

RESOLUTION 759-25 
EXHIBIT D
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WHEREAS, pursuant to §372.0175 of the Texas Local Government Code, 

CITY/TOWN has the authority to contract with the COUNTY to perform the duties of 

CITY/TOWN relating to collection of special assessments levied by DISTRICT under 

Chapter 372, Subchapter A, and, 

 
NOW THEREFORE, COUNTY and CITY/TOWN, for and in consideration of 

the mutual promises, covenants, and agreements herein contained, do agree as follows: 

Throughout this Agreement, the term "Property Tax Code" means Title 1 of 

the Texas Tax Code. Throughout this Agreement, the term "tax year" means the 

calendar year in which the applicable tax lien attaches to the taxable property. The term 

“collection year” refers to the period commencing on October 1st of the applicable tax 

year and continuing through the end of the applicable term (September 30th of the 

following year), in which collection and billing services are to be performed under this 

Agreement.  

I. 
 

The effective date of this Agreement shall be October 1, 2025. The initial 

term of this Agreement shall be for a period of one year beginning of the effective 

date and ending September 30, 2026. The initial term of this Agreement is for tax year 

2025 property tax rate calculation, billing and collection services. Following the initial 

term, this Agreement shall automatically renew for subsequent one-year terms, 

unless written notice of termination is provided by COUNTY or CITY/TOWN no 

later than one hundred-eighty (180) days prior to the expiration date of the then-

current term of the Agreement. If said notice is provided, this Agreement shall 

terminate at the end of the then- current term. Each renewal term shall be for property tax 

rate calculation, billing and collection services for the applicable tax year (the first 
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renewal term will be for tax year 2026, the second renewal terms for tax year 2027, 

etc.). 

II. 
 

For the purposes and consideration herein stated and contemplated, COUNTY 

shall provide the following necessary and appropriate services for CITY/TOWN to the 

maximum extent authorized by this Agreement, without regard to race, sex, religion, color, 

age, disability, or national origin: 

1. COUNTY, by and through its duly qualified Tax Assessor-Collector, shall 

collect DISTRICT assessments for current tax year. CITY/TOWN does hereby expressly 

authorize COUNTY and COUNTY agrees to do and perform for CITY/TOWN all acts 

necessary and proper to collect said DISTRICT assessments. COUNTY agrees to collect base 

assessments, penalties, interest, and attorney's fees. 

2. COUNTY agrees to prepare and mail all assessment statements (included on the 

tax statement for each parcel, provide daily, monthly and annual collection reports to 

CITY/TOWN, maintain both current and delinquent assessment rolls, disburse assessment 

monies to CITY/TOWN daily (business day) based on prior day assessment postings, and to 

develop and maintain such other records and forms as are necessary or required by State law, 

rules or regulations to CITY/TOWN. If daily disbursal is to be delayed, COUNTY will 

notify CITY/TOWN in the secured web entity folder the reason for the delay. 

3. If COUNTY determines, based on DISTRICT assessment roll, that a person 

erred in paying a DISTRICT assessment by making a duplicate or erroneous payment 

COUNTY agrees to refund the payment to the person who erred in making it from current 

DISTRICT assessment collections. COUNTY agrees that such refund will be made as soon 

as practicable after COUNTY discovers the erroneous payment. The refund shall be 

accompanied by a description of the property subject to the assessment sufficient to identify 
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the property. If the property is assigned an account number, COUNTY shall include that 

number. 

4. If COUNTY determines, based on DISTRICT assessment roll, that there has 

been an overpayment of a DISTRICT assessment, COUNTY shall send the owner a refund 

application. Upon owner’s return of the accurate and fully completed refund application, 

COUNTY will issue, from current DISTRICT assessment collections, a refund of the 

overpayment. 

5. COUNTY agrees to develop and maintain written policies and procedures 

of its operation. COUNTY further agrees to make available full information about the 

operation of the County Tax Office to CITY/TOWN, and to promptly furnish written 

reports to keep CITY/TOWN informed of all financial information affecting it. 

6. CITY/TOWN agrees to promptly deliver to COUNTY all records that it 

has accumulated and developed in the assessment and collection of assessments, and to 

cooperate in furnishing or locating any other information and records needed by COUNTY 

to perform its duties under the terms and conditions of this Agreement. 

7. COUNTY agrees to allow an audit of the assessment collection records of 

CITY/TOWN in COUNTY’S possession during normal working hours with at least 72 

hours advance, written notice to COUNTY. The expense of any and all such audits shall 

be paid by CITY/TOWN. A copy of any and all such audits shall be furnished to 

COUNTY. 

8. COUNTY agrees that it will post a notice on its website, as a reminder that 

delinquent assessment penalties will apply to all assessments that are not paid by January 

31st of the collection year. 
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9. COUNTY agrees that it will post to a secure website collection reports for 

CITY/TOWN listing current assessments, delinquent assessments, and penalties and 

interest on a daily basis through September 30th of the collection year. COUNTY will 

provide monthly collection reports; provide monthly recap reports; and provide monthly 

attorney fee collection reports. 

10. CITY/TOWN retains its right to select its own delinquent collection 

attorney and COUNTY agrees to reasonably cooperate with the attorney selected by 

CITY/TOWN in the collection of delinquent assessments and related activities. 

11. CITY/TOWN will provide COUNTY with notice of any change in 

collection attorney at least 7 days before the effective date of the new collection attorney 

contract. 

12. For assessments that become delinquent on February 1st of the tax year, 

COUNTY, in its sole discretion, may mail a reminder notice to the owner of each parcel 

having delinquent assessments. 

III. 
 

COUNTY hereby designates the Denton County Tax Assessor/ Collector to act on 

behalf of the County Tax Office and to serve as Liaison for COUNTY with CITY/TOWN. 

The County Tax Assessor/Collector, and/or his/her designated substitute, shall ensure the 

performance of all duties and obligations of COUNTY; shall devote sufficient time and 

attention to the execution of said duties on behalf of COUNTY in full compliance with the 

terms and conditions of this Agreement; and shall provide immediate and direct 

supervision of the County Tax Office employees, agents, contractors, subcontractors, 

and/or laborers, if any, in the furtherance of the purposes, terms and conditions of this 
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Agreement for the mutual benefit of COUNTY and CITY/TOWN. This Agreement is 

subject to and the parties herein shall comply with all applicable provisions of the Texas 

Property Tax Code and all other applicable Texas statutes. 

IV. 
 

COUNTY accepts responsibility for the acts, negligence, and/or omissions related 

to property assessments service of all COUNTY employees and agents, sub-contractors 

and/or contract laborers, and for those actions of other persons doing work under a contract 

or agreement with COUNTY to the extent allowed by law. 

It is understood and agreed between COUNTY and CITY/TOWN that the 

CITY/TOWN, in performing its obligations hereunder, is acting independently, and the 

COUNTY assumes no responsibility or liabilities in connection therewith to third parties. It is 

further understood and agreed between COUNTY and CITY/TOWN that the COUNTY, in 

performing its obligations hereunder, is acting independently, and the CITY/TOWN assumes 

no responsibilities in connection therewith to third parties. Nothing in this AGREEMENT is 

intended to benefit any third party beneficiary. 

CITY/TOWN agrees that it will protect, defend, indemnify, and hold harmless 

COUNTY and all of its officers, agents, and employees from and against all claims, demands, 

causes of action, damages, judgments, losses and expenses, including attorney’s fees, of 

whatsoever nature, character, or description that any person or entity has or may have arising 

from or on account of any injuries or damages received or sustained by person, persons, or 

property, on account of or arising out of, or in connection with the performance of the services, 

including without limiting the generality of the foregoing, any negligent act or omission of the 

CITY/TOWN or any employee, officer, agent, subcontractor, servant, invitee, or assignee of 
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the CITY/TOWN in the execution or performance of this AGREEMENT. This provision 

shall survive the termination of this AGREEMENT. 

V. 

CITY/TOWN accepts responsibility for the acts, negligence, and/or omissions of 

all CITY/TOWN employees and agents, sub-contractors and/or contract laborers, and for 

those of all other persons doing work under a contract or agreement with CITY/TOWN to 

the extent allowed by law. 

VI. 
 

CITY/TOWN understands and agrees that CITY/TOWN, its employees, servants, 

agents, and representatives shall at no time represent themselves to be employees, servants, 

agents, and/or representatives of COUNTY. COUNTY understands and agrees that 

COUNTY, its employees, servants, agents, and representatives shall at no time represent 

themselves to be employees, servants, agents, and/or representatives of CITY/TOWN. 

VII. 
 

In this Article VII, the term “Prior TY Parcel Count” means the total number of 

parcels listed on CITY’s/TOWN’s preceding tax year PID Assessment Roll on 

September 30th of the tax year. For the services rendered during the assessment year, 

CITY/TOWN agrees to pay COUNTY for the receipting, bookkeeping, issuing, and 

mailing of assessment statements as follows: 

1. The County Budget Office establishes collection rates annually based on a 

survey of actual annual costs incurred by the County in performing assessments collection 

services. The collection rate for each tax year, referred to in this Article VII as the “Per 

Parcel Rate,” is approved by County Commissioners’ Court, and all entities are assessed 

the same per parcel collection rate, except that, if that Per Parcel Rate multiplied by the 
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entity’s Prior TY Parcel Count equals less than $200, the entity will be assessed a flat fee 

of $200. Following approval of the Per Parcel Rate for each assessments year, COUNTY 

will, at least sixty (60) days prior to the expiration date of the then-current term of this 

Agreement, provide CITY/TOWN with written notice of that rate. 

2. The current assessment statements will be mailed by October 10th of the 

assessments year or as soon thereafter as practical. If CITY/TOWN does not provide 

COUNTY with the fixed lien assessment levied and the assessment roll by 

CITY/TOWN’s governing body under Local Government Code Section 372.017 on or 

before September 10th, COUNTY may, in addition to the costs set forth in paragraph 10 

(initial term costs) or paragraph 11 (renewal term costs) of this Article VII, whichever is 

applicable, charge CITY/TOWN a $5,000 late processing fee.  The assessment roll is to 

be accompanied by the resolution passed by the governing body for the current assessment 

year. All assessments 

become due on receipt of the assessment/tax statement each year. The DISTRICT 

assessment shall be entered in to the COUNTY records as a fixed lien and applied to the 

properties assessed by the DISTRICT as reflected on the APPRAISAL DISTRICT 

records submitted to COUNTY. An additional notice will be sent during the month of 

March following the initial mailing provided that CITY/TOWN has requested such a 

notice on or before February 28th of the collection year. 

3. All unpaid assessments become delinquent on February 1st of the year 

following the assessment year. Penalty and interest fees accrue at the same rate and time 

schedule as the same year’s ad valorem property tax. (Property Tax Code, Section 31.02(a) 

and 33.01(a)). 

4. Delinquent assessment collection attorneys become involved at the same 
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times as do the delinquent ad valorem property tax attorneys. (Property Tax Code, Sections 

6.30, 33.07, 33.08, 33.11, and 33.48). 

5. At least 30 days, but no more than 60 days prior to April 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.11 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

6. At least 30 days, but no more than 60 days prior to July 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.07 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

7. For accounts that become delinquent on or after June 1st of the collection 

year, COUNTY shall mail a delinquent assessments statement meeting the requirements 

of Section 33.08 of the Property Tax Code to the owner of each parcel having delinquent 

assessments. 

8. In the event DISTRICT levies a supplemental corrected assessment by 

order of its governing body after the assessment statements have already been mailed, 

CITY/ TOWN shall provide COUNTY with an updated assessment roll identifying the 

corrected assessments levied by DISTRICT’S governing body under Local Government 

Code Section 372.017, as corrected by any supplemental assessments levied by its 

governing body under Section 372.019. CITY/TOWN agrees to pay COUNTY a 

programming charge of $5,000.00. COUNTY will mail corrected statements to the 

owner of each affected parcel. The DISTRICT assessment shall be entered into the 

COUNTY records as a fixed lien and applied to the properties assessed by the 

DISTRICT as reflected on the Appraisal District records submitted to COUNTY. The 

corrected assessment is to be accompanied by the resolution passed by the governing 
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body for the assessment year. The fee for the services performed by COUNTY under 

this paragraph 8 will be the Per Parcel Rate approved by Commissioners Court for the 

applicable tax year multiplied by the CITY’s/TOWN’s then Prior TY Parcel Count, 

provided that, if the applicable Per Parcel Rate multiplied by the applicable Prior TY 

Parcel Count equals less than $200.00, then the Total Cost of providing all services 

described in paragraphs 2-6 shall be a flat fee of $200. When a refund is required per 

Property Tax Code Section 26.07(g), COUNTY will charge a $1.00 processing fee per 

check, in addition to the corrected statement mailing costs. Issuance of refunds, in the 

event of a corrected assessment roll, will be the responsibility of COUNTY. 

CITY/TOWN will be billed for the refunds, postage and processing fees. 

9. CITY/TOWN understands and agrees that COUNTY will, no later than 

January 31st of the assessment year, deduct from current collections of CITY/TOWN the 

"Total Cost" of providing all services described in Sections 1-5 above. This "Total Cost" 

includes any such services that have not yet been performed at the time of deduction.  

10. During the initial term of this Agreement, the "Total Cost" of providing all 

services described in paragraphs 2-6 of this Article VII shall be the total of: $1.41 (the 

"TY 2025 Per Parcel Rate”) multiplied by CITY/TOWN's Prior TY Parcel Count, 

provided that, if the TY 2025 Per Parcel Rate of $1.41 multiplied by the Prior TY Parcel 

Count equals less than $200.00 , then the “Total Cost” of providing all services described 

in paragraphs 2-6 shall be a flat amount of $200.00.  

11. During the first and second renewal terms of this agreement, and provided 

that COUNTY has provided CITY/TOWN with notice of the Per Parcel Rate as 

described in paragraph 1 of this Article VII, the “Total Cost” of providing all services 

described in paragraphs 2-6 of this Article VII shall be the total of:  The Per Parcel Rate 
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approved by Commissioners Court for the applicable tax year (the TY 2026 Per Parcel 

Rate and the TY 2027 Per Parcel Collection Rate, respectively) multiplied by the 

CITY’s/TOWN’s then Prior TY Parcel Count, provided that, if the applicable Per 

Parcel Rate multiplied by the applicable Prior TY Parcel Count equals less than $200.00, 

then the Total Cost of providing all services described in paragraphs 2-6 shall be a flat 

fee of $200. In the event COUNTY does not provide CITY/TOWN with notice of the 

per parcel rate as described in paragraph 1 of this Article VII, the per parcel rate charged 

during the preceding term will apply. 

12. In the event costs for additional delayed assessments statements, 

processing and mailing are incurred as described in Section 1, COUNTY shall bill 

CITY/TOWN for such amounts. CITY/TOWN shall pay COUNTY all such billed 

amounts within 30 days of its receipt of said bill. 

VIII. 
 

COUNTY agrees to remit all assessments, penalties, and interest collected on 

CITY/TOWN's behalf and to deposit such funds into the CITY/TOWN’s depositories, 

as designated: 

1. For deposits of assessments, penalties, and interest, payment shall be by 

wire transfer or ACH to CITY/TOWN's depository accounts only as applicable, specific 

on the Direct Deposit Authorization executed between the CITY/TOWN and COUNTY. 

Only in the event of failure of electronic transfer protocol will a check for deposits of 

assessments, penalty and interest be sent by mail to CITY/TOWN. 

2. In anticipation of renewal of this Agreement, COUNTY further agrees that 

deposits will be made daily through September 30th of the collection year. It is expressly 

understood, however, that this obligation of COUNTY shall not survive termination of this 
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Agreement, whether by termination by either party or by failure of the parties to renew this 

Agreement. 

3. In event that COUNTY experiences shortage in collections as a result of an 

outstanding assessment debt of CITY/TOWN, the CITY/TOWN agrees a payment in the 

amount of shortage shall be made by check or ACH to COUNTY within 15 days after 

notification of such shortage. Failure to remit payment of shortage restricts release of 

collected assessments until such time as payment is remitted. 

IX. 
 

In the event of termination, the terminating party shall be obligated to make 

such payments as are required by this Agreement through the balance of the assessments 

year in which notice is given. COUNTY shall be obligated to provide services pursuant to 

this Agreement during such period. 

X. 
 

This Agreement represents the entire agreement between CITY/TOWN and 

COUNTY and supersedes all prior negotiations, representations, and/or agreements, either 

written or oral. This Agreement may be amended only by written instrument signed by the 

governing bodies of both CITY/TOWN and COUNTY or those authorized to sign on 

behalf of those governing bodies. 

 

 

 

 

XI. 

Any and all written notices required to be given under this Agreement shall be delivered 
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or mailed to the listed addresses: 

 
COUNTY: 

County Judge of Denton County 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 
Telephone: 940-349-2820 

 
CITY/TOWN: 
 
 
 
 
 
 
 
 
 

II. 
 
 

CITY/TOWN hereby designates   to act on behalf of 

CITY/TOWN, and to serve as Liaison for CITY/TOWN to ensure the performance of all 

duties and obligations of CITY/TOWN as stated in this Agreement. CITY/TOWN’s 

designee shall devote sufficient time and attention to the execution of said duties on behalf 

of CITY/TOWN in full compliance with the terms and conditions of this Agreement; shall 

provide immediate and direct supervision of the CITY/TOWN employees, agents, 

contractors, subcontractors, and/or laborers, if any, in the furtherance of the purposes, terms 

and conditions of this Agreement for the mutual benefit of CITY/TOWN and COUNTY. 

XIII. 
 

In the event that any portion of this Agreement shall be found to be contrary to law, 

it is the intent of the parties that the remaining portions shall remain valid and in full force 

and effect to the extent possible. 

 

Page 94 of 478



14 of 14                                                   Multi-Year Fixed Lien PID Assessment ILA 2025  

XIV. 
 

The undersigned officers and/or agents of the parties are the properly authorized 

officials and have the necessary authority to execute this agreement on behalf of the parties. 

Each party hereby certifies to the other that any resolutions necessary for this Agreement 

have been duly passed and are now in full force and effect. 

 
 

Executed in triplicate originals this,   day of   
 

20 . 
 
COUNTY CITY/TOWN 

 
Denton County Texas 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 

  

 
 
 

 

BY:  
Honorable Andy Eads 
County Judge 

 
 
 

ATTEST: 
 
 

BY:  
Juli Luke 
Denton County Clerk 

 
 

APPROVED FORM AND CONTENT: 

BY:  
Name:   
Title:   

 
 
 

ATTEST: 
 
 

BY:  
Name  
Title  

 
 

 
 
 

 
  

Dawn Waye 
Denton County 
Tax Assessor/Collector  
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THE STATE OF TEXAS § 

COUNTY OF DENTON § 

INTERLOCAL COOPERATION AGREEMENT FOR PROPERTY 
ASSESSMENTS ASSESSMENT AND COLLECTION BETWEEN DENTON 

COUNTY, TEXAS AND 

CITY/TOWN OF PUBLIC 
IMPROVEMENT DISTRICT 

INTERLOCAL COOPERATION AGREEMENT –ASSESSMENTS 
COLLECTION 

THIS AGREEMENT is made and entered into by and between DENTON 

COUNTY, a political subdivision of the State of Texas, hereinafter referred to as 

"COUNTY," and  , Denton 

County, Texas, also a political subdivision of the State of Texas, hereinafter referred to as 

"CITY/TOWN." 

WHEREAS, COUNTY and CITY/TOWN mutually desire to be subject to the 

provisions of Texas Government Code, Chapter 791, the Interlocal Cooperation Act, and; 

WHEREAS, pursuant to Chapter 372 of the Texas Local Government Code, 

Subchapter A, CITY/TOWN has created the 

PUBLIC IMPROVEMENT DISTRICT, hereinafter referred to as DISTRICT, and 

has levied special assessments on properties within the boundaries of the 

CITY/TOWN, and 

RESOLUTION 759-25 
EXHIBIT E
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WHEREAS, pursuant to §372.0175 of the Texas Local Government Code, 

CITY/TOWN has the authority to contract with the COUNTY to perform the duties of 

CITY/TOWN relating to collection of special assessments levied by DISTRICT under 

Chapter 372, Subchapter A, and, 

 
NOW THEREFORE, COUNTY and CITY/TOWN, for and in consideration of 

the mutual promises, covenants, and agreements herein contained, do agree as follows: 

Throughout this Agreement, the term "Property Tax Code" means Title 1 of 

the Texas Tax Code. Throughout this Agreement, the term "tax year" means the 

calendar year in which the applicable tax lien attaches to the taxable property. The term 

“collection year” refers to the period commencing on October 1st of the applicable tax 

year and continuing through the end of the applicable term (September 30th of the 

following year), in which collection and billing services are to be performed under this 

Agreement.  

I. 
 

The effective date of this Agreement shall be October 1, 2025. The initial 

term of this Agreement shall be for a period of one year beginning of the effective 

date and ending September 30, 2026. The initial term of this Agreement is for tax year 

2025 property tax rate calculation, billing and collection services. Following the initial 

term, this Agreement shall automatically renew for subsequent one-year terms, 

unless written notice of termination is provided by COUNTY or CITY/TOWN no 

later than one hundred-eighty (180) days prior to the expiration date of the then-

current term of the Agreement. If said notice is provided, this Agreement shall 

terminate at the end of the then- current term. Each renewal term shall be for property tax 

rate calculation, billing and collection services for the applicable tax year (the first 
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renewal term will be for tax year 2026, the second renewal terms for tax year 2027, 

etc.). 

II. 
 

For the purposes and consideration herein stated and contemplated, COUNTY 

shall provide the following necessary and appropriate services for CITY/TOWN to the 

maximum extent authorized by this Agreement, without regard to race, sex, religion, color, 

age, disability, or national origin: 

1. COUNTY, by and through its duly qualified Tax Assessor-Collector, shall 

collect DISTRICT assessments for current tax year. CITY/TOWN does hereby expressly 

authorize COUNTY and COUNTY agrees to do and perform for CITY/TOWN all acts 

necessary and proper to collect said DISTRICT assessments. COUNTY agrees to collect base 

assessments, penalties, interest, and attorney's fees. 

2. COUNTY agrees to prepare and mail all assessment statements (included on the 

tax statement for each parcel, provide daily, monthly and annual collection reports to 

CITY/TOWN, maintain both current and delinquent assessment rolls, disburse assessment 

monies to CITY/TOWN daily (business day) based on prior day assessment postings, and to 

develop and maintain such other records and forms as are necessary or required by State law, 

rules or regulations to CITY/TOWN. If daily disbursal is to be delayed, COUNTY will 

notify CITY/TOWN in the secured web entity folder the reason for the delay. 

3. If COUNTY determines, based on DISTRICT assessment roll, that a person 

erred in paying a DISTRICT assessment by making a duplicate or erroneous payment 

COUNTY agrees to refund the payment to the person who erred in making it from current 

DISTRICT assessment collections. COUNTY agrees that such refund will be made as soon 

as practicable after COUNTY discovers the erroneous payment. The refund shall be 

accompanied by a description of the property subject to the assessment sufficient to identify 
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the property. If the property is assigned an account number, COUNTY shall include that 

number. 

4. If COUNTY determines, based on DISTRICT assessment roll, that there has 

been an overpayment of a DISTRICT assessment, COUNTY shall send the owner a refund 

application. Upon owner’s return of the accurate and fully completed refund application, 

COUNTY will issue, from current DISTRICT assessment collections, a refund of the 

overpayment. 

5. COUNTY agrees to develop and maintain written policies and procedures 

of its operation. COUNTY further agrees to make available full information about the 

operation of the County Tax Office to CITY/TOWN, and to promptly furnish written 

reports to keep CITY/TOWN informed of all financial information affecting it. 

6. CITY/TOWN agrees to promptly deliver to COUNTY all records that it 

has accumulated and developed in the assessment and collection of assessments, and to 

cooperate in furnishing or locating any other information and records needed by COUNTY 

to perform its duties under the terms and conditions of this Agreement. 

7. COUNTY agrees to allow an audit of the assessment collection records of 

CITY/TOWN in COUNTY’S possession during normal working hours with at least 72 

hours advance, written notice to COUNTY. The expense of any and all such audits shall 

be paid by CITY/TOWN. A copy of any and all such audits shall be furnished to 

COUNTY. 

8. COUNTY agrees that it will post a notice on its website, as a reminder that 

delinquent assessment penalties will apply to all assessments that are not paid by January 

31st of the collection year. 
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9. COUNTY agrees that it will post to a secure website collection reports for 

CITY/TOWN listing current assessments, delinquent assessments, and penalties and 

interest on a daily basis through September 30th of the collection year. COUNTY will 

provide monthly collection reports; provide monthly recap reports; and provide monthly 

attorney fee collection reports. 

10. CITY/TOWN retains its right to select its own delinquent collection 

attorney and COUNTY agrees to reasonably cooperate with the attorney selected by 

CITY/TOWN in the collection of delinquent assessments and related activities. 

11. CITY/TOWN will provide COUNTY with notice of any change in 

collection attorney at least 7 days before the effective date of the new collection attorney 

contract. 

12. For assessments that become delinquent on February 1st of the tax year, 

COUNTY, in its sole discretion, may mail a reminder notice to the owner of each parcel 

having delinquent assessments. 

III. 
 

COUNTY hereby designates the Denton County Tax Assessor/ Collector to act on 

behalf of the County Tax Office and to serve as Liaison for COUNTY with CITY/TOWN. 

The County Tax Assessor/Collector, and/or his/her designated substitute, shall ensure the 

performance of all duties and obligations of COUNTY; shall devote sufficient time and 

attention to the execution of said duties on behalf of COUNTY in full compliance with the 

terms and conditions of this Agreement; and shall provide immediate and direct 

supervision of the County Tax Office employees, agents, contractors, subcontractors, 

and/or laborers, if any, in the furtherance of the purposes, terms and conditions of this 
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Agreement for the mutual benefit of COUNTY and CITY/TOWN. This Agreement is 

subject to and the parties herein shall comply with all applicable provisions of the Texas 

Property Tax Code and all other applicable Texas statutes. 

IV. 
 

COUNTY accepts responsibility for the acts, negligence, and/or omissions related 

to property assessments service of all COUNTY employees and agents, sub-contractors 

and/or contract laborers, and for those actions of other persons doing work under a contract 

or agreement with COUNTY to the extent allowed by law. 

It is understood and agreed between COUNTY and CITY/TOWN that the 

CITY/TOWN, in performing its obligations hereunder, is acting independently, and the 

COUNTY assumes no responsibility or liabilities in connection therewith to third parties. It is 

further understood and agreed between COUNTY and CITY/TOWN that the COUNTY, in 

performing its obligations hereunder, is acting independently, and the CITY/TOWN assumes 

no responsibilities in connection therewith to third parties. Nothing in this AGREEMENT is 

intended to benefit any third party beneficiary. 

CITY/TOWN agrees that it will protect, defend, indemnify, and hold harmless 

COUNTY and all of its officers, agents, and employees from and against all claims, demands, 

causes of action, damages, judgments, losses and expenses, including attorney’s fees, of 

whatsoever nature, character, or description that any person or entity has or may have arising 

from or on account of any injuries or damages received or sustained by person, persons, or 

property, on account of or arising out of, or in connection with the performance of the services, 

including without limiting the generality of the foregoing, any negligent act or omission of the 

CITY/TOWN or any employee, officer, agent, subcontractor, servant, invitee, or assignee of 
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the CITY/TOWN in the execution or performance of this AGREEMENT. This provision 

shall survive the termination of this AGREEMENT. 

V. 

CITY/TOWN accepts responsibility for the acts, negligence, and/or omissions of 

all CITY/TOWN employees and agents, sub-contractors and/or contract laborers, and for 

those of all other persons doing work under a contract or agreement with CITY/TOWN to 

the extent allowed by law. 

VI. 
 

CITY/TOWN understands and agrees that CITY/TOWN, its employees, servants, 

agents, and representatives shall at no time represent themselves to be employees, servants, 

agents, and/or representatives of COUNTY. COUNTY understands and agrees that 

COUNTY, its employees, servants, agents, and representatives shall at no time represent 

themselves to be employees, servants, agents, and/or representatives of CITY/TOWN. 

VII. 
 

In this Article VII, the term “Prior TY Parcel Count” means the total number of 

parcels listed on CITY’s/TOWN’s preceding tax year PID Assessment Roll on 

September 30th of the tax year. For the services rendered during the assessment year, 

CITY/TOWN agrees to pay COUNTY for the receipting, bookkeeping, issuing, and 

mailing of assessment statements as follows: 

1. The County Budget Office establishes collection rates annually based on a 

survey of actual annual costs incurred by the County in performing assessments collection 

services. The collection rate for each tax year, referred to in this Article VII as the “Per 

Parcel Rate,” is approved by County Commissioners’ Court, and all entities are assessed 

the same per parcel collection rate, except that, if that Per Parcel Rate multiplied by the 
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entity’s Prior TY Parcel Count equals less than $200, the entity will be assessed a flat fee 

of $200. Following approval of the Per Parcel Rate for each assessments year, COUNTY 

will, at least sixty (60) days prior to the expiration date of the then-current term of this 

Agreement, provide CITY/TOWN with written notice of that rate. 

2. The current assessment statements will be mailed by October 10th of the 

assessments year or as soon thereafter as practical. If CITY/TOWN does not provide 

COUNTY with the fixed lien assessment levied and the assessment roll by 

CITY/TOWN’s governing body under Local Government Code Section 372.017 on or 

before September 10th, COUNTY may, in addition to the costs set forth in paragraph 10 

(initial term costs) or paragraph 11 (renewal term costs) of this Article VII, whichever is 

applicable, charge CITY/TOWN a $5,000 late processing fee.  The assessment roll is to 

be accompanied by the resolution passed by the governing body for the current assessment 

year. All assessments 

become due on receipt of the assessment/tax statement each year. The DISTRICT 

assessment shall be entered in to the COUNTY records as a fixed lien and applied to the 

properties assessed by the DISTRICT as reflected on the APPRAISAL DISTRICT 

records submitted to COUNTY. An additional notice will be sent during the month of 

March following the initial mailing provided that CITY/TOWN has requested such a 

notice on or before February 28th of the collection year. 

3. All unpaid assessments become delinquent on February 1st of the year 

following the assessment year. Penalty and interest fees accrue at the same rate and time 

schedule as the same year’s ad valorem property tax. (Property Tax Code, Section 31.02(a) 

and 33.01(a)). 

4. Delinquent assessment collection attorneys become involved at the same 

Page 103 of 478



9 of 14                                                   Multi-Year Fixed Lien PID Assessment ILA 2025  

times as do the delinquent ad valorem property tax attorneys. (Property Tax Code, Sections 

6.30, 33.07, 33.08, 33.11, and 33.48). 

5. At least 30 days, but no more than 60 days prior to April 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.11 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

6. At least 30 days, but no more than 60 days prior to July 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.07 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

7. For accounts that become delinquent on or after June 1st of the collection 

year, COUNTY shall mail a delinquent assessments statement meeting the requirements 

of Section 33.08 of the Property Tax Code to the owner of each parcel having delinquent 

assessments. 

8. In the event DISTRICT levies a supplemental corrected assessment by 

order of its governing body after the assessment statements have already been mailed, 

CITY/ TOWN shall provide COUNTY with an updated assessment roll identifying the 

corrected assessments levied by DISTRICT’S governing body under Local Government 

Code Section 372.017, as corrected by any supplemental assessments levied by its 

governing body under Section 372.019. CITY/TOWN agrees to pay COUNTY a 

programming charge of $5,000.00. COUNTY will mail corrected statements to the 

owner of each affected parcel. The DISTRICT assessment shall be entered into the 

COUNTY records as a fixed lien and applied to the properties assessed by the 

DISTRICT as reflected on the Appraisal District records submitted to COUNTY. The 

corrected assessment is to be accompanied by the resolution passed by the governing 
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body for the assessment year. The fee for the services performed by COUNTY under 

this paragraph 8 will be the Per Parcel Rate approved by Commissioners Court for the 

applicable tax year multiplied by the CITY’s/TOWN’s then Prior TY Parcel Count, 

provided that, if the applicable Per Parcel Rate multiplied by the applicable Prior TY 

Parcel Count equals less than $200.00, then the Total Cost of providing all services 

described in paragraphs 2-6 shall be a flat fee of $200. When a refund is required per 

Property Tax Code Section 26.07(g), COUNTY will charge a $1.00 processing fee per 

check, in addition to the corrected statement mailing costs. Issuance of refunds, in the 

event of a corrected assessment roll, will be the responsibility of COUNTY. 

CITY/TOWN will be billed for the refunds, postage and processing fees. 

9. CITY/TOWN understands and agrees that COUNTY will, no later than 

January 31st of the assessment year, deduct from current collections of CITY/TOWN the 

"Total Cost" of providing all services described in Sections 1-5 above. This "Total Cost" 

includes any such services that have not yet been performed at the time of deduction.  

10. During the initial term of this Agreement, the "Total Cost" of providing all 

services described in paragraphs 2-6 of this Article VII shall be the total of: $1.41 (the 

"TY 2025 Per Parcel Rate”) multiplied by CITY/TOWN's Prior TY Parcel Count, 

provided that, if the TY 2025 Per Parcel Rate of $1.41 multiplied by the Prior TY Parcel 

Count equals less than $200.00 , then the “Total Cost” of providing all services described 

in paragraphs 2-6 shall be a flat amount of $200.00.  

11. During the first and second renewal terms of this agreement, and provided 

that COUNTY has provided CITY/TOWN with notice of the Per Parcel Rate as 

described in paragraph 1 of this Article VII, the “Total Cost” of providing all services 

described in paragraphs 2-6 of this Article VII shall be the total of:  The Per Parcel Rate 

Page 105 of 478



11 of 14                                                   Multi-Year Fixed Lien PID Assessment ILA 2025  

approved by Commissioners Court for the applicable tax year (the TY 2026 Per Parcel 

Rate and the TY 2027 Per Parcel Collection Rate, respectively) multiplied by the 

CITY’s/TOWN’s then Prior TY Parcel Count, provided that, if the applicable Per 

Parcel Rate multiplied by the applicable Prior TY Parcel Count equals less than $200.00, 

then the Total Cost of providing all services described in paragraphs 2-6 shall be a flat 

fee of $200. In the event COUNTY does not provide CITY/TOWN with notice of the 

per parcel rate as described in paragraph 1 of this Article VII, the per parcel rate charged 

during the preceding term will apply. 

12. In the event costs for additional delayed assessments statements, 

processing and mailing are incurred as described in Section 1, COUNTY shall bill 

CITY/TOWN for such amounts. CITY/TOWN shall pay COUNTY all such billed 

amounts within 30 days of its receipt of said bill. 

VIII. 
 

COUNTY agrees to remit all assessments, penalties, and interest collected on 

CITY/TOWN's behalf and to deposit such funds into the CITY/TOWN’s depositories, 

as designated: 

1. For deposits of assessments, penalties, and interest, payment shall be by 

wire transfer or ACH to CITY/TOWN's depository accounts only as applicable, specific 

on the Direct Deposit Authorization executed between the CITY/TOWN and COUNTY. 

Only in the event of failure of electronic transfer protocol will a check for deposits of 

assessments, penalty and interest be sent by mail to CITY/TOWN. 

2. In anticipation of renewal of this Agreement, COUNTY further agrees that 

deposits will be made daily through September 30th of the collection year. It is expressly 

understood, however, that this obligation of COUNTY shall not survive termination of this 
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Agreement, whether by termination by either party or by failure of the parties to renew this 

Agreement. 

3. In event that COUNTY experiences shortage in collections as a result of an 

outstanding assessment debt of CITY/TOWN, the CITY/TOWN agrees a payment in the 

amount of shortage shall be made by check or ACH to COUNTY within 15 days after 

notification of such shortage. Failure to remit payment of shortage restricts release of 

collected assessments until such time as payment is remitted. 

IX. 
 

In the event of termination, the terminating party shall be obligated to make 

such payments as are required by this Agreement through the balance of the assessments 

year in which notice is given. COUNTY shall be obligated to provide services pursuant to 

this Agreement during such period. 

X. 
 

This Agreement represents the entire agreement between CITY/TOWN and 

COUNTY and supersedes all prior negotiations, representations, and/or agreements, either 

written or oral. This Agreement may be amended only by written instrument signed by the 

governing bodies of both CITY/TOWN and COUNTY or those authorized to sign on 

behalf of those governing bodies. 

 

 

 

 

XI. 

Any and all written notices required to be given under this Agreement shall be delivered 
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or mailed to the listed addresses: 

 
COUNTY: 

County Judge of Denton County 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 
Telephone: 940-349-2820 

 
CITY/TOWN: 
 
 
 
 
 
 
 
 
 

II. 
 
 

CITY/TOWN hereby designates   to act on behalf of 

CITY/TOWN, and to serve as Liaison for CITY/TOWN to ensure the performance of all 

duties and obligations of CITY/TOWN as stated in this Agreement. CITY/TOWN’s 

designee shall devote sufficient time and attention to the execution of said duties on behalf 

of CITY/TOWN in full compliance with the terms and conditions of this Agreement; shall 

provide immediate and direct supervision of the CITY/TOWN employees, agents, 

contractors, subcontractors, and/or laborers, if any, in the furtherance of the purposes, terms 

and conditions of this Agreement for the mutual benefit of CITY/TOWN and COUNTY. 

XIII. 
 

In the event that any portion of this Agreement shall be found to be contrary to law, 

it is the intent of the parties that the remaining portions shall remain valid and in full force 

and effect to the extent possible. 
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XIV. 
 

The undersigned officers and/or agents of the parties are the properly authorized 

officials and have the necessary authority to execute this agreement on behalf of the parties. 

Each party hereby certifies to the other that any resolutions necessary for this Agreement 

have been duly passed and are now in full force and effect. 

 
 

Executed in triplicate originals this,   day of   
 

20 . 
 
COUNTY CITY/TOWN 

 
Denton County Texas 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 

  

 
 
 

 

BY:  
Honorable Andy Eads 
County Judge 

 
 
 

ATTEST: 
 
 

BY:  
Juli Luke 
Denton County Clerk 

 
 

APPROVED FORM AND CONTENT: 

BY:  
Name:   
Title:   

 
 
 

ATTEST: 
 
 

BY:  
Name  
Title  

 
 

 
 
 

 
  

Dawn Waye 
Denton County 
Tax Assessor/Collector  
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THE STATE OF TEXAS § 

COUNTY OF DENTON § 

INTERLOCAL COOPERATION AGREEMENT FOR PROPERTY 
ASSESSMENTS ASSESSMENT AND COLLECTION BETWEEN DENTON 

COUNTY, TEXAS AND 

CITY/TOWN OF PUBLIC 
IMPROVEMENT DISTRICT 

INTERLOCAL COOPERATION AGREEMENT –ASSESSMENTS 
COLLECTION 

THIS AGREEMENT is made and entered into by and between DENTON 

COUNTY, a political subdivision of the State of Texas, hereinafter referred to as 

"COUNTY," and  , Denton 

County, Texas, also a political subdivision of the State of Texas, hereinafter referred to as 

"CITY/TOWN." 

WHEREAS, COUNTY and CITY/TOWN mutually desire to be subject to the 

provisions of Texas Government Code, Chapter 791, the Interlocal Cooperation Act, and; 

WHEREAS, pursuant to Chapter 372 of the Texas Local Government Code, 

Subchapter A, CITY/TOWN has created the 

PUBLIC IMPROVEMENT DISTRICT, hereinafter referred to as DISTRICT, and 

has levied special assessments on properties within the boundaries of the 

CITY/TOWN, and 

RESOLUTION 759-25 
EXHIBIT F
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WHEREAS, pursuant to §372.0175 of the Texas Local Government Code, 

CITY/TOWN has the authority to contract with the COUNTY to perform the duties of 

CITY/TOWN relating to collection of special assessments levied by DISTRICT under 

Chapter 372, Subchapter A, and, 

 
NOW THEREFORE, COUNTY and CITY/TOWN, for and in consideration of 

the mutual promises, covenants, and agreements herein contained, do agree as follows: 

Throughout this Agreement, the term "Property Tax Code" means Title 1 of 

the Texas Tax Code. Throughout this Agreement, the term "tax year" means the 

calendar year in which the applicable tax lien attaches to the taxable property. The term 

“collection year” refers to the period commencing on October 1st of the applicable tax 

year and continuing through the end of the applicable term (September 30th of the 

following year), in which collection and billing services are to be performed under this 

Agreement.  

I. 
 

The effective date of this Agreement shall be October 1, 2025. The initial 

term of this Agreement shall be for a period of one year beginning of the effective 

date and ending September 30, 2026. The initial term of this Agreement is for tax year 

2025 property tax rate calculation, billing and collection services. Following the initial 

term, this Agreement shall automatically renew for subsequent one-year terms, 

unless written notice of termination is provided by COUNTY or CITY/TOWN no 

later than one hundred-eighty (180) days prior to the expiration date of the then-

current term of the Agreement. If said notice is provided, this Agreement shall 

terminate at the end of the then- current term. Each renewal term shall be for property tax 

rate calculation, billing and collection services for the applicable tax year (the first 
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renewal term will be for tax year 2026, the second renewal terms for tax year 2027, 

etc.). 

II. 
 

For the purposes and consideration herein stated and contemplated, COUNTY 

shall provide the following necessary and appropriate services for CITY/TOWN to the 

maximum extent authorized by this Agreement, without regard to race, sex, religion, color, 

age, disability, or national origin: 

1. COUNTY, by and through its duly qualified Tax Assessor-Collector, shall 

collect DISTRICT assessments for current tax year. CITY/TOWN does hereby expressly 

authorize COUNTY and COUNTY agrees to do and perform for CITY/TOWN all acts 

necessary and proper to collect said DISTRICT assessments. COUNTY agrees to collect base 

assessments, penalties, interest, and attorney's fees. 

2. COUNTY agrees to prepare and mail all assessment statements (included on the 

tax statement for each parcel, provide daily, monthly and annual collection reports to 

CITY/TOWN, maintain both current and delinquent assessment rolls, disburse assessment 

monies to CITY/TOWN daily (business day) based on prior day assessment postings, and to 

develop and maintain such other records and forms as are necessary or required by State law, 

rules or regulations to CITY/TOWN. If daily disbursal is to be delayed, COUNTY will 

notify CITY/TOWN in the secured web entity folder the reason for the delay. 

3. If COUNTY determines, based on DISTRICT assessment roll, that a person 

erred in paying a DISTRICT assessment by making a duplicate or erroneous payment 

COUNTY agrees to refund the payment to the person who erred in making it from current 

DISTRICT assessment collections. COUNTY agrees that such refund will be made as soon 

as practicable after COUNTY discovers the erroneous payment. The refund shall be 

accompanied by a description of the property subject to the assessment sufficient to identify 
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the property. If the property is assigned an account number, COUNTY shall include that 

number. 

4. If COUNTY determines, based on DISTRICT assessment roll, that there has 

been an overpayment of a DISTRICT assessment, COUNTY shall send the owner a refund 

application. Upon owner’s return of the accurate and fully completed refund application, 

COUNTY will issue, from current DISTRICT assessment collections, a refund of the 

overpayment. 

5. COUNTY agrees to develop and maintain written policies and procedures 

of its operation. COUNTY further agrees to make available full information about the 

operation of the County Tax Office to CITY/TOWN, and to promptly furnish written 

reports to keep CITY/TOWN informed of all financial information affecting it. 

6. CITY/TOWN agrees to promptly deliver to COUNTY all records that it 

has accumulated and developed in the assessment and collection of assessments, and to 

cooperate in furnishing or locating any other information and records needed by COUNTY 

to perform its duties under the terms and conditions of this Agreement. 

7. COUNTY agrees to allow an audit of the assessment collection records of 

CITY/TOWN in COUNTY’S possession during normal working hours with at least 72 

hours advance, written notice to COUNTY. The expense of any and all such audits shall 

be paid by CITY/TOWN. A copy of any and all such audits shall be furnished to 

COUNTY. 

8. COUNTY agrees that it will post a notice on its website, as a reminder that 

delinquent assessment penalties will apply to all assessments that are not paid by January 

31st of the collection year. 

Page 113 of 478



5 of 14                                                       Multi-Year Fixed Lien PID Assessment ILA 2025  

9. COUNTY agrees that it will post to a secure website collection reports for 

CITY/TOWN listing current assessments, delinquent assessments, and penalties and 

interest on a daily basis through September 30th of the collection year. COUNTY will 

provide monthly collection reports; provide monthly recap reports; and provide monthly 

attorney fee collection reports. 

10. CITY/TOWN retains its right to select its own delinquent collection 

attorney and COUNTY agrees to reasonably cooperate with the attorney selected by 

CITY/TOWN in the collection of delinquent assessments and related activities. 

11. CITY/TOWN will provide COUNTY with notice of any change in 

collection attorney at least 7 days before the effective date of the new collection attorney 

contract. 

12. For assessments that become delinquent on February 1st of the tax year, 

COUNTY, in its sole discretion, may mail a reminder notice to the owner of each parcel 

having delinquent assessments. 

III. 
 

COUNTY hereby designates the Denton County Tax Assessor/ Collector to act on 

behalf of the County Tax Office and to serve as Liaison for COUNTY with CITY/TOWN. 

The County Tax Assessor/Collector, and/or his/her designated substitute, shall ensure the 

performance of all duties and obligations of COUNTY; shall devote sufficient time and 

attention to the execution of said duties on behalf of COUNTY in full compliance with the 

terms and conditions of this Agreement; and shall provide immediate and direct 

supervision of the County Tax Office employees, agents, contractors, subcontractors, 

and/or laborers, if any, in the furtherance of the purposes, terms and conditions of this 
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Agreement for the mutual benefit of COUNTY and CITY/TOWN. This Agreement is 

subject to and the parties herein shall comply with all applicable provisions of the Texas 

Property Tax Code and all other applicable Texas statutes. 

IV. 
 

COUNTY accepts responsibility for the acts, negligence, and/or omissions related 

to property assessments service of all COUNTY employees and agents, sub-contractors 

and/or contract laborers, and for those actions of other persons doing work under a contract 

or agreement with COUNTY to the extent allowed by law. 

It is understood and agreed between COUNTY and CITY/TOWN that the 

CITY/TOWN, in performing its obligations hereunder, is acting independently, and the 

COUNTY assumes no responsibility or liabilities in connection therewith to third parties. It is 

further understood and agreed between COUNTY and CITY/TOWN that the COUNTY, in 

performing its obligations hereunder, is acting independently, and the CITY/TOWN assumes 

no responsibilities in connection therewith to third parties. Nothing in this AGREEMENT is 

intended to benefit any third party beneficiary. 

CITY/TOWN agrees that it will protect, defend, indemnify, and hold harmless 

COUNTY and all of its officers, agents, and employees from and against all claims, demands, 

causes of action, damages, judgments, losses and expenses, including attorney’s fees, of 

whatsoever nature, character, or description that any person or entity has or may have arising 

from or on account of any injuries or damages received or sustained by person, persons, or 

property, on account of or arising out of, or in connection with the performance of the services, 

including without limiting the generality of the foregoing, any negligent act or omission of the 

CITY/TOWN or any employee, officer, agent, subcontractor, servant, invitee, or assignee of 
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the CITY/TOWN in the execution or performance of this AGREEMENT. This provision 

shall survive the termination of this AGREEMENT. 

V. 

CITY/TOWN accepts responsibility for the acts, negligence, and/or omissions of 

all CITY/TOWN employees and agents, sub-contractors and/or contract laborers, and for 

those of all other persons doing work under a contract or agreement with CITY/TOWN to 

the extent allowed by law. 

VI. 
 

CITY/TOWN understands and agrees that CITY/TOWN, its employees, servants, 

agents, and representatives shall at no time represent themselves to be employees, servants, 

agents, and/or representatives of COUNTY. COUNTY understands and agrees that 

COUNTY, its employees, servants, agents, and representatives shall at no time represent 

themselves to be employees, servants, agents, and/or representatives of CITY/TOWN. 

VII. 
 

In this Article VII, the term “Prior TY Parcel Count” means the total number of 

parcels listed on CITY’s/TOWN’s preceding tax year PID Assessment Roll on 

September 30th of the tax year. For the services rendered during the assessment year, 

CITY/TOWN agrees to pay COUNTY for the receipting, bookkeeping, issuing, and 

mailing of assessment statements as follows: 

1. The County Budget Office establishes collection rates annually based on a 

survey of actual annual costs incurred by the County in performing assessments collection 

services. The collection rate for each tax year, referred to in this Article VII as the “Per 

Parcel Rate,” is approved by County Commissioners’ Court, and all entities are assessed 

the same per parcel collection rate, except that, if that Per Parcel Rate multiplied by the 
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entity’s Prior TY Parcel Count equals less than $200, the entity will be assessed a flat fee 

of $200. Following approval of the Per Parcel Rate for each assessments year, COUNTY 

will, at least sixty (60) days prior to the expiration date of the then-current term of this 

Agreement, provide CITY/TOWN with written notice of that rate. 

2. The current assessment statements will be mailed by October 10th of the 

assessments year or as soon thereafter as practical. If CITY/TOWN does not provide 

COUNTY with the fixed lien assessment levied and the assessment roll by 

CITY/TOWN’s governing body under Local Government Code Section 372.017 on or 

before September 10th, COUNTY may, in addition to the costs set forth in paragraph 10 

(initial term costs) or paragraph 11 (renewal term costs) of this Article VII, whichever is 

applicable, charge CITY/TOWN a $5,000 late processing fee.  The assessment roll is to 

be accompanied by the resolution passed by the governing body for the current assessment 

year. All assessments 

become due on receipt of the assessment/tax statement each year. The DISTRICT 

assessment shall be entered in to the COUNTY records as a fixed lien and applied to the 

properties assessed by the DISTRICT as reflected on the APPRAISAL DISTRICT 

records submitted to COUNTY. An additional notice will be sent during the month of 

March following the initial mailing provided that CITY/TOWN has requested such a 

notice on or before February 28th of the collection year. 

3. All unpaid assessments become delinquent on February 1st of the year 

following the assessment year. Penalty and interest fees accrue at the same rate and time 

schedule as the same year’s ad valorem property tax. (Property Tax Code, Section 31.02(a) 

and 33.01(a)). 

4. Delinquent assessment collection attorneys become involved at the same 
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times as do the delinquent ad valorem property tax attorneys. (Property Tax Code, Sections 

6.30, 33.07, 33.08, 33.11, and 33.48). 

5. At least 30 days, but no more than 60 days prior to April 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.11 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

6. At least 30 days, but no more than 60 days prior to July 1st of the collection 

year and following the initial mailing, a delinquent assessments statement meeting the 

requirements of Section 33.07 of the Property Tax Code will be mailed to the owner of 

each parcel having delinquent assessments. 

7. For accounts that become delinquent on or after June 1st of the collection 

year, COUNTY shall mail a delinquent assessments statement meeting the requirements 

of Section 33.08 of the Property Tax Code to the owner of each parcel having delinquent 

assessments. 

8. In the event DISTRICT levies a supplemental corrected assessment by 

order of its governing body after the assessment statements have already been mailed, 

CITY/ TOWN shall provide COUNTY with an updated assessment roll identifying the 

corrected assessments levied by DISTRICT’S governing body under Local Government 

Code Section 372.017, as corrected by any supplemental assessments levied by its 

governing body under Section 372.019. CITY/TOWN agrees to pay COUNTY a 

programming charge of $5,000.00. COUNTY will mail corrected statements to the 

owner of each affected parcel. The DISTRICT assessment shall be entered into the 

COUNTY records as a fixed lien and applied to the properties assessed by the 

DISTRICT as reflected on the Appraisal District records submitted to COUNTY. The 

corrected assessment is to be accompanied by the resolution passed by the governing 
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body for the assessment year. The fee for the services performed by COUNTY under 

this paragraph 8 will be the Per Parcel Rate approved by Commissioners Court for the 

applicable tax year multiplied by the CITY’s/TOWN’s then Prior TY Parcel Count, 

provided that, if the applicable Per Parcel Rate multiplied by the applicable Prior TY 

Parcel Count equals less than $200.00, then the Total Cost of providing all services 

described in paragraphs 2-6 shall be a flat fee of $200. When a refund is required per 

Property Tax Code Section 26.07(g), COUNTY will charge a $1.00 processing fee per 

check, in addition to the corrected statement mailing costs. Issuance of refunds, in the 

event of a corrected assessment roll, will be the responsibility of COUNTY. 

CITY/TOWN will be billed for the refunds, postage and processing fees. 

9. CITY/TOWN understands and agrees that COUNTY will, no later than 

January 31st of the assessment year, deduct from current collections of CITY/TOWN the 

"Total Cost" of providing all services described in Sections 1-5 above. This "Total Cost" 

includes any such services that have not yet been performed at the time of deduction.  

10. During the initial term of this Agreement, the "Total Cost" of providing all 

services described in paragraphs 2-6 of this Article VII shall be the total of: $1.41 (the 

"TY 2025 Per Parcel Rate”) multiplied by CITY/TOWN's Prior TY Parcel Count, 

provided that, if the TY 2025 Per Parcel Rate of $1.41 multiplied by the Prior TY Parcel 

Count equals less than $200.00 , then the “Total Cost” of providing all services described 

in paragraphs 2-6 shall be a flat amount of $200.00.  

11. During the first and second renewal terms of this agreement, and provided 

that COUNTY has provided CITY/TOWN with notice of the Per Parcel Rate as 

described in paragraph 1 of this Article VII, the “Total Cost” of providing all services 

described in paragraphs 2-6 of this Article VII shall be the total of:  The Per Parcel Rate 
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approved by Commissioners Court for the applicable tax year (the TY 2026 Per Parcel 

Rate and the TY 2027 Per Parcel Collection Rate, respectively) multiplied by the 

CITY’s/TOWN’s then Prior TY Parcel Count, provided that, if the applicable Per 

Parcel Rate multiplied by the applicable Prior TY Parcel Count equals less than $200.00, 

then the Total Cost of providing all services described in paragraphs 2-6 shall be a flat 

fee of $200. In the event COUNTY does not provide CITY/TOWN with notice of the 

per parcel rate as described in paragraph 1 of this Article VII, the per parcel rate charged 

during the preceding term will apply. 

12. In the event costs for additional delayed assessments statements, 

processing and mailing are incurred as described in Section 1, COUNTY shall bill 

CITY/TOWN for such amounts. CITY/TOWN shall pay COUNTY all such billed 

amounts within 30 days of its receipt of said bill. 

VIII. 
 

COUNTY agrees to remit all assessments, penalties, and interest collected on 

CITY/TOWN's behalf and to deposit such funds into the CITY/TOWN’s depositories, 

as designated: 

1. For deposits of assessments, penalties, and interest, payment shall be by 

wire transfer or ACH to CITY/TOWN's depository accounts only as applicable, specific 

on the Direct Deposit Authorization executed between the CITY/TOWN and COUNTY. 

Only in the event of failure of electronic transfer protocol will a check for deposits of 

assessments, penalty and interest be sent by mail to CITY/TOWN. 

2. In anticipation of renewal of this Agreement, COUNTY further agrees that 

deposits will be made daily through September 30th of the collection year. It is expressly 

understood, however, that this obligation of COUNTY shall not survive termination of this 
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Agreement, whether by termination by either party or by failure of the parties to renew this 

Agreement. 

3. In event that COUNTY experiences shortage in collections as a result of an 

outstanding assessment debt of CITY/TOWN, the CITY/TOWN agrees a payment in the 

amount of shortage shall be made by check or ACH to COUNTY within 15 days after 

notification of such shortage. Failure to remit payment of shortage restricts release of 

collected assessments until such time as payment is remitted. 

IX. 
 

In the event of termination, the terminating party shall be obligated to make 

such payments as are required by this Agreement through the balance of the assessments 

year in which notice is given. COUNTY shall be obligated to provide services pursuant to 

this Agreement during such period. 

X. 
 

This Agreement represents the entire agreement between CITY/TOWN and 

COUNTY and supersedes all prior negotiations, representations, and/or agreements, either 

written or oral. This Agreement may be amended only by written instrument signed by the 

governing bodies of both CITY/TOWN and COUNTY or those authorized to sign on 

behalf of those governing bodies. 

 

 

 

 

XI. 

Any and all written notices required to be given under this Agreement shall be delivered 
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or mailed to the listed addresses: 

 
COUNTY: 

County Judge of Denton County 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 
Telephone: 940-349-2820 

 
CITY/TOWN: 
 
 
 
 
 
 
 
 
 

II. 
 
 

CITY/TOWN hereby designates   to act on behalf of 

CITY/TOWN, and to serve as Liaison for CITY/TOWN to ensure the performance of all 

duties and obligations of CITY/TOWN as stated in this Agreement. CITY/TOWN’s 

designee shall devote sufficient time and attention to the execution of said duties on behalf 

of CITY/TOWN in full compliance with the terms and conditions of this Agreement; shall 

provide immediate and direct supervision of the CITY/TOWN employees, agents, 

contractors, subcontractors, and/or laborers, if any, in the furtherance of the purposes, terms 

and conditions of this Agreement for the mutual benefit of CITY/TOWN and COUNTY. 

XIII. 
 

In the event that any portion of this Agreement shall be found to be contrary to law, 

it is the intent of the parties that the remaining portions shall remain valid and in full force 

and effect to the extent possible. 

 

Page 122 of 478



14 of 14                                                   Multi-Year Fixed Lien PID Assessment ILA 2025  

XIV. 
 

The undersigned officers and/or agents of the parties are the properly authorized 

officials and have the necessary authority to execute this agreement on behalf of the parties. 

Each party hereby certifies to the other that any resolutions necessary for this Agreement 

have been duly passed and are now in full force and effect. 

 
 

Executed in triplicate originals this,   day of   
 

20 . 
 
COUNTY CITY/TOWN 

 
Denton County Texas 
1 Courthouse Dr Ste 3100 
Denton, Texas 76208 

  

 
 
 

 

BY:  
Honorable Andy Eads 
County Judge 

 
 
 

ATTEST: 
 
 

BY:  
Juli Luke 
Denton County Clerk 

 
 

APPROVED FORM AND CONTENT: 

BY:  
Name:   
Title:   

 
 
 

ATTEST: 
 
 

BY:  
Name  
Title  

 
 

 
 
 

 
  

Dawn Waye 
Denton County 
Tax Assessor/Collector  
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 4. (CONSENT AGENDA) 
 
Title: Consider adopting Ordinance 803-25, second reading, to rezone Cuesta development from 

Residential Estate Single Family (SF-RE) to Planned Development- Single-Family Residential- 
Medium (PD-SF-2) legally described as a tract of land totaling approximately 537.18 acres, 
located within the following survey abstracts in Denton County, Texas: A1125A W.D. Reed, Tr 
7, 53.76 Acres, Old DCAD Tr #3, A0419A W.A. Ferris, Tr 7, 39.044 Acres, Old DCAD Tr 5, 
A0419A W.A. Ferris, Tr 8, 52.208 Acres, Old DCAD Tr 6, A0993A Mary Polk, Tr 42, 219.812 
Acres, Old DCAD SHT 1, Tr #6, A0993A Mary Polk, Tr 39A & 41A, 158.80 Acres, Range 
Hill Addn Blk 1 Lot Range Hill Rd 1.81 Acres, A0419A W.A. Ferris, Tr 9, 11.0541 Acres, Old 
DCAD Tr 7A(1); and take appropriate action. 

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

Recommendation: 

Staff recommends consideration as requested. 
 

Background: 

PROJECT SUMMARY: 

The applicant proposes the creation of a Planned Development (PD) district to allow for the Cuesta 
Development, a master-planned residential community located on approximately 538.99 acres. The 
development is designed to include up to 1,600 single-family residential units with integrated open 
space, trails, and park amenities. The PD establishes development regulations tailored to the site’s 
topography and the City’s long-term vision. 

 

DEVELOPMENT STANDARDS: 

• Residential Density: 

o Maximum of 1,600 single-family units 
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o No cap on floor area or dwelling units per acre 

• Lot Types & Sizes: 

o 40 ft, 50 ft, 60 ft, and 70 ft wide lots 

o Specific minimum lot areas and dimensions outlined per lot type 

o Developer permitted limited flexibility to adjust lot type distribution within constraints 

• Building Standards: 

o Max height: 35 ft 

o Lot coverage: Max 70% 

o Specific setbacks and yard requirements based on lot width 

o Enhanced architectural standards including 80% front masonry, 25% side/rear masonry 

• Permitted Uses: 

o One-family detached dwellings 

o Additional amenities such as amenity centers, pools, sport courts, splash pads, food 
trucks, etc. 

o Event lawn for public gatherings permitted only in public parks 

 

OPEN SPACE & PARKS: 

• Public Dedication: 

o At least 90 acres of public open space dedicated to the City 

o Three public parks totaling approx. 3.36+ acres (Event Park, Play Park, Pavilion Park) 

o Improvements provided in each park (e.g., splash pad, playgrounds, pavilion, sport 
courts) 

• Trails: 

o Multi-use trails (12' concrete), regional trails, and nature trails (4' min width) integrated 
into open space 

o Public trails to be dedicated and maintained by the City 
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LANDSCAPE BUFFERING: 

• 20-foot buffers along collector streets where homes front the roadway (with trees/shrubs, no 
walls) 

• 15-foot buffers where homes side/back collector streets (includes masonry wall) 

• Specific planting requirements per 100 linear feet 

• Flexibility provided for trail integration and floodplain exceptions 

 

CIRCULATION & STREET DESIGN: 

• Street sections deviate from City’s standard; custom cross-sections outlined in Exhibit G 

• Includes local streets (50’ & 60’ ROW), minor arterials (Type A/B/C), and alleys 

• Street alignment may vary slightly from Concept Plan but must maintain functional intent 

 

HOMEOWNERS’ ASSOCIATION & MAINTENANCE: 

• HOA responsible for private open space, common areas, fencing, and landscaping 

• City responsible for public parkland and trail maintenance post-dedication 

 

Traffic Summary for Cuesta Development 

The Traffic Impact Analysis for the Cuesta (Range Creek) Development evaluated the impact of 1,547 
single-family homes at full buildout by 2030. The study focused on key intersections surrounding the 
site and projected traffic growth at 3.5% annually. 

Key Findings: 

• Intersection Performance: 
Most intersections are expected to operate at acceptable Levels of Service (LOS D or better) 
through 2030. However, the Boss Range Road & Wiley/Range Road intersection is projected 
to experience delays (LOS F) on eastbound and westbound approaches at buildout. 

• Mitigation Measures: 
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o An all-way stop control is recommended at the above intersection starting in Phase 3. 

o A future traffic signal may be warranted post-buildout depending on traffic volumes. 

• Turn Lane Improvements: 
The development will include: 

o Left-turn lanes in both directions at key intersections. 

o Left and right-turn lanes at strategic arterial connections to reduce congestion and 
improve safety. 

o Improvements comply with the City of Justin’s subdivision standards and are shown in 
the Turn Lane Exhibit (March 2025) 

 

P&Z Recommendation: 

The planning and zoning commission recommended approving the rezoning request on April 15, 2025, 
by a vote of 5-1 with the following conditions: 

1. A percolation/groundwater study be conducted and submitted with construction/engineering plans. 
2. To amend the following from 10% to 5%  "A maximum of 10% 5% of each lot type (i.e., 40 ft lots, 
50 ft lots, 60 ft lots, and 70 ft lots) will be allowed to have a reduced area of no more than 5% of the 
minimum area due to layout constraints (e.g., along curvilinear streets, etc.)" 
  
 

City Attorney Review: Yes 
 

Attachments: 

1. Development Regulations (Cuesta) 4858-8591-5888 8 (1) 
2. Cuesta Buffer Map 
3. Turn Lane Exhibits 
4. Cuesta Traffic Impact Analysis 
5. Cuesta Zoning Proposed Ordinance with ExhibitS 
6. CUESTA PD SUBMITTAL SET  
7. Cuesta Zoning Proposed Ordinance with Exhibit.docx- V2 
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CUESTA

DEVELOPMENT REGULATIONS

Planned Development – 538.99 Acres

I. PURPOSE

This Planned Development includes the land more particularly described on Exhibit "A" 
(the “Property”).

The Cuesta development aims to establish a diverse and vibrant neighborhood, offering a 
mix of single-family homes.  The trails provided throughout the Property harmonize with 
the Property’s natural topography, and allow for connectivity within the neighborhood and 
broader community.  The varied housing options target housing attainability and cater to 
residents at different life stages.  The project ensures easy access to amenities and site 
features with connections and trails throughout the site. The central amenity, park and open 
space areas form the heart of the community with diverse recreational experiences, 
enhancing community engagement.

Development and use of the Property shall comply with the Zoning Ordinance, Chapter 52 
of the City of Justin Code of Ordinances, in effect on the date of approval of this PD 
Ordinance (the "Zoning Ordinance"), as amended by this PD Ordinance.  In the event of a 
conflict between the Zoning Ordinance and this PD Ordinance, this PD Ordinance shall 
control. In the event of a conflict between this PD Ordinance and the Concept Plan/ 
Development Plan (defined below) or any other exhibits attached hereto, this PD Ordinance 
shall control. In the event of a conflict between the Concept Plan/ Development Plan and 
any other exhibits attached hereto and the Zoning Ordinance, the Concept/ Development 
Plan and exhibits attached hereto shall control.

II. DEVELOPMENT PLAN

A conceptual master plan for development of the Property is attached as Exhibit "B" 
(“Concept Plan/ Development Plan”) and all development shall generally conform to the 
Concept Plan/ Development Plan, except as may be modified as provided herein.  The 
Concept Plan/ Development Plan shall satisfy all requirements under the Zoning Ordinance 
to submit/ approve a development plan for this PD and no further development plan or 
approvals by the Planning and Zoning Commission or City Council with respect to a 
development plan shall be required. 

Changes of detail or amendments to the Concept Plan/ Development Plan, or any other 
exhibits attached hereto may be authorized by the Director of Development & Economic 
Development or his/her designated representative (the “Director”) so long as such changes 
or amendments: do not alter the basic relationship of the proposed development to adjacent 
property and which do not alter the uses permitted, increase the density above 1,600 
dwelling units, increase building height above 35 feet, or increase lot coverage for any 
residential lot above 70% and which do not decrease the required off street parking required 
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pursuant to Section X, or reduce the minimum yards required pursuant to Section XIII.F. 
of these Development Regulations (below). The applicant may appeal the decision to deny 
an amendment to the Concept Plan/ Development Plan or any other exhibits attached hereto 
to the City’s Planning and Zoning Commission and may appeal the decision of the City’s 
Planning and Zoning Commission to the City Council. For any amendments that are not 
authorized to be approved by the Director herein or are otherwise authorized elsewhere in 
the Zoning Ordinance, the applicant may apply for an amendment through the same process 
as a zoning amendment.

The Property may be developed in phases. The phases are not required to exactly conform 
to the boundaries as shown on Exhibit “C” and the phase boundaries may be adjusted at 
the time of platting without requiring an amendment to the Concept Plan/ Development 
Plan.

III. DEFINITIONS

A. 40 ft lot – means a lot with a width of at least 40 feet, but less than 50 feet.

B. 50 ft lot – means a lot with a width of at least 50 feet, but less than 60 feet. 

C. 60 ft lot – means a lot with a width of at least 60 feet, but less than 70 feet. 

D. 70 ft lot – means a lot with a width of at least 70 feet. 

E. Masonry – shall be defined as exterior construction materials consisting of one or 
a combination of the following: brick material, fiber cement siding (such as 
Hardiplank or Hardiboard), stucco, stone, concrete and other built up/tilt panels. 
The Director may approve other materials as masonry materials in addition to those 
materials listed herein. 

F. Open Space — means an area accessible to all residents within the Property that 
may include without limitation landscaping, sidewalks, trails, recreational facilities 
(e.g., playground equipment or other recreational facilities), seating areas, a 
pavilion or other shade structure(s), community gathering places, benches, trees, 
amenities, natural features, and/or water features. Open space may also include 
areas that are accessible to the general public within the Property after such areas 
have been dedicated to the City.

IV. USES

Permitted Uses – One-Family Detached Dwelling and all other uses allowed in the SF-2 
— Single-family residential district (“SF-2 District”) of the Zoning Ordinance shall be 
permitted on the Property, in addition to the following uses which shall be expressly 
permitted: 

1) Amenity Centers;

2) Community Pools;
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3) Gazebos;

4) Pavilions;

5) Tennis and Sport Courts;

6) Accessory Buildings;

7) Ponds, detention and/or retention areas;

8) Open space;

9) Playgrounds;

10) Splash pad(s);

11) Farmer’s market (may be open to the public); 

12) Food trucks;

13) Community garden(s); 

14) Event lawn that may host periodic public events such as concerts or artistic 
performances [allowed only in the Public Parks (defined herein)]; and 

15) Other amenities allowed or contemplated herein or in the exhibits attached 
hereto.

Uses allowed by Specific Use Permit in the SF-2 District are allowed in this district, subject 
to procedures for approval of Specific Use Permits in the Zoning Ordinance.  

V. HOMEOWNERS’ ASSOCIATION; CITY MAINTENANCE OF TRAILS

A Homeowners’ Association (HOA) will be formed and will be responsible for the 
maintenance of the common areas, entry features, private open space areas, and perimeter 
fencing and landscaping. The City will own and be responsible for the maintenance of any 
open space or park areas dedicated to the City pursuant to Section XI herein (including 
without limitation the Public Open Space and Public Parks). The City will be responsible 
for all maintenance and operation of any public trails (including within limitation the 
Nature Trail, Multi Use Trail and Regional Trail, each as defined herein). 

VI. LANDSCAPE BUFFER 

A. 20-foot Landscape Buffer. A landscape buffer with a minimum width of twenty 
(20) feet from the perimeter property line shall be provided where homes front a 
collector street in the locations generally shown on the Exhibit “D” as the “20 Ft 
Buffer Yard Requirement”. Trails and sidewalks shall be permitted within this 20 
foot landscape buffer. The following standards shall apply for every one hundred 
(100) linear feet of landscape buffer length:
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1) There shall be a minimum of four (4) canopy trees.

2) There shall be a minimum of four (4) understory trees.

3) There shall be a minimum of ten (10) shrubs (shrubs are not required to be 
screening shrubs).

4) Berms shall not be required. A screening wall or fence shall not be required. 

B. 15-foot Landscape Buffer. A landscape buffer with a minimum width of fifteen 
(15) feet from the perimeter property line shall be provided where homes back or 
side to a collector street in the locations generally shown on the Exhibit “D” as the 
“15 Ft Buffer Yard Requirement”. Trails and sidewalks shall be permitted within 
this 15 foot landscape buffer. The following standards shall apply for every one 
hundred (100) linear feet of landscape buffer length:

1) There shall be a minimum of four (4) canopy trees.

2) There shall be a minimum of four (4) understory trees.

3) There shall be a minimum of ten (10) shrubs (shrubs are not required to be 
screening shrubs).

4) A minimum six feet (6’) tall masonry wall will be provided. 

5) Berms shall not be required. 

C. No landscape buffer yard or setback shall be required except in the locations shown 
generally on Exhibit “D”, notwithstanding any requirements in Division 5 of the 
Zoning Ordinance (Landscaping and Buffer Requirements). The requirements 
noted herein shall apply in lieu of any landscape buffer/ buffer yard requirements 
in the Zoning Ordinance. By way of clarity and notwithstanding any requirements 
herein or in the Zoning Ordinance to the contrary, (1) where floodplain abuts an 
arterial or collector street, the buffer yard requirements do not apply, and such areas 
may be left in their natural state; and (2) neither a screening wall nor buffer yard is 
required when the rear or side yards of a residential subdivision abut a local street. 

VII. RESIDENTIAL DENSITY

A. The maximum number of dwelling units in the aggregate on the Property shall be 
`1,600. There is no maximum floor area and no maximum number of dwelling units 
per acre.

B. The developer is not strictly bound by the locations of lot types as shown on the 
Concept Plan/ Development Plan. Notwithstanding the proposed locations of lot 
types as shown on the Concept Plan/ Development Plan, the developer may change 
the location of lot types (i.e., 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots) and 
relocate lot types so long as: (i) the total number of 40 ft lots within the overall 
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Property (not by phase) does not increase by more than 10% of the total number of 
40 ft lots shown on the Concept Plan/ Development Plan, (ii) the total number of 
50 ft lots within the overall Property (not by phase) does not increase by more than 
15% of the total number of 50 ft lots shown on the Concept Plan/ Development 
Plan, (iii) the total number of 60 ft lots within the overall Property (not by phase) 
does not decrease by more than 15% of the total number of 60 ft lots shown on the 
Concept Plan/ Development Plan; and (iv) the total number of 70 ft lots within the 
total Property (not by phase) does not decrease by more than 10% of the total 
number of 70 ft lots shown on the Concept Plan/ Development Plan. 

VIII. AREA REQUIREMENTS AND DEVELOPMENT STANDARDS

A. The primary development and land use standards for this project will be based upon 
the standards outlined in this document. The Property shall be developed in 
accordance with the standards applicable to the SF-2 District, except as amended 
or otherwise set forth in this PD Ordinance.

B. 50 ft lots, 60 ft lots and 70 ft lots may be front entry.  

C. Minimum Lot Area. 

1) The minimum lot area for the following lot widths shall be as follows: 

a. 40 ft lot: 4,200 square feet

b. 50 ft lot: 5,750 square feet

c. 60 ft lot: 6,900 square feet

d. 70 ft lot: 8,050 square feet

2) A maximum of 10% of each lot type (i.e., 40 ft lots, 50 ft lots, 60 ft lots, and 
70 ft lots) will be allowed to have a reduced area of no more than 5% of the 
minimum area due to layout constraints (e.g., along curvilinear streets, etc.).

D. Minimum lot width shall be as follows:

1) 40 ft lots: 40 feet

2) 50 ft lots: 50 feet

3) 60 ft lots: 60 feet

4) 70 ft lots: 70 feet

E. Minimum Lot Depth. The minimum lot depth shall be:

1) 40 ft lots: 105 feet. 
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2) 50 ft lots, 60 ft lots, and 70 ft lots: 115 feet. 

F. Yard Requirements

1) Minimum Front Yard Setback

a. The minimum front yard setback shall be:

(a) 40 ft lots: 5 feet. 

(b) 50 ft lots, 60 ft lots, and 70 ft lots: 20 feet. 

b. Porches on 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots may encroach into 
the required front yard by a maximum of 5 feet. 

2) Minimum Interior Side Yard

a. 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots: 5 feet.

3) Minimum Corner Side Yard (street side)

a. 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots: 15 feet. 

4) Minimum Rear Yard Setback

a. 40 ft lots: 20 feet.

b. 50 ft lots, 60 ft lots, and 70 ft lots: 15 feet.

G. Maximum Lot Coverage: 70 percent per lot for main and accessory buildings. Lot 
coverage means the lot area covered by all buildings located thereon, including the 
area covered by all overhanging roofs, except that lot coverage calculations shall 
exclude the driveway regardless of whether a roof overhang is located over the 
driveway. 

H. Maximum Height: up to 35 feet

I. The tables below illustrate the above development standards for ease of reference. 
In the event of a conflict between Section XIII.A. – H. and the tables below, 
Sections XIII.A. – H. shall control. 

Area Regulations for 40-foot lots. Area regulations for 40-foot lots shall be as 
follows:

Minimum Lot Area* 4,200 square feet

Misc. Rear loaded 
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Min. Lot Width 40 feet

Min. Lot Depth 105 feet

Min. Front Yard 5 feet

Min. Interior Side Yard 5 feet

Min. Corner Side Yard 15 feet

Min. Rear Yard 20 feet

Max. Lot Coverage 70%

Max. Height up to 35’

* A maximum of 10% of the total number of 40 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.).

Area Regulations for 50-foot lots. Area regulations for 50-foot lots shall be as 
follows:

Minimum Lot Area* 5,750 square feet

Misc. May be front entry

Min. Lot Width 50 feet

Min. Lot Depth 115 feet

Min. Front Yard 20 feet

Min. Interior Side Yard 5 feet

Min. Corner Side Yard 15 feet

Min. Rear Yard 15 feet

Max. Lot Coverage 70%

Max. Height up to 35’

* A maximum of 10% of the total number of 50 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.).

Area Regulations for 60-foot lots. Area regulations for 60-foot lots shall be as 
follows:
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Minimum Lot Area* 6,900 square feet

Misc. May be front entry

Min. Lot Width 60 feet

Min. Lot Depth 115 feet

Min. Front Yard 20 feet

Min. Interior Side Yard 5 feet

Min. Corner Side Yard 15 feet

Min. Rear Yard 15 feet

Max. Lot Coverage 70%

Max. Height up to 35’

* A maximum of 10% of the total number of 60 ft lots within the Property will be allowed to have 
a reduced area of no more than 5% of the minimum area due to layout constraints.

Area Regulations for 70-foot lots. Area regulations for 70 ft lots shall be as 
follows:

Minimum Lot Area* 8,050 square feet

Misc. May be front entry

Min. Lot Width 70 feet

Min. Lot Depth 115 feet

Min. Front Yard 20 feet

Min. Interior Side Yard 5 feet

Min. Corner Side Yard 15 feet 

Min. Rear Yard 15 feet

Max. Lot Coverage 70%

Max. Height up to 35’
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* A maximum of 10% of the total number of 70 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.).

IX. BUILDING DESIGN

A. The following minimum design and construction standards shall apply within the 
Property in this Planned Development. The requirements in this section shall apply 
in lieu of any exterior construction, building materials or design requirements in the 
Zoning Ordinance (including but not limited to Section 52-87 of the Zoning 
Ordinance) and shall be the exclusive exterior construction, building materials, and 
design requirements that apply to the development of the Property.

B. Masonry Requirements.

1) Front Elevation Wall Surface Area — A minimum of 80% Masonry on front 
surface area of main dwelling unit (calculation shall exclude area covered 
by windows and doors). No more than 50% of the total dwelling units 
developed within the Property shall have fiber cement siding material or 
stucco on more than 50% of the front façade surface area. More than 50% 
of the total dwelling units within a phase may have fiber cement siding or 
stucco on more than 50% of the front façade surface area so long as the total 
overall within the development as a whole (all phases combined) is 50% or 
less.  

2) Except as noted in subsection B(1) above, there shall be no limit on the 
percentage of the exterior masonry construction requirements for residential 
structures that may be met by fiber cement siding. There is no minimum 
percentage of stone construction.

3) Side and Rear Wall Elevation Surface Areas — A minimum of 25% 
Masonry on Side and Rear Elevations of main dwelling unit (calculation 
shall exclude area covered by windows and doors). 

4) There is no minimum masonry percentage for amenity buildings, restroom 
facility buildings or accessory buildings. 

C. Building Elevations. 

1) Building elevations shall be submitted to the Director prior to the issuance 
of a building permit. The Director will approve the building elevations if 
they substantially conform to the requirements of Section IX.B(1)-(4) 
above.  

2) All required elevations shall include sufficient detail to allow the Director 
to evaluate whether the proposed elevations meet the requirements of 
IX.B(1)-(4) above, and shall include identification of predominant exterior 
building materials. The residential building elevations depicted on Exhibit 
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“E” are an example of building elevations illustrating compliance with the 
requirements of Section IX.B(1)-(4) above and a sample of the level detail 
that should be provided in elevations. 

3) The applicant may submit alternate materials, design or changed elevations 
that differ from Exhibit “E” and the Director will approve such elevations 
if the elevations meet the requirements of Section IX.B(1)-(4) above. The 
different/alternative building elevations are not required to be the same 
architectural style or color palette as what is shown on Exhibit “E”.  

D. Minimum Roof Pitch.

1) In general (except as provided in (2) below): minimum roof pitch of 6:12.  

2) Other structures attached to or separate from the main home (such as 
porches, covered porches, etc.) and roof over garages: minimum 4:12 roof 
pitch.

X. PARKING

A. Minimum Off-Street Parking; Garage Requirements: Each dwelling unit shall have 
no less than two enclosed parking spaces that shall be located in a garage.  Garages 
shall provide a minimum of 16ft garage door opening and a minimum inside clear 
width from wall to wall of 18ft and a minimum inside depth of 18ft.

XI. OPEN SPACE DEDICATION AND PUBLIC AMENITIES

A. Developer agrees to dedicate open space in the location(s) generally shown on 
Exhibit “F” attached hereto as “floodplain/ open space (dedicated to the City)” and 
“open space (dedicated to the City)” (the "Public Open Space") to the City. The 
Public Open Space is not required to conform exactly to the boundaries as shown 
on Exhibit “F”, so long as at least 90 acres of open space is dedicated to the City 
within the overall Property (within the aggregate, including all phases). The Public 
Open Space may be dedicated in phases or portions (i.e., the total Public Open 
Space is not required to be dedicated at the same time). The Public Open Space (or 
portion thereof) is required to be dedicated prior to the issuance of the last 
certificate of occupancy in the phase in which the respective portion(s) of the Public 
Open Space is located within or adjacent to (if the Public Open Space is not located 
within a phase). The Public Open Space and the Public Parks (defined herein) shall 
fully satisfy the developer or property owner’s obligations under Section 42-126 of 
the City’s Code of Ordinances to (1) dedicate parkland or pay a fee in lieu thereof; 
and (2) pay park development fees. Therefore, no parkland dedication (or fee in 
lieu thereof) and no park development fees shall be due for the development of the 
Property. Prior to dedication of the applicable portion of the Public Open Space, 
the developer or property owner shall construct trails within the Public Open Space 
area as generally shown on Exhibit “F”. Other than the aforementioned trails, the 
developer or property owner shall not be required to make any improvements to the 
Public Open Space area. The trails labeled on Exhibit “F” as the “Regional Public 
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Trail (Public)” (referred to herein as the “Regional Trail”) and “Multi Use Trail 
(Public)” (referred to herein as the “Multi Use Trail”) shall be at least 12’ wide and 
constructed of concrete. The trail labeled as the “Nature Trail (Public)” on Exhibit 
“F” (the “Nature Trail”) shall be at least 4’ wide and is not required to be 
constructed of concrete. The trails are not strictly bound to the locations shown on 
Exhibit “F” and may be modified with the final design so long as the trails comply 
with the minimum requirements herein and are either (i) located in the same general 
directions shown on Exhibit “F” or (ii) located at other locations approved by the 
Director. In the event of a conflict between the text of these PD Development 
Regulations and Exhibit “F”, the text of these PD Development Regulations 
controls.  

B. Developer agrees to dedicate three (3) public parks to the City in the locations 
generally identified on Exhibit “F” as the Public “Event Park”, the Public “Play 
Park” and the Public “Pavilion Park” (each a “Public Park” and collectively, the 
“Public Parks”). The Public Parks are not required to conform exactly to the 
boundaries as shown on Exhibit “F” or to any acreages stated herein, so long as at 
least 1.24 acres is dedicated to the City for the Event Park, at least 1.12 acres is 
dedicated to the City for the Play Park, and at least one (1) acre is dedicated to the 
City for the Pavilion Park. The Public Parks may be dedicated in phases 
(corresponding with the respective phases of development) and shall be dedicated 
prior to the issuance of the last certificate of occupancy in the phase in which the 
respective Public Park is located within or adjacent to (if the Public Park is not 
located within a phase). Prior to dedication of the applicable Public Park, the 
developer or property owner shall construct and/or install the following 
improvements at a minimum within each Public Park, respectively (and may, but 
shall not be required to, construct additional improvements, in its discretion):

1) Pavilion Park: (a) a shade structure or pavilion; and (b) green space areas;

2) Play Park: (a) three (3) playgrounds; (b) a splash pad; and (c) one or more 
sports courts such as a basketball, tennis or pickleball court;

3) Event Park: (a) an event lawn; (b) at least one playground; and (c) a pavilion 
or shade structure. 

Other than the aforementioned improvements, the developer or property owner 
shall not be required to make any improvements to the Public Parks, but may 
include other improvements at its discretion. 

C. The open space, trails, and park requirements in this PD Ordinance shall apply in 
lieu of any open space, trails, or park requirements in the City Code and shall be 
the exclusive open space, park, and trail requirements that apply to the development 
of the Property. For the avoidance of doubt, the dedication of the Public Parks and 
Public Open Space is not required prior to final plat or approval of any construction 
plans or building permits and the timing for dedication shall be required as provided 
herein.
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D. Detention and retention may be provided in open space areas. There is no limit or 
restriction on the amount of floodplain or natural drainage areas that may be located 
within the Public Open Space area and no required minimum slope. 

E. Paved parking areas are not required within the Public Parks or Public Open Space 
area notwithstanding any City Code requirements to the contrary. The developer 
may designate parallel parking at the perimeter of the Public Parks.  

XII. PRIVATE AMENITIES

A. Developer agrees to install the following amenities for residents within the 
Property, which may be installed in open space areas or common areas (“Required 
Private Amenities”): 

1) Two separate resident amenity areas north of Range Road (each a “Resident 
Amenity Area”). 

2) At least one of the Resident Amenity Areas referenced in subsection A(1) 
above will include a playground. 

3) At least one of the Resident Amenity Areas referenced in subsection A(1) 
above will include the following at a minimum: a swimming pool, seating 
areas, and restroom facilities.

B. The exact location of the Required Private Amenities and amenities provided within 
such areas may change during the final design process. The Resident Amenity 
Areas may include other amenities in addition to the minimum amenities listed in 
subsection A(2)-(3) above at the developer’s discretion. 

C. The Required Private Amenities may be completed in phases (corresponding with 
the respective phases of development) and shall be completed prior to the issuance 
of the last certificate of occupancy in the phase in which the respective amenity is 
located within.

XIII. TRAILS

A. Developer agrees to construct a multi-use trail approximately 12 feet in width in 
the locations generally shown as the “12’ Multi Use Trail (Public)” on Exhibit “F” 
(“Multi Use Trail”). The Multi-Use Trail is not strictly bound to the locations 
shown on Exhibit “F” and may be modified with the final design. The Multi-Use 
Trail will be constructed of concrete and will be publicly accessible.  The Multi-
Use Trail may be completed in phases and shall be completed prior to the issuance 
of the last certificate of occupancy in the phase in which the respective portion(s) 
of the trail is located within or adjacent to (if the portion of the trail is not located 
within a phase). 
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XIV. STREETS AND ACCESS

A. The street sections and street design requirements herein apply in lieu of any 
standard street section or design requirements in the City Code. 

B. Alleys shall comply with the section titled “30 Ft Alley ROW Street Plan/  Section” 
on Exhibit “G”.

C. Except where shown in the key map as an orange “60 Ft ROW Street Plan/ Section” 
on Exhibit “G”, local streets shall comply with the section titled “50 Ft ROW Street 
Plan/ Section” on Exhibit “G”. 

D. Where shown in the key map as an orange “60 Ft ROW Street Plan/ Section” 
(intended for streets directly abutting or providing a connection to a Public Park or 
Resident Amenity Area), local streets shall comply with the section titled “60 Ft 
ROW Street Plan/ Section”. 

E. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type A Street Plan/ Section” (including portions of minor arterials) will comply 
with the “100 Ft ROW – Type A Street Plan/ Section”. 

F. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type B Street Plan/ Section” (including portions of minor arterials) will comply 
with the “100 Ft ROW – Type B Street Plan/ Section”. 

G. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type C Street Plan/ Section” (including portions of a minor arterial and four 
entrances into the subdivision) will comply with the “100 Ft ROW – Type C Street 
Plan/ Section”. 

H. Streets are not required to be exactly as shown and street alignments are not 
required to match exactly what is shown on Exhibit “G”. Exhibit “G” shows where 
different street sections are located for the current draft Concept Plan/ Development 
Plan. 
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Exhibit "A"

Legal Description of the Property 
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Exhibit "B"

Concept Plan/ Development Plan
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Exhibit "C"

Phase Exhibit
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Exhibit "D"

Buffer Plan
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Exhibit "E"

Example of Acceptable Building Elevations
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Exhibit "F"

Preliminary Open Space and Parks Plan

Page 146 of 478



Exhibit "G"

Street Sections 
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EXECUTIVE SUMMARY

This report documents a traffic impact analysis (TIA) performed for the proposed Range Creek
development located south of FM 407 and west of Boss Range Road in the City of Justin, Texas. The
proposed development is anticipated to include 1,547 lots of single-family detached housing.

Traffic was evaluated for five scenarios for which the Weekday AM and PM peak hour level of service
analysis was performed.  Analysis procedures consisted of intersection capacity analysis, auxiliary lane
analysis, sight distance analysis, and access spacing analysis. These scenarios are presented in
Table A.

Table A. Analysis Scenario Summary Table

Based on the analyses performed, we offer the following conclusions and recommendations:

Intersection Capacity Analysis

Based on the intersection capacity analysis, all study area intersections are projected to operate at
LOS D or better through the Horizon (2034) scenario except the following:

Boss Range Road & Wiley Road / Range Road

The eastbound and westbound approaches of the intersection are anticipated to operate at LOS F in both
peak hours in Buildout (2030) conditions. Based on projected volumes, the intersection is projected to fall
just below volume thresholds to warrant a traffic signal. Mitigated analyses were performed with all-way
stop control and signalization. Based on the mitigated analyses, the intersection is anticipated to operate
with ~75% less overall delay with all-way stop control, and at LOS B or better with a signal installed in
buildout conditions.

Recommendations:

Step 1 – Consider implementing all-way stop control to lower overall delay beginning in Phase 3.

Step 2 - Collect new traffic counts to evaluate the need for a traffic signal and/or other mitigations
after Buildout (2030) and realignment of Range Road.

Responsible Party: Range Creek Development / Adjacent Developments / City
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Auxiliary Lane Analysis

Based on the auxiliary lane analysis of the development through Buildout (2030) conditions according to
the City of Justin’s Subdivision Regulations, the following observations are made:

· Left-turn lanes are to be provided for all divided streets where median openings provide access to
streets, alleys, or driveways. Based on the Range Creek site plan, all site driveways are
anticipated to be constructed at median openings except for Drives 4, 12, and 13. Based on the
City of Justin’s requirements, the minimum length for a left-turn deceleration lane is 200 total feet,
which includes 100 feet of storage and 100 feet of transition. Therefore, it is recommended to
construct left-turn lanes in each direction at all site driveways except Drives 4, 12, and 13.

· Right-turn lanes are to be provided on all approaches of TxDOT, arterial, and collector streets.
Also, they are required for commercial developments of 5 acres or more and based on a traffic
impact analysis demonstrating adequate safety. With the addition of left-turn lanes, Range Road
and Timberbrook are anticipated to operate with sufficient capacity and minimal delay. Based on
the City’s requirements and acceptable operations, it is not recommended to install right-turn
lanes at any of the site driveways. However, it is recommended to install left and right-turn lanes
where each Minor Arterial connects to the existing City roadway network.

Sight Distance Analysis

Based on field observations and the proposed site plan, all proposed driveways (Drives 1-17) are
anticipated to have adequate sight distance. All driveways should be designed to provide adequate sight
distance (i.e. clear sight with no obstructing object, signs, landscaping, etc.).

Access Spacing Analysis

The driveways planned to serve the proposed development include the proposed Drives 1-17 along
Range Road and Timberbrook. According to the City of Justin’s Subdivision Regulations on Page 13-14,
the following observations are made:

· The edge of the median opening is not less than 400 feet from the edge of an intersection with a
collector or arterial thoroughfare.

· All the proposed site driveways are anticipated to provide adequate access spacing along Range
Road and Timberbrook.
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INTRODUCTION

PURPOSE

Kimley-Horn and Associates, Inc. was retained by Meritage Homes of Texas, LLC to perform a traffic
impact analysis for the proposed Range Creek development, located south of FM 407 and west of Boss
Range Road in the City of Justin, Texas.

The purpose of this study is to address the traffic impacts of the proposed development on surrounding
streets and intersections.  This traffic impact study was prepared based on criteria set forth by the City of
Justin and TxDOT standards.  The specific objectives of this study are to determine existing and future
levels of service at the various study intersections and recommend any capacity or operational related
improvements.

METHODOLOGY

The traffic evaluation was comprised of five scenarios for which Weekday AM and PM peak hour
intersection level of service analyses were performed.  Based on the project’s anticipated completion,
2030 was assumed as the buildout analysis year. In total, five analysis scenarios were examined and are
presented in Table 1.

Table 1. Analysis Scenario Summary Table

For all intersections, the capacity analyses were conducted using the Synchro 12TM software package and
its associated Highway Capacity Manual reports.

Scenario Roadway Conditions Development Assumptions Traffic Volumes

Existing (2024) Existing Existing Existing

Phase 1-2 (2027)
Background Existing Existing Existing + 3 years of growth at 3.5% per year

Phase 1-2 (2027)
Existing +

Site Driveways + Range Road +
Timberbrook Dr

Existing + Phase 1-2 Range Creek
Development

Existing + 3 years of growth at 3.5% per year
+ Range Creek Phase 1-2 Site Traffic

Buildout (2030)
Background Existing Existing Existing + 6 years of growth at 3.5% per year

Buildout (2030)
Existing +

Site Driveways + Realigned Range
Road + Timberbrook Dr

Existing + All Phases of Range
Creek Development

Existing + 6 years of growth at 3.5% per year
+ Range Creek Buildout Site Traffic
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STUDY AREA

SITE LOCATION

The development is located south of FM 407 and west of Boss Range Road in the City of Justin, Texas. A
vicinity map is presented in Exhibit 1. The existing intersections of FM 407 & Timberbrook, Boss Range
Road & Range Road, and Range Road & Wiley Road were analyzed, along with the future intersections
at the proposed driveways. Exhibit 2 displays the existing thoroughfares, lane assignments, and traffic
controls within the study area.

MAJOR THOROUGHFARES

Wiley Road is currently a two-lane undivided roadway located east of Boss Range Road oriented in an
east-west direction. Wiley Road serves residential developments along its span from FM 156 to Boss
Range Road. Per the City of Justin Master Thoroughfare Plan, Wiley Road is classified as a Minor Arterial
and has a posted speed limit of 30 mph.

FM 407 is currently a two-lane undivided TxDOT roadway located west of FM 156 and oriented in an
east-west direction. FM 407 serves residential developments west of the study area and to downtown
Justin east. Per the City of Justin Master Thoroughfare Plan, FM 407 is classified as a State Highway and
has a posted speed limit of 45 mph.

Boss Range Road is currently a two-lane undivided roadway and is oriented in a north-south direction.
Boss Range Road provides access to rural residential areas to the south and FM 407 to the north. Per
the City of Justin Master Thoroughfare Plan, Boss Range Road is classified as a Minor Arterial and has a
posted speed limit of 35 mph.

Range Road is currently two-lane undivided roadway and is oriented in an east-west direction. Range
Road provides access to rural residential areas to the west and to Boss Range Road / Wiley Road to the
east. Per the City of Justin Master Thoroughfare Plan, Range Road is classified as a Minor Arterial and
has a posted speed limit of 30 mph.

PROPOSED DEVELOPMENT

The development is located south of FM 407 and west of Boss Range Road in the City of Justin, Texas.
Based on information provided by the developer, the proposed development is anticipated to include
1,547 lots of single-family detached housing, in which Phases 1-2 are anticipated to be completed by
2027 and Buildout by 2030.

The development is anticipated to have seventeen (17) access points, with fourteen being full access and
3 being right-in/right-out only accesses. The development is planning to construct the east-west Range
Road and north-south Timberbrook Minor Arterial sections within the site boundary. These thoroughfares
will provide access to the site driveways.
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EXISTING (2024) TRAFFIC CONDITIONS

EXISTING TRAFFIC VOLUMES

Turning movement counts were collected on Wednesday, October 30th, 2024, during the AM and PM
peak hours at the following intersections:

· FM 407 & Timberbrook
· Boss Range Road & Wiley Road
· Boss Range Road & Range Road

Based on the collection date of traffic volumes, the existing scenario year used is 2024. The Existing
(2024) traffic volumes are presented in Exhibit 3. Raw traffic counts are provided in the Appendix.
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FUTURE TRAFFIC CONDITIONS

HISTORICAL GROWTH RATE

Based on historical growth data from the TxDOT Traffic Count Database System and future growth
projections from the TxDOT Statewide Planning Map, an annual growth of 3.5% was assumed as
representative for the roadway network. This was based on historical traffic counts along FM 407, east of
Boss Range Road.

PHASE 1-2 (2027) BACKGROUND TRAFFIC VOLUMES

Exhibit 8 presents the projected Phase 1-2 (2027) Background traffic volume, which is the existing traffic
(see Exhibit 3) grown at a projected 3.5% annual background growth to year 2027

BUILDOUT (2030) BACKGROUND TRAFFIC VOLUMES

Exhibit 10 presents the projected Buildout (2030) Background traffic volume, which is the existing traffic
(see Exhibit 3) grown at a projected 3.5% annual background growth to year 2030.

ROADWAY NETWORK

The Buildout (2030) total roadway network is anticipated to be the same as the Existing (2024)
conditions, with the addition of the following:

· East-West Minor Arterial (Range Road), within the site boundary
· North-South Minor Arterial (Timberbrook), within the site boundary
· Realignment of Range Road to create four-leg intersection at Wiley Road & Boss Range Road

According to the Justin Master Thoroughfare Plan, Minor Arterials are designated as two-lane divided
roadways with on-street parking. Note that the connection of Range Road to the east of the development
is unknown, along with the Timberbrook connection to the south. Both are assumed to not connect to
adjacent roadways or developments during the Range Creek development timeline.

TRIP GENERATION

Traffic projections were prepared for Build-Out of the proposed development based on the trip generation
rates found in the 11th edition of the Institute of Transportation Engineers (ITE) Trip Generation Manual.
This recognized standard for trip generation is based on actual surveys (traffic counts) of existing types of
development. Table 2 provides the average rates included in the ITE Trip Generation Manual in addition
to the entering and exiting distribution splits.

Table 2. Trip Generation Rates

Rate Split Rate Split Rate Split
Dwelling

Units  9.43 * (X)
 50% In

50% Out  0.70 * (X)
26% In

74% Out  0.94 * (X)
 63% In

37% Out
Single-Family Detached

 (ITE #210)

Number of trips generated = Trip Rate (Development Unit); X = Dwelling Units

Daily AM Peak Hour PM Peak Hour
Land Use Description Variable
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Table 3 summarizes the total number of trips that are projected to be generated by the proposed
development during the Weekday AM and PM peak periods for each phase of development. The number
of trips generated represents the number of vehicles entering and exiting the proposed development to
and from the adjacent street system.

Table 3. Trip Generation Calculation

TRIP DISTRIBUTION AND TRAFFIC ASSIGNMENT

The distribution and assignment of the site-generated traffic to the study area roadway network was
performed for the proposed development based on examination of the existing and anticipated traffic
volumes and the locations of the proposed driveway access to and from the site.  The following
percentages of trip distribution are assumed on the surrounding roadway network for both Phase 1-2
(2027) and Buildout (2030):

· 40% - Wiley Road, east of the study area
· 20% - Boss Range Road, south of the study area
· 10% - Boss Range Road, north of the study area
· 15% - FM 407, northwest of the study area
· 10% - FM 407, northeast of the study area
· 5% - Timberbrook, north of the study area

Exhibit 4 and Exhibit 6 presents the inbound and outbound directional distribution percentages for site-
generated traffic during the Weekday AM and PM peak hours for Phase 1-2 and Buildout, respectively.
Total site-generated traffic volumes for the Weekday AM and PM peak hours at Phase 1-2 and Buildout
are presented in Exhibit 5 and Exhibit 7, respectively.

Total traffic volumes for Phase 1-2 and Buildout (2030) conditions can be found in Exhibit 9 and Exhibit
11, respectively.

In Out Total In Out Total

Phase 1-2 606 Dwelling
Units

5,715 110 314 424 359 211 570

Phase 3-4 (Buildout) 941 Dwelling
Units

8,874 171 488 659 558 327 885

14,589 281 802 1,083 917 538 1,455Range Creek Total Site Traffic

Daily
AM Peak Hour PM Peak Hour

Scenario Intensity / UnitsLand Use
Description

ITE
Code

Single-Family
Detached Housing 210
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LEGEND:
X% (Y%)
X% = Percentage of Inbound Site-Generated Traffic
Y% = Percentage of Outbound Site-Generated Traffic
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LEGEND:
X (Y)
X = AM Peak Hour Turning Movements
Y = PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.
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EXHIBIT 5
PHASE 1-2 (2027) TRIP ASSIGNMENT
RANGE CREEK TIA
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LEGEND:
X% (Y%)
X% = Percentage of Inbound Site-Generated Traffic
Y% = Percentage of Outbound Site-Generated Traffic
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LEGEND:
X (Y)
X = AM Peak Hour Turning Movements
Y = PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.
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EXHIBIT 7
BUILDOUT (2030) TRIP ASSIGNMENT
RANGE CREEK TIA
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LEGEND:
X (Y)
X = AM Peak Hour Turning Movements
Y = PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.
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EXHIBIT 8
PHASE 1-2 (2027) BACKGROUND TRAFFIC VOLUMES
RANGE CREEK TIA
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LEGEND:
X (Y)
X = AM Peak Hour Turning Movements
Y = PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.
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EXHIBIT 9
PHASE 1-2 (2027) TOTAL TRAFFIC VOLUMES
RANGE CREEK TIA
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LEGEND:
X (Y)
X = AM Peak Hour Turning Movements
Y = PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.
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EXHIBIT 10
BUILDOUT (2030) BACKGROUND TRAFFIC VOLUMES
RANGE CREEK TIA
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LEGEND:
X (Y)
X = AM Peak Hour Turning Movements
Y = PM Peak Hour Turning Movements
Volumes may not sum from point to point due to rounding
and presence of smaller driveways not included in analysis.
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EXHIBIT 11
BUILDOUT (2030) TOTAL TRAFFIC VOLUMES
RANGE CREEK TIA
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INTERSECTION CAPACITY ANALYSIS

The evaluation of the existing roadway system was comprised of the Weekday AM and PM peak hour
level of service analysis.  For the study area intersections, analysis was accomplished via Synchro 12TM

software.  The previously referenced Exhibit 2 details the lane assignments for the existing roadway
network that were used for analysis.  The purpose of this analysis was to determine if any deficiencies
exist within the network and to establish a baseline condition.

Capacity defines the volume of traffic that can be accommodated by a roadway at a specified “level-of-
service.”  Capacity is affected by various geometric factors including roadway type (e.g. divided or
undivided), number of lanes, lane widths, and grades.  Level-of-service (LOS), which is a measure of the
degree of congestion, ranges from LOS “A” (free flowing) to LOS “F” (a congested, forced flow condition).
A description of each operational state for all intersections, based on the Highway Capacity Manual, is
presented in Table 4.

Table 4. Definition of Level of Service for Intersections

Table 5 presents the results of the analysis for the study area intersections during the Weekday AM peak
hour for all scenarios and Table 6 presents the results for the PM peak hour. Table 7 presents the
mitigated results for both peak hours. The Synchro 12TM output sheets for this analysis are provided in the
Appendix.  Intersection peak hour factors observed during the data collection were used in the capacity
analysis.

Based on the intersection capacity analysis, all study area intersections are projected to operate at
LOS D or better through the Buildout (2030) scenario except the following:

Boss Range Road & Wiley Road / Range Road

The eastbound and westbound approaches of the intersection are anticipated to operate at LOS F in
both peak hours in Buildout (2030) conditions. Based on projected volumes, the intersection is
projected to be close to warranting a traffic signal where it meets 2 hours of the 4-hour warrant and
close to the PM peak hour warrant. Based on a mitigated analysis, the intersection is anticipated to
operate at LOS D or better in both peak hours with a signal installed in buildout conditions. An all-way
stop control at the intersection can reduce overall delay at the intersection, however, it is still
anticipated to operate at LOS F.

Recommendation: Collect new traffic counts to evaluate the need for a traffic signal and/or other
mitigations after Buildout (2030) and realignment of Range Road.

Responsible Party: Range Creek Development / Adjacent Developments / City
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Table 5. AM Peak Hour Intersection Capacity Analysis

100+
F

13.2 14.5 30.4 16.5 100+
B B D C F

10.2 10.5 58.6 10.8
B B F B

0.0 0.0 0.0 0.0 22.6
A A A A C

16.5 18.4 20.9 21.5 32.6
C C C C D

10.8 14.2
B B

8.8 10.4
A B

11.0 17.0
B C

0.0 0.0
A A

4.7
A

3.4
A

0.0
A

3.5
A

4.1
A

9.3
A

10.5
B

8.7
A

9.4
A

8.8
A

8.4
A

8.8
A

0.0
A

0.0
A

9.2
A

8.9
A

8.7 9.1
A A

8.6 9.3
A A

Buildout
Background

(2030)

Buildout
(2030)

Delay (Sec/veh)

LOS

Timberbrook & Drive 17 TWSC Westbound

Timberbrook & Drive 13 TWSC Eastbound

Timberbrook & Drive 14 TWSC Eastbound

Timberbrook & Drive 15 /
Drive 16 TWSC

Eastbound

Westbound

Range Road & Drive 10 /
Drive 11 TWSC

Northbound

Southbound

Timberbrook & Drive 12 TWSC Eastbound

Range Road &
Timberbrook Roundabout

Range Road & Drive 5 /
Drive 6 TWSC

Southbound

Eastbound

Westbound

Northbound

Eastbound

Southbound

Northbound

Southbound

Range Road & Drive 2 /
Drive 3 TWSC

Eastbound

Northbound

Northbound

Range Road & Boss
Range Rd TWSC

Range Road & Drive 1 TWSC

Southbound
TWSCFM 407 & Timberbrook

Northbound

Southbound

Range Road & Drive 7 /
Drive 8 TWSC

Range Road & Drive 9 TWSC

Overall

Range Road & Drive 4 TWSC Southbound

Northbound

Phase 1-2
(2027)

Existing
(2024)

Phase 1-2
(2027)

Background

Intersection Type of
Control Approach

Eastbound

Westbound

Boss Range Rd & John
Wiley Rd / Range Rd TWSC
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Table 6. PM Peak Hour Intersection Capacity Analysis

100+
F

9.5 9.7 11.1 9.9 60.4
A A B A F

9.4 9.5 20.7 9.7
A A C A

11.7 12.2 13.2 12.9 26.3
B B B B D

15.8 17.5 21.9 19.8 37.2
C C C C E

9.6 10.8
A B

8.6 9.5
A A

13.4 26.1
B D

0.0 0.0
A A

4.2
A

4.8
A

0.0
A

4.3
A

4.5
A

8.9
A

11.4
B

8.6
A

10.1
B

8.9
A

8.4
A

8.9
A

0.0
A

0.0
A

9.7
A

9.4
A

8.8 9.8
A A

8.6 9.6
A A

Eastbound

Eastbound

Eastbound

TWSC
Eastbound

Westbound

Westbound

Timberbrook & Drive 15 /
Drive 16

Timberbrook & Drive 17 TWSC

Timberbrook & Drive 12 TWSC

Timberbrook & Drive 13 TWSC

Timberbrook & Drive 14 TWSC

Northbound

Southbound

TWSC
Northbound

Southbound

Eastbound

TWSC
Northbound

Southbound

Northbound

TWSC
Northbound

Southbound

Southbound

Roundabout

Northbound

Southbound

Eastbound

Westbound

Overall

Boss Range Rd & John
Wiley Rd / Range Rd TWSC

Eastbound

Westbound

Range Road & Boss
Range Rd TWSC Eastbound

TWSC
Northbound

Southbound
FM 407 & Timberbrook

Intersection Type of
Control Approach

Delay (Sec/veh)

LOS

Existing
(2024)

Phase 1-2
(2027)

Background

Phase 1-2
(2027)

Buildout
Background

(2030)

Buildout
(2030)

Range Road & Drive 9 TWSC

Range Road & Drive 10 /
Drive 11

Range Road & Drive 5 /
Drive 6

Range Road & Drive 7 /
Drive 8

TWSC

Range Road &
Timberbrook

Range Road & Drive 2 /
Drive 3

Range Road & Drive 4 TWSC

Range Road & Drive 1 TWSC
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Table 7. Mitigated Intersection Capacity Analysis

AM Peak PM Peak

10.3 6.9
B A

11.6 8.4
B A

7.9 8.1
A A

10.2 8.5
B A

10.3 8.2
B A

Signal

Eastbound

Westbound

Northbound

Southbound

Overall

Boss Range Rd & John
Wiley Rd / Range Rd

MITIGATED
Buildout (2030)

Intersection Type of
Control Approach

LOS
Delay (Sec/veh)
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AUXILIARY LANE ANALYSIS

An auxiliary lane analysis was performed for prospective intersections to determine if the inclusion of left-
turn and/or right-turn lanes will be warranted at the site drives.

LEFT-TURN LANE ANALYSIS

The need for left-turn lanes was evaluated using criteria established by the City of Justin’s Subdivision
Regulations on Page 9. Left-turn lanes are to be provided for all divided streets where median openings
provide access to streets, alleys, or driveways.

Based on Range Creek site plan, all site driveways are anticipated to be constructed at median openings
except for Drives 4, 12, and 13. Based on the City of Justin’s requirements, the minimum length for a left-
turn deceleration lane is 200 total feet, which includes 100 feet of storage and 100 feet of transition.
Therefore, it is recommended to construct left-turn lanes in each direction at all site driveways except
Drives 4, 12, and 13.

RIGHT-TURN LANE ANALYSIS

The need for right-turn lanes was evaluated using criteria established by the City of Justin’s Subdivision
Regulations on Page 9. Right-turn lanes are to be provided on all approaches of TxDOT, arterial, and
collector streets. Also, they are required to commercial developments of 5 acres or more and based on a
traffic impact analysis demonstrating adequate safety.

The Range Creek development is anticipated to construct the Minor Arterials sections as two-lane divided
roadways. With the addition of left-turn lanes, Range Road and Timberbrook are anticipated to operate
with sufficient capacity and minimal delay. Based on the City’s requirements and acceptable operations, it
is not recommended to install right-turn lanes at any of the site driveways. However, it is recommended to
install left and right-turn lanes where each Minor Arterial connects to the existing City roadway network.

SIGHT DISTANCE ANALYSIS

Based on field observations and the proposed site plan, all proposed driveways (Drives 1-17) are
anticipated to have adequate sight distance. All driveways should be designed to provide adequate sight
distance (i.e. clear sight with no obstructing object, signs, landscaping, etc.).

ACCESS SPACING ANALYSIS

The driveways planned to serve the proposed development include the proposed Drives 1-17 along
Range Road and Timberbrook. According to the City of Justin’s Subdivision Regulations on Page 13-14,
the following observations are made:

· The edge of the median opening is not less than 400 feet from the edge of an intersection with a
collector or arterial thoroughfare.

· All the proposed site driveways are anticipated to provide adequate access spacing along Range
Road and Timberbrook.

Access spacing is presented in Exhibit 12.
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SIGNAL WARRANT ANALYSIS

A traffic signal warrant analysis was completed based on criteria established in the Texas Manual on
Uniform Traffic Control Devices (TXMUTCD) for the Boss Range Road & Wiley Road / Range Road
intersection.

The Boss Range Road & Wiley Road / Range Road intersection is anticipated fall just below the volume
thresholds to warrant a traffic signal through Buildout (2030) conditions. It is recommended to perform a
full signal warrant analysis with new counts after Buildout. This will allow for the evaluation of the
intersection including the realignment of Range Road as a four-leg intersection with future volumes.

Signal warrant analysis sheets are provided in the Appendix.
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CONCLUSIONS AND RECOMMENDATIONS

Based on the analyses performed, we offer the following conclusions and recommendations:

Intersection Capacity Analysis

Based on the intersection capacity analysis, all study area intersections are projected to operate at
LOS D or better through the Horizon (2034) scenario except the following:

Boss Range Road & Wiley Road / Range Road

The eastbound and westbound approaches of the intersection are anticipated to operate at LOS F in both
peak hours in Buildout (2030) conditions. Based on projected volumes, the intersection is projected to fall
just below volume thresholds to warrant a traffic signal. Mitigated analyses were performed with all-way
stop control and signalization. Based on the mitigated analyses, the intersection is anticipated to operate
with ~75% less overall delay with all-way stop control, and at LOS B or better with a signal installed in
buildout conditions.

Recommendations:

Step 1 – Consider implementing all-way stop control to lower overall delay beginning in Phase 3.

Step 2 - Collect new traffic counts to evaluate the need for a traffic signal and/or other mitigations
after Buildout (2030) and realignment of Range Road.

Responsible Party: Range Creek Development / Adjacent Developments / City

Auxiliary Lane Analysis

Based on the auxiliary lane analysis of the development through Buildout (2030) conditions according to
the City of Justin’s Subdivision Regulations, the following observations are made:

· Left-turn lanes are to be provided for all divided streets where median openings provide access to
streets, alleys, or driveways. Based on the Range Creek site plan, all site driveways are
anticipated to be constructed at median openings except for Drives 4, 12, and 13. Based on the
City of Justin’s requirements, the minimum length for a left-turn deceleration lane is 200 total feet,
which includes 100 feet of storage and 100 feet of transition. Therefore, it is recommended to
construct left-turn lanes in each direction at all site driveways except Drives 4, 12, and 13.

· Right-turn lanes are to be provided on all approaches of TxDOT, arterial, and collector streets.
Also, they are required for commercial developments of 5 acres or more and based on a traffic
impact analysis demonstrating adequate safety. With the addition of left-turn lanes, Range Road
and Timberbrook are anticipated to operate with sufficient capacity and minimal delay. Based on
the City’s requirements and acceptable operations, it is not recommended to install right-turn
lanes at any of the site driveways. However, it is recommended to install left and right-turn lanes
where each Minor Arterial connects to the existing City roadway network.

Sight Distance Analysis

Based on field observations and the proposed site plan, all proposed driveways (Drives 1-17) are
anticipated to have adequate sight distance. All driveways should be designed to provide adequate sight
distance (i.e. clear sight with no obstructing object, signs, landscaping, etc.).
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Access Spacing Analysis

The driveways planned to serve the proposed development include the proposed Drives 1-17 along
Range Road and Timberbrook. According to the City of Justin’s Subdivision Regulations on Page 13-14,
the following observations are made:

· The edge of the median opening is not less than 400 feet from the edge of an intersection with a
collector or arterial thoroughfare.

· All the proposed site driveways are anticipated to provide adequate access spacing along Range
Road and Timberbrook.
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APPENDIX

1. Conceptual Site Plan
2. Existing Raw Traffic Counts
3. Existing (2024) Traffic Analysis
4. Phase 1-2 (2027) Background Traffic Analysis
5. Phase 1-2 (2027) Traffic Analysis
6. Buildout (2030) Background Traffic Analysis
7. Buildout (2030) Traffic Analysis
8. Mitigated Traffic Analysis
9. Signal Warrant Analysis
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CONCEPTUAL SITE PLAN
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EXISTING RAW TRAFFIC COUNTS
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 1. RANGE RD @ BOSS RANGE
RD
Site Code:
Start Date: 10/30/2024
Page No: 1

Turning Movement Data

Start Time

BOSS RANGE RD Westbound St. BOSS RANGE RD RANGE RD

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

7:00 AM 0 12 0 0 12 0 0 0 0 0 1 25 0 2 28 0 0 1 0 1 41

7:15 AM 0 40 0 0 40 0 0 0 0 0 1 40 0 0 41 1 0 0 0 1 82

7:30 AM 0 62 1 0 63 0 0 0 0 0 0 38 0 0 38 1 0 2 0 3 104

7:45 AM 0 15 0 0 15 0 0 0 0 0 0 14 0 0 14 1 0 0 0 1 30

Hourly Total 0 129 1 0 130 0 0 0 0 0 2 117 0 2 121 3 0 3 0 6 257

8:00 AM 0 11 0 0 11 0 0 0 0 0 0 16 0 0 16 0 0 0 0 0 27

8:15 AM 0 9 0 0 9 0 0 0 0 0 2 18 0 0 20 0 0 3 0 3 32

8:30 AM 0 8 1 0 9 0 0 0 0 0 2 19 0 0 21 0 0 1 0 1 31

8:45 AM 0 11 1 0 12 0 0 0 0 0 2 9 0 0 11 0 0 0 0 0 23

Hourly Total 0 39 2 0 41 0 0 0 0 0 6 62 0 0 68 0 0 4 0 4 113

9:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

*** BREAK *** - - - - - - - - - - - - - - - - - - - - -

Hourly Total 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 0 21 1 0 22 0 0 0 0 0 1 24 0 0 25 2 0 2 0 4 51

4:15 PM 0 24 1 0 25 0 0 0 0 0 2 28 0 0 30 2 0 2 0 4 59

4:30 PM 0 17 0 0 17 0 0 0 0 0 2 32 0 0 34 1 0 0 0 1 52

4:45 PM 0 11 1 0 12 0 0 0 0 0 2 15 0 0 17 0 0 1 0 1 30

Hourly Total 0 73 3 0 76 0 0 0 0 0 7 99 0 0 106 5 0 5 0 10 192

5:00 PM 0 24 0 0 24 0 0 0 0 0 2 23 0 0 25 0 0 1 0 1 50

5:15 PM 0 29 0 0 29 0 0 0 0 0 3 16 0 0 19 1 0 1 0 2 50

5:30 PM 0 21 0 0 21 0 0 0 0 0 1 21 0 0 22 1 0 0 0 1 44

5:45 PM 0 21 0 0 21 0 0 0 0 0 1 32 0 0 33 1 0 0 0 1 55

Hourly Total 0 95 0 0 95 0 0 0 0 0 7 92 0 0 99 3 0 2 0 5 199

Grand Total 0 336 6 0 342 0 0 0 0 0 22 370 0 2 394 11 0 14 0 25 761

Approach % 0.0 98.2 1.8 0.0 - 0.0 0.0 0.0 0.0 - 5.6 93.9 0.0 0.5 - 44.0 0.0 56.0 0.0 - -

Total % 0.0 44.2 0.8 0.0 44.9 0.0 0.0 0.0 0.0 0.0 2.9 48.6 0.0 0.3 51.8 1.4 0.0 1.8 0.0 3.3 -

Lights 0 321 5 0 326 0 0 0 0 0 22 361 0 2 385 11 0 13 0 24 735

% Lights - 95.5 83.3 - 95.3 - - - - - 100.0 97.6 - 100.0 97.7 100.0 - 92.9 - 96.0 96.6

Mediums 0 15 1 0 16 0 0 0 0 0 0 7 0 0 7 0 0 1 0 1 24

% Mediums - 4.5 16.7 - 4.7 - - - - - 0.0 1.9 - 0.0 1.8 0.0 - 7.1 - 4.0 3.2

Articulated Trucks 0 0 0 0 0 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 2

% Articulated Trucks - 0.0 0.0 - 0.0 - - - - - 0.0 0.5 - 0.0 0.5 0.0 - 0.0 - 0.0 0.3

Page 184 of 478



 

GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 1. RANGE RD @ BOSS RANGE
RD
Site Code:
Start Date: 10/30/2024
Page No: 2

10/30/2024 7:00 AM
Ending At
10/30/2024 6:00 PM

Lights
Mediums
Articulated Trucks

BOSS RANGE RD [N]

Out In Total

372 326 698

7 16 23

2 0 2

381 342 723

5 321 0 0

1 15 0 0

0 0 0 0

6 336 0 0
R T L U

0 0 0 0 O
ut

0 0 0 0 In

0 0 0 0

Total

W
estbound S

t. [E
]

R 0 0 0 0

T 0 0 0 0

L 0 0 0 0

U 0 0 0 0

336 385 721

16 7 23

0 2 2

352 394 746
Out In Total

BOSS RANGE RD [S]

U L T R

2 22 361 0

0 0 7 0

0 0 2 0

2 22 370 0

R
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G

E
 R
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] To
ta
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51 2 0 53

In 24 1 0 25
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Turning Movement Data Plot
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 1. RANGE RD @ BOSS RANGE
RD
Site Code:
Start Date: 10/30/2024
Page No: 3

Turning Movement Peak Hour Data (7:00 AM)

Start Time

BOSS RANGE RD Westbound St. BOSS RANGE RD RANGE RD

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

7:00 AM 0 12 0 0 12 0 0 0 0 0 1 25 0 2 28 0 0 1 0 1 41

7:15 AM 0 40 0 0 40 0 0 0 0 0 1 40 0 0 41 1 0 0 0 1 82

7:30 AM 0 62 1 0 63 0 0 0 0 0 0 38 0 0 38 1 0 2 0 3 104

7:45 AM 0 15 0 0 15 0 0 0 0 0 0 14 0 0 14 1 0 0 0 1 30

Total 0 129 1 0 130 0 0 0 0 0 2 117 0 2 121 3 0 3 0 6 257

Approach % 0.0 99.2 0.8 0.0 - 0.0 0.0 0.0 0.0 - 1.7 96.7 0.0 1.7 - 50.0 0.0 50.0 0.0 - -

Total % 0.0 50.2 0.4 0.0 50.6 0.0 0.0 0.0 0.0 0.0 0.8 45.5 0.0 0.8 47.1 1.2 0.0 1.2 0.0 2.3 -

PHF 0.000 0.520 0.250 0.000 0.516 0.000 0.000 0.000 0.000 0.000 0.500 0.731 0.000 0.250 0.738 0.750 0.000 0.375 0.000 0.500 0.618

Lights 0 123 1 0 124 0 0 0 0 0 2 115 0 2 119 3 0 3 0 6 249

% Lights - 95.3 100.0 - 95.4 - - - - - 100.0 98.3 - 100.0 98.3 100.0 - 100.0 - 100.0 96.9

Mediums 0 6 0 0 6 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 8

% Mediums - 4.7 0.0 - 4.6 - - - - - 0.0 1.7 - 0.0 1.7 0.0 - 0.0 - 0.0 3.1

Articulated Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Articulated Trucks - 0.0 0.0 - 0.0 - - - - - 0.0 0.0 - 0.0 0.0 0.0 - 0.0 - 0.0 0.0
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 1. RANGE RD @ BOSS RANGE
RD
Site Code:
Start Date: 10/30/2024
Page No: 4

Peak Hour Data

10/30/2024 7:00 AM
Ending At
10/30/2024 8:00 AM

Lights
Mediums
Articulated Trucks

BOSS RANGE RD [N]

Out In Total

118 124 242

2 6 8

0 0 0

120 130 250

1 123 0 0

0 6 0 0

0 0 0 0

1 129 0 0
R T L U
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0 0 0 0 In

0 0 0 0
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W
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t. [E
]

R 0 0 0 0

T 0 0 0 0

L 0 0 0 0

U 0 0 0 0

128 119 247

6 2 8

0 0 0

134 121 255
Out In Total

BOSS RANGE RD [S]

U L T R
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0 0 2 0
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2 2 117 0
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Turning Movement Peak Hour Data Plot (7:00 AM)
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 1. RANGE RD @ BOSS RANGE
RD
Site Code:
Start Date: 10/30/2024
Page No: 5

Turning Movement Peak Hour Data (5:00 PM)

Start Time

BOSS RANGE RD Westbound St. BOSS RANGE RD RANGE RD

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

5:00 PM 0 24 0 0 24 0 0 0 0 0 2 23 0 0 25 0 0 1 0 1 50

5:15 PM 0 29 0 0 29 0 0 0 0 0 3 16 0 0 19 1 0 1 0 2 50

5:30 PM 0 21 0 0 21 0 0 0 0 0 1 21 0 0 22 1 0 0 0 1 44

5:45 PM 0 21 0 0 21 0 0 0 0 0 1 32 0 0 33 1 0 0 0 1 55

Total 0 95 0 0 95 0 0 0 0 0 7 92 0 0 99 3 0 2 0 5 199

Approach % 0.0 100.0 0.0 0.0 - 0.0 0.0 0.0 0.0 - 7.1 92.9 0.0 0.0 - 60.0 0.0 40.0 0.0 - -

Total % 0.0 47.7 0.0 0.0 47.7 0.0 0.0 0.0 0.0 0.0 3.5 46.2 0.0 0.0 49.7 1.5 0.0 1.0 0.0 2.5 -

PHF 0.000 0.819 0.000 0.000 0.819 0.000 0.000 0.000 0.000 0.000 0.583 0.719 0.000 0.000 0.750 0.750 0.000 0.500 0.000 0.625 0.905

Lights 0 95 0 0 95 0 0 0 0 0 7 90 0 0 97 3 0 2 0 5 197

% Lights - 100.0 - - 100.0 - - - - - 100.0 97.8 - - 98.0 100.0 - 100.0 - 100.0 99.0

Mediums 0 0 0 0 0 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 2

% Mediums - 0.0 - - 0.0 - - - - - 0.0 2.2 - - 2.0 0.0 - 0.0 - 0.0 1.0

Articulated Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Articulated Trucks - 0.0 - - 0.0 - - - - - 0.0 0.0 - - 0.0 0.0 - 0.0 - 0.0 0.0
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 1. RANGE RD @ BOSS RANGE
RD
Site Code:
Start Date: 10/30/2024
Page No: 6

Peak Hour Data

10/30/2024 5:00 PM
Ending At
10/30/2024 6:00 PM

Lights
Mediums
Articulated Trucks

BOSS RANGE RD [N]

Out In Total

93 95 188

2 0 2

0 0 0

95 95 190
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0 0 0 0

0 95 0 0
R T L U
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97 97 194
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0 0 0

97 99 196
Out In Total
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Turning Movement Peak Hour Data Plot (5:00 PM)
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 2. BOSS RANGE RD @ JOHN
WILEY RD
Site Code:
Start Date: 10/30/2024
Page No: 1

Turning Movement Data

Start Time

BOSS RANGE RD JOHN WILEY RD BOSS RANGE RD Eastbound St.

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

7:00 AM 2 15 0 0 17 86 0 17 0 103 0 12 3 0 15 0 0 0 0 0 135

7:15 AM 21 20 0 0 41 7 0 20 0 27 0 22 5 0 27 0 0 0 0 0 95

7:30 AM 41 22 0 0 63 0 0 17 0 17 0 18 3 0 21 0 0 0 0 0 101

7:45 AM 8 6 0 0 14 1 0 4 0 5 0 9 6 0 15 0 0 0 0 0 34

Hourly Total 72 63 0 0 135 94 0 58 0 152 0 61 17 0 78 0 0 0 0 0 365

8:00 AM 6 6 0 0 12 3 0 4 0 7 0 11 4 0 15 0 0 0 0 0 34

8:15 AM 4 7 0 0 11 2 0 8 0 10 0 8 1 0 9 0 0 0 0 0 30

8:30 AM 2 7 0 0 9 1 0 7 0 8 0 12 2 0 14 0 0 0 0 0 31

8:45 AM 4 8 0 0 12 3 0 4 0 7 0 7 1 0 8 0 0 0 0 0 27

Hourly Total 16 28 0 0 44 9 0 23 0 32 0 38 8 0 46 0 0 0 0 0 122

*** BREAK *** - - - - - - - - - - - - - - - - - - - - -

4:00 PM 5 19 0 0 24 5 0 12 0 17 0 16 5 0 21 0 0 0 0 0 62

4:15 PM 11 14 0 0 25 8 0 13 0 21 0 16 1 0 17 0 0 0 0 0 63

4:30 PM 8 9 0 0 17 6 0 17 0 23 0 17 5 0 22 0 0 0 0 0 62

4:45 PM 4 10 0 0 14 8 0 7 0 15 0 8 1 0 9 0 0 0 0 0 38

Hourly Total 28 52 0 0 80 27 0 49 0 76 0 57 12 0 69 0 0 0 0 0 225

5:00 PM 4 23 0 0 27 8 0 12 0 20 0 15 3 0 18 0 0 0 0 0 65

5:15 PM 9 18 0 0 27 4 0 10 0 14 0 9 4 0 13 0 0 0 0 0 54

5:30 PM 5 16 0 0 21 8 0 10 0 18 0 10 5 0 15 0 0 0 0 0 54

5:45 PM 6 17 0 0 23 10 0 15 0 25 0 20 4 0 24 0 0 0 0 0 72

Hourly Total 24 74 0 0 98 30 0 47 0 77 0 54 16 0 70 0 0 0 0 0 245

6:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Grand Total 140 217 0 0 357 160 0 177 0 337 0 210 53 0 263 0 0 0 0 0 957

Approach % 39.2 60.8 0.0 0.0 - 47.5 0.0 52.5 0.0 - 0.0 79.8 20.2 0.0 - 0.0 0.0 0.0 0.0 - -

Total % 14.6 22.7 0.0 0.0 37.3 16.7 0.0 18.5 0.0 35.2 0.0 21.9 5.5 0.0 27.5 0.0 0.0 0.0 0.0 0.0 -

Lights 134 208 0 0 342 154 0 171 0 325 0 205 48 0 253 0 0 0 0 0 920

% Lights 95.7 95.9 - - 95.8 96.3 - 96.6 - 96.4 - 97.6 90.6 - 96.2 - - - - - 96.1

Mediums 6 9 0 0 15 3 0 5 0 8 0 4 5 0 9 0 0 0 0 0 32

% Mediums 4.3 4.1 - - 4.2 1.9 - 2.8 - 2.4 - 1.9 9.4 - 3.4 - - - - - 3.3

Articulated Trucks 0 0 0 0 0 3 0 1 0 4 0 1 0 0 1 0 0 0 0 0 5

% Articulated Trucks 0.0 0.0 - - 0.0 1.9 - 0.6 - 1.2 - 0.5 0.0 - 0.4 - - - - - 0.5
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 2. BOSS RANGE RD @ JOHN
WILEY RD
Site Code:
Start Date: 10/30/2024
Page No: 2

10/30/2024 7:00 AM
Ending At
10/30/2024 6:15 PM

Lights
Mediums
Articulated Trucks

BOSS RANGE RD [N]

Out In Total

376 342 718

9 15 24

2 0 2

387 357 744

0 208 134 0

0 9 6 0

0 0 0 0

0 217 140 0
R T L U

193 0 11
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ut
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In

530 4 19
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Total
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D
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R 177 1 5 171

T 0 0 0 0
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U 0 0 0 0

362 253 615

12 9 21

3 1 4

377 263 640
Out In Total
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0 0 205 48
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0 0 210 53
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Turning Movement Data Plot

Page 191 of 478



 

GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 2. BOSS RANGE RD @ JOHN
WILEY RD
Site Code:
Start Date: 10/30/2024
Page No: 3

Turning Movement Peak Hour Data (7:00 AM)

Start Time

BOSS RANGE RD JOHN WILEY RD BOSS RANGE RD Eastbound St.

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

7:00 AM 2 15 0 0 17 86 0 17 0 103 0 12 3 0 15 0 0 0 0 0 135

7:15 AM 21 20 0 0 41 7 0 20 0 27 0 22 5 0 27 0 0 0 0 0 95

7:30 AM 41 22 0 0 63 0 0 17 0 17 0 18 3 0 21 0 0 0 0 0 101

7:45 AM 8 6 0 0 14 1 0 4 0 5 0 9 6 0 15 0 0 0 0 0 34

Total 72 63 0 0 135 94 0 58 0 152 0 61 17 0 78 0 0 0 0 0 365

Approach % 53.3 46.7 0.0 0.0 - 61.8 0.0 38.2 0.0 - 0.0 78.2 21.8 0.0 - 0.0 0.0 0.0 0.0 - -

Total % 19.7 17.3 0.0 0.0 37.0 25.8 0.0 15.9 0.0 41.6 0.0 16.7 4.7 0.0 21.4 0.0 0.0 0.0 0.0 0.0 -

PHF 0.439 0.716 0.000 0.000 0.536 0.273 0.000 0.725 0.000 0.369 0.000 0.693 0.708 0.000 0.722 0.000 0.000 0.000 0.000 0.000 0.676

Lights 70 59 0 0 129 93 0 56 0 149 0 60 13 0 73 0 0 0 0 0 351

% Lights 97.2 93.7 - - 95.6 98.9 - 96.6 - 98.0 - 98.4 76.5 - 93.6 - - - - - 96.2

Mediums 2 4 0 0 6 0 0 2 0 2 0 1 4 0 5 0 0 0 0 0 13

% Mediums 2.8 6.3 - - 4.4 0.0 - 3.4 - 1.3 - 1.6 23.5 - 6.4 - - - - - 3.6

Articulated Trucks 0 0 0 0 0 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 1

% Articulated Trucks 0.0 0.0 - - 0.0 1.1 - 0.0 - 0.7 - 0.0 0.0 - 0.0 - - - - - 0.3
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 2. BOSS RANGE RD @ JOHN
WILEY RD
Site Code:
Start Date: 10/30/2024
Page No: 4

Peak Hour Data

10/30/2024 7:00 AM
Ending At
10/30/2024 8:00 AM

Lights
Mediums
Articulated Trucks

BOSS RANGE RD [N]

Out In Total

116 129 245

3 6 9

0 0 0

119 135 254

0 59 70 0

0 4 2 0

0 0 0 0

0 63 72 0
R T L U

89 0 6 83

O
ut

152 1 2 149

In

241 1 8 232

Total
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R 58 0 2 56

T 0 0 0 0

L 94 1 0 93

U 0 0 0 0

152 73 225

4 5 9

1 0 1

157 78 235
Out In Total

BOSS RANGE RD [S]
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0 0 0 0

0 0 61 17
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Turning Movement Peak Hour Data Plot (7:00 AM)
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 2. BOSS RANGE RD @ JOHN
WILEY RD
Site Code:
Start Date: 10/30/2024
Page No: 5

Turning Movement Peak Hour Data (5:00 PM)

Start Time

BOSS RANGE RD JOHN WILEY RD BOSS RANGE RD Eastbound St.

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

5:00 PM 4 23 0 0 27 8 0 12 0 20 0 15 3 0 18 0 0 0 0 0 65

5:15 PM 9 18 0 0 27 4 0 10 0 14 0 9 4 0 13 0 0 0 0 0 54

5:30 PM 5 16 0 0 21 8 0 10 0 18 0 10 5 0 15 0 0 0 0 0 54

5:45 PM 6 17 0 0 23 10 0 15 0 25 0 20 4 0 24 0 0 0 0 0 72

Total 24 74 0 0 98 30 0 47 0 77 0 54 16 0 70 0 0 0 0 0 245

Approach % 24.5 75.5 0.0 0.0 - 39.0 0.0 61.0 0.0 - 0.0 77.1 22.9 0.0 - 0.0 0.0 0.0 0.0 - -

Total % 9.8 30.2 0.0 0.0 40.0 12.2 0.0 19.2 0.0 31.4 0.0 22.0 6.5 0.0 28.6 0.0 0.0 0.0 0.0 0.0 -

PHF 0.667 0.804 0.000 0.000 0.907 0.750 0.000 0.783 0.000 0.770 0.000 0.675 0.800 0.000 0.729 0.000 0.000 0.000 0.000 0.000 0.851

Lights 24 74 0 0 98 30 0 45 0 75 0 53 15 0 68 0 0 0 0 0 241

% Lights 100.0 100.0 - - 100.0 100.0 - 95.7 - 97.4 - 98.1 93.8 - 97.1 - - - - - 98.4

Mediums 0 0 0 0 0 0 0 2 0 2 0 1 1 0 2 0 0 0 0 0 4

% Mediums 0.0 0.0 - - 0.0 0.0 - 4.3 - 2.6 - 1.9 6.3 - 2.9 - - - - - 1.6

Articulated Trucks 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

% Articulated Trucks 0.0 0.0 - - 0.0 0.0 - 0.0 - 0.0 - 0.0 0.0 - 0.0 - - - - - 0.0
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 2. BOSS RANGE RD @ JOHN
WILEY RD
Site Code:
Start Date: 10/30/2024
Page No: 6

Peak Hour Data

10/30/2024 5:00 PM
Ending At
10/30/2024 6:00 PM

Lights
Mediums
Articulated Trucks

BOSS RANGE RD [N]

Out In Total

98 98 196

3 0 3

0 0 0

101 98 199

0 74 24 0

0 0 0 0

0 0 0 0

0 74 24 0
R T L U

40 0 1 39

O
ut

77 0 2 75 In

117 0 3 114

Total
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D

 [E
]

R 47 0 2 45

T 0 0 0 0

L 30 0 0 30

U 0 0 0 0

104 68 172

0 2 2

0 0 0

104 70 174
Out In Total

BOSS RANGE RD [S]

U L T R

0 0 53 15

0 0 1 1

0 0 0 0

0 0 54 16
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Turning Movement Peak Hour Data Plot (5:00 PM)
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 3. FM 407 @ TIMBERBROOK
Site Code:
Start Date: 10/30/2024
Page No: 1

Turning Movement Data

Start Time

TIMBERBROOK FM 407 TIMBERBROOK FM 407

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

7:00 AM 4 0 3 1 8 0 32 10 0 42 0 0 0 0 0 2 112 0 0 114 164

7:15 AM 19 0 0 0 19 0 35 14 0 49 0 0 0 0 0 5 137 0 0 142 210

7:30 AM 19 0 2 0 21 0 44 27 0 71 0 0 0 0 0 0 109 2 0 111 203

7:45 AM 6 0 3 0 9 0 36 13 0 49 0 0 0 0 0 4 126 0 0 130 188

Hourly Total 48 0 8 1 57 0 147 64 0 211 0 0 0 0 0 11 484 2 0 497 765

8:00 AM 6 0 1 0 7 0 28 14 0 42 0 0 0 0 0 1 128 0 0 129 178

8:15 AM 9 0 3 0 12 0 33 6 0 39 0 0 0 0 0 1 78 2 0 81 132

8:30 AM 11 0 1 0 12 0 32 10 0 42 1 0 0 0 1 1 77 0 0 78 133

8:45 AM 9 1 2 0 12 0 34 13 0 47 0 0 0 0 0 3 62 0 0 65 124

Hourly Total 35 1 7 0 43 0 127 43 0 170 1 0 0 0 1 6 345 2 0 353 567

*** BREAK *** - - - - - - - - - - - - - - - - - - - - -

4:00 PM 13 0 3 0 16 0 91 6 0 97 1 0 0 0 1 0 50 1 0 51 165

4:15 PM 7 0 2 0 9 0 106 15 0 121 0 0 0 0 0 0 46 0 0 46 176

4:30 PM 7 0 2 0 9 0 122 16 0 138 0 0 0 0 0 0 61 0 0 61 208

4:45 PM 15 1 0 0 16 0 104 8 0 112 0 0 1 0 1 1 41 0 0 42 171

Hourly Total 42 1 7 0 50 0 423 45 0 468 1 0 1 0 2 1 198 1 0 200 720

5:00 PM 9 0 5 0 14 0 96 8 0 104 0 1 0 0 1 1 53 0 0 54 173

5:15 PM 5 0 4 0 9 0 101 10 0 111 0 0 1 0 1 1 55 0 0 56 177

5:30 PM 17 0 2 0 19 0 97 5 0 102 0 0 0 0 0 2 51 0 0 53 174

5:45 PM 6 0 0 0 6 0 107 11 0 118 0 0 0 0 0 0 53 0 0 53 177

Hourly Total 37 0 11 0 48 0 401 34 0 435 0 1 1 0 2 4 212 0 0 216 701

Grand Total 162 2 33 1 198 0 1098 186 0 1284 2 1 2 0 5 22 1239 5 0 1266 2753

Approach % 81.8 1.0 16.7 0.5 - 0.0 85.5 14.5 0.0 - 40.0 20.0 40.0 0.0 - 1.7 97.9 0.4 0.0 - -

Total % 5.9 0.1 1.2 0.0 7.2 0.0 39.9 6.8 0.0 46.6 0.1 0.0 0.1 0.0 0.2 0.8 45.0 0.2 0.0 46.0 -

Lights 155 2 23 1 181 0 1018 177 0 1195 2 0 1 0 3 15 1129 4 0 1148 2527

% Lights 95.7 100.0 69.7 100.0 91.4 - 92.7 95.2 - 93.1 100.0 0.0 50.0 - 60.0 68.2 91.1 80.0 - 90.7 91.8

Mediums 5 0 8 0 13 0 55 6 0 61 0 0 0 0 0 5 36 0 0 41 115

% Mediums 3.1 0.0 24.2 0.0 6.6 - 5.0 3.2 - 4.8 0.0 0.0 0.0 - 0.0 22.7 2.9 0.0 - 3.2 4.2

Articulated Trucks 2 0 2 0 4 0 25 3 0 28 0 1 1 0 2 2 74 1 0 77 111

% Articulated Trucks 1.2 0.0 6.1 0.0 2.0 - 2.3 1.6 - 2.2 0.0 100.0 50.0 - 40.0 9.1 6.0 20.0 - 6.1 4.0
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 3. FM 407 @ TIMBERBROOK
Site Code:
Start Date: 10/30/2024
Page No: 2

10/30/2024 7:00 AM
Ending At
10/30/2024 6:00 PM

Lights
Mediums
Articulated Trucks

TIMBERBROOK [N]

Out In Total

193 181 374

11 13 24

6 4 10

210 198 408

23 2 155 1

8 0 5 0

2 0 2 0

33 2 162 1
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Turning Movement Data Plot
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 3. FM 407 @ TIMBERBROOK
Site Code:
Start Date: 10/30/2024
Page No: 3

Turning Movement Peak Hour Data (7:15 AM)

Start Time

TIMBERBROOK FM 407 TIMBERBROOK FM 407

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

7:15 AM 19 0 0 0 19 0 35 14 0 49 0 0 0 0 0 5 137 0 0 142 210

7:30 AM 19 0 2 0 21 0 44 27 0 71 0 0 0 0 0 0 109 2 0 111 203

7:45 AM 6 0 3 0 9 0 36 13 0 49 0 0 0 0 0 4 126 0 0 130 188

8:00 AM 6 0 1 0 7 0 28 14 0 42 0 0 0 0 0 1 128 0 0 129 178

Total 50 0 6 0 56 0 143 68 0 211 0 0 0 0 0 10 500 2 0 512 779

Approach % 89.3 0.0 10.7 0.0 - 0.0 67.8 32.2 0.0 - 0.0 0.0 0.0 0.0 - 2.0 97.7 0.4 0.0 - -

Total % 6.4 0.0 0.8 0.0 7.2 0.0 18.4 8.7 0.0 27.1 0.0 0.0 0.0 0.0 0.0 1.3 64.2 0.3 0.0 65.7 -

PHF 0.658 0.000 0.500 0.000 0.667 0.000 0.813 0.630 0.000 0.743 0.000 0.000 0.000 0.000 0.000 0.500 0.912 0.250 0.000 0.901 0.927

Lights 47 0 4 0 51 0 117 65 0 182 0 0 0 0 0 6 458 2 0 466 699

% Lights 94.0 - 66.7 - 91.1 - 81.8 95.6 - 86.3 - - - - - 60.0 91.6 100.0 - 91.0 89.7

Mediums 3 0 2 0 5 0 18 2 0 20 0 0 0 0 0 2 9 0 0 11 36

% Mediums 6.0 - 33.3 - 8.9 - 12.6 2.9 - 9.5 - - - - - 20.0 1.8 0.0 - 2.1 4.6

Articulated Trucks 0 0 0 0 0 0 8 1 0 9 0 0 0 0 0 2 33 0 0 35 44

% Articulated Trucks 0.0 - 0.0 - 0.0 - 5.6 1.5 - 4.3 - - - - - 20.0 6.6 0.0 - 6.8 5.6
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 3. FM 407 @ TIMBERBROOK
Site Code:
Start Date: 10/30/2024
Page No: 4

Peak Hour Data

10/30/2024 7:15 AM
Ending At
10/30/2024 8:15 AM

Lights
Mediums
Articulated Trucks

TIMBERBROOK [N]

Out In Total

71 51 122

4 5 9

3 0 3

78 56 134

4 0 47 0

2 0 3 0

0 0 0 0

6 0 50 0
R T L U
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687
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]
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2 0 2
Out In Total
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Turning Movement Peak Hour Data Plot (7:15 AM)
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 3. FM 407 @ TIMBERBROOK
Site Code:
Start Date: 10/30/2024
Page No: 5

Turning Movement Peak Hour Data (4:30 PM)

Start Time

TIMBERBROOK FM 407 TIMBERBROOK FM 407

Southbound Westbound Northbound Eastbound

Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Left Thru Right U-Turn App. Total Int. Total

4:30 PM 7 0 2 0 9 0 122 16 0 138 0 0 0 0 0 0 61 0 0 61 208

4:45 PM 15 1 0 0 16 0 104 8 0 112 0 0 1 0 1 1 41 0 0 42 171

5:00 PM 9 0 5 0 14 0 96 8 0 104 0 1 0 0 1 1 53 0 0 54 173

5:15 PM 5 0 4 0 9 0 101 10 0 111 0 0 1 0 1 1 55 0 0 56 177

Total 36 1 11 0 48 0 423 42 0 465 0 1 2 0 3 3 210 0 0 213 729

Approach % 75.0 2.1 22.9 0.0 - 0.0 91.0 9.0 0.0 - 0.0 33.3 66.7 0.0 - 1.4 98.6 0.0 0.0 - -

Total % 4.9 0.1 1.5 0.0 6.6 0.0 58.0 5.8 0.0 63.8 0.0 0.1 0.3 0.0 0.4 0.4 28.8 0.0 0.0 29.2 -

PHF 0.600 0.250 0.550 0.000 0.750 0.000 0.867 0.656 0.000 0.842 0.000 0.250 0.500 0.000 0.750 0.750 0.861 0.000 0.000 0.873 0.876

Lights 35 1 8 0 44 0 408 41 0 449 0 0 1 0 1 3 195 0 0 198 692

% Lights 97.2 100.0 72.7 - 91.7 - 96.5 97.6 - 96.6 - 0.0 50.0 - 33.3 100.0 92.9 - - 93.0 94.9

Mediums 0 0 1 0 1 0 13 1 0 14 0 0 0 0 0 0 8 0 0 8 23

% Mediums 0.0 0.0 9.1 - 2.1 - 3.1 2.4 - 3.0 - 0.0 0.0 - 0.0 0.0 3.8 - - 3.8 3.2

Articulated Trucks 1 0 2 0 3 0 2 0 0 2 0 1 1 0 2 0 7 0 0 7 14

% Articulated Trucks 2.8 0.0 18.2 - 6.3 - 0.5 0.0 - 0.4 - 100.0 50.0 - 66.7 0.0 3.3 - - 3.3 1.9
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GRAM Traffic NTX Inc.
1120 W. Lovers Lane

Arlington, Texas, United States  76013
817.265.8968 nick@gramntx.com

Count Name: 3. FM 407 @ TIMBERBROOK
Site Code:
Start Date: 10/30/2024
Page No: 6

Peak Hour Data

10/30/2024 4:30 PM
Ending At
10/30/2024 5:30 PM

Lights
Mediums
Articulated Trucks

TIMBERBROOK [N]

Out In Total

44 44 88

1 1 2

1 3 4

46 48 94

8 1 35 0

1 0 0 0

2 0 1 0

11 1 36 0
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Out In Total
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Turning Movement Peak Hour Data Plot (4:30 PM)
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  kimley-horn.com 801 Cherry Street, Unit 11, Suite 1300, Ft. Worth, TX 76102 817 335 6511
Range Creek TIA March 2025
Justin, Texas

EXISTING (2024) TRAFFIC ANALYSIS
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HCM 7th TWSC Existing AM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 7

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 94 58 61 17 72 63
Future Vol, veh/h 94 58 61 17 72 63
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 68 68 68 68 68 68
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 138 85 90 25 106 93

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 407 102 0 0 115 0
          Stage 1 102 - - - - -
          Stage 2 304 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 601 953 - - 1474 -
          Stage 1 922 - - - - -
          Stage 2 748 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 555 953 - - 1474 -
Mov Cap-2 Maneuver 555 - - - - -
          Stage 1 922 - - - - -
          Stage 2 691 - - - - -

Approach WB NB SB
HCM Control Delay, s/v13.22 0 4.07
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 660 960 -
HCM Lane V/C Ratio - - 0.339 0.072 -
HCM Control Delay (s/veh) - - 13.2 7.6 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 1.5 0.2 -
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HCM 7th TWSC Existing AM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 3 2 117 129 1
Future Vol, veh/h 3 3 2 117 129 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 62 62 62 62 62 62
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 5 5 3 189 208 2

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 404 209 210 0 - 0
          Stage 1 209 - - - - -
          Stage 2 195 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 603 831 1361 - - -
          Stage 1 826 - - - - -
          Stage 2 838 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 601 831 1361 - - -
Mov Cap-2 Maneuver 601 - - - - -
          Stage 1 824 - - - - -
          Stage 2 838 - - - - -

Approach EB NB SB
HCM Control Delay, s/v10.23 0.13 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 30 - 698 - -
HCM Lane V/C Ratio 0.002 - 0.014 - -
HCM Control Delay (s/veh) 7.7 0 10.2 - -
HCM Lane LOS A A B - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 7th TWSC Existing AM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 500 2 0 143 68 0 0 0 50 0 6
Future Vol, veh/h 10 500 2 0 143 68 0 0 0 50 0 6
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 11 538 2 0 154 73 0 0 0 54 0 6

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 227 0 0 - - 0 714 787 539 713 - 154
          Stage 1 - - - - - - 560 560 - 154 - -
          Stage 2 - - - - - - 154 227 - 559 - -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 - 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 - -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 - -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 - 3.318
Pot Cap-1 Maneuver 1341 - - 0 - - 346 324 543 347 0 892
          Stage 1 - - - 0 - - 513 510 - 849 0 -
          Stage 2 - - - 0 - - 849 716 - 513 0 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1341 - - - - - 341 321 543 344 - 892
Mov Cap-2 Maneuver - - - - - - 341 321 - 344 - -
          Stage 1 - - - - - - 509 506 - 849 - -
          Stage 2 - - - - - - 842 716 - 509 - -

Approach EB WB NB SB
HCM Control Delay, s/v 0.15 0 0 16.5
HCM LOS A C

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 1341 - - - - 344 892
HCM Lane V/C Ratio - 0.008 - - - - 0.156 0.007
HCM Control Delay (s/veh) 0 7.7 - - - - 17.4 9.1
HCM Lane LOS A A - - - - C A
HCM 95th %tile Q(veh) - 0 - - - - 0.5 0
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HCM 7th TWSC Existing PM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 3.7

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 30 47 54 16 24 74
Future Vol, veh/h 30 47 54 16 24 74
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 35 55 64 19 28 87

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 216 73 0 0 82 0
          Stage 1 73 - - - - -
          Stage 2 144 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 772 989 - - 1515 -
          Stage 1 950 - - - - -
          Stage 2 884 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 757 989 - - 1515 -
Mov Cap-2 Maneuver 757 - - - - -
          Stage 1 950 - - - - -
          Stage 2 866 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 9.54 0 1.82
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 883 441 -
HCM Lane V/C Ratio - - 0.103 0.019 -
HCM Control Delay (s/veh) - - 9.5 7.4 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.3 0.1 -
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HCM 7th TWSC Existing PM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.5

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 2 7 92 95 0
Future Vol, veh/h 3 2 7 92 95 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 3 2 8 102 106 0

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 223 106 106 0 - 0
          Stage 1 106 - - - - -
          Stage 2 118 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 765 949 1486 - - -
          Stage 1 919 - - - - -
          Stage 2 907 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 761 949 1486 - - -
Mov Cap-2 Maneuver 761 - - - - -
          Stage 1 914 - - - - -
          Stage 2 907 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 9.39 0.53 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 127 - 826 - -
HCM Lane V/C Ratio 0.005 - 0.007 - -
HCM Control Delay (s/veh) 7.4 0 9.4 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 7th TWSC Existing PM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 210 0 0 423 42 0 1 2 36 1 11
Future Vol, veh/h 3 210 0 0 423 42 0 1 2 36 1 11
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 3 239 0 0 481 48 0 1 2 41 1 13

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 528 0 - - - 0 727 774 239 727 726 481
          Stage 1 - - - - - - 245 245 - 481 481 -
          Stage 2 - - - - - - 481 528 - 246 245 -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1039 - 0 0 - - 340 329 800 340 351 585
          Stage 1 - - 0 0 - - 758 703 - 566 554 -
          Stage 2 - - 0 0 - - 566 527 - 758 703 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1039 - - - - - 330 328 800 336 350 585
Mov Cap-2 Maneuver - - - - - - 330 328 - 336 350 -
          Stage 1 - - - - - - 756 701 - 566 554 -
          Stage 2 - - - - - - 553 527 - 752 701 -

Approach EB WB NB SB
HCM Control Delay, s/v 0.12 0 11.7 15.8
HCM LOS B C

Minor Lane/Major Mvmt NBLn1 EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 541 1039 - - - 336 585
HCM Lane V/C Ratio 0.006 0.003 - - - 0.122 0.021
HCM Control Delay (s/veh) 11.7 8.5 - - - 17.2 11.3
HCM Lane LOS B A - - - C B
HCM 95th %tile Q(veh) 0 0 - - - 0.4 0.1
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  kimley-horn.com 801 Cherry Street, Unit 11, Suite 1300, Ft. Worth, TX 76102 817 335 6511
Range Creek TIA March 2025
Justin, Texas

PHASE 1-2 (2027) BACKGROUND TRAFFIC ANALYSIS
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HCM 7th TWSC Phase 1-2 Background AM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 7.5

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 104 64 68 19 80 70
Future Vol, veh/h 104 64 68 19 80 70
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 68 68 68 68 68 68
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 153 94 100 28 118 103

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 452 114 0 0 128 0
          Stage 1 114 - - - - -
          Stage 2 338 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 565 939 - - 1458 -
          Stage 1 911 - - - - -
          Stage 2 722 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 517 939 - - 1458 -
Mov Cap-2 Maneuver 517 - - - - -
          Stage 1 911 - - - - -
          Stage 2 660 - - - - -

Approach WB NB SB
HCM Control Delay, s/v14.51 0 4.1
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 624 960 -
HCM Lane V/C Ratio - - 0.396 0.081 -
HCM Control Delay (s/veh) - - 14.5 7.7 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 1.9 0.3 -
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HCM 7th TWSC Phase 1-2 Background AM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 3 2 130 143 1
Future Vol, veh/h 3 3 2 130 143 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 62 62 62 62 62 62
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 5 5 3 210 231 2

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 448 231 232 0 - 0
          Stage 1 231 - - - - -
          Stage 2 216 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 569 808 1335 - - -
          Stage 1 807 - - - - -
          Stage 2 820 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 567 808 1335 - - -
Mov Cap-2 Maneuver 567 - - - - -
          Stage 1 805 - - - - -
          Stage 2 820 - - - - -

Approach EB NB SB
HCM Control Delay, s/v10.48 0.12 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 27 - 666 - -
HCM Lane V/C Ratio 0.002 - 0.015 - -
HCM Control Delay (s/veh) 7.7 0 10.5 - -
HCM Lane LOS A A B - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 7th TWSC Phase 1-2 Background AM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 11 554 2 0 159 75 0 0 0 55 0 7
Future Vol, veh/h 11 554 2 0 159 75 0 0 0 55 0 7
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 12 596 2 0 171 81 0 0 0 59 0 8

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 252 0 0 - - 0 791 872 597 790 - 171
          Stage 1 - - - - - - 620 620 - 171 - -
          Stage 2 - - - - - - 171 252 - 619 - -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 - 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 - -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 - -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 - 3.318
Pot Cap-1 Maneuver 1314 - - 0 - - 307 289 503 308 0 873
          Stage 1 - - - 0 - - 475 480 - 831 0 -
          Stage 2 - - - 0 - - 831 699 - 476 0 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1314 - - - - - 302 286 503 305 - 873
Mov Cap-2 Maneuver - - - - - - 302 286 - 305 - -
          Stage 1 - - - - - - 471 475 - 831 - -
          Stage 2 - - - - - - 824 699 - 472 - -

Approach EB WB NB SB
HCM Control Delay, s/v 0.15 0 0 18.44
HCM LOS A C

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 1314 - - - - 305 873
HCM Lane V/C Ratio - 0.009 - - - - 0.194 0.009
HCM Control Delay (s/veh) 0 7.8 - - - - 19.6 9.2
HCM Lane LOS A A - - - - C A
HCM 95th %tile Q(veh) - 0 - - - - 0.7 0
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HCM 7th TWSC Phase 1-2 Background PM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 3.8

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 33 52 60 18 27 82
Future Vol, veh/h 33 52 60 18 27 82
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 39 61 71 21 32 96

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 241 81 0 0 92 0
          Stage 1 81 - - - - -
          Stage 2 160 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 747 979 - - 1503 -
          Stage 1 942 - - - - -
          Stage 2 869 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 730 979 - - 1503 -
Mov Cap-2 Maneuver 730 - - - - -
          Stage 1 942 - - - - -
          Stage 2 849 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 9.71 0 1.84
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 865 446 -
HCM Lane V/C Ratio - - 0.116 0.021 -
HCM Control Delay (s/veh) - - 9.7 7.4 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.4 0.1 -
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HCM 7th TWSC Phase 1-2 Background PM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.5

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 2 8 102 105 0
Future Vol, veh/h 3 2 8 102 105 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 3 2 9 113 117 0

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 248 117 117 0 - 0
          Stage 1 117 - - - - -
          Stage 2 131 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 741 935 1472 - - -
          Stage 1 908 - - - - -
          Stage 2 895 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 736 935 1472 - - -
Mov Cap-2 Maneuver 736 - - - - -
          Stage 1 902 - - - - -
          Stage 2 895 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 9.51 0.54 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 131 - 805 - -
HCM Lane V/C Ratio 0.006 - 0.007 - -
HCM Control Delay (s/veh) 7.5 0 9.5 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 7th TWSC Phase 1-2 Background PM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 233 0 0 469 47 0 1 2 40 1 12
Future Vol, veh/h 3 233 0 0 469 47 0 1 2 40 1 12
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 3 265 0 0 533 53 0 1 2 45 1 14

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 586 0 - - - 0 805 858 265 805 805 533
          Stage 1 - - - - - - 272 272 - 533 533 -
          Stage 2 - - - - - - 534 586 - 272 272 -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 989 - 0 0 - - 301 294 774 301 316 547
          Stage 1 - - 0 0 - - 734 685 - 531 525 -
          Stage 2 - - 0 0 - - 530 497 - 734 685 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 989 - - - - - 291 293 774 298 315 547
Mov Cap-2 Maneuver - - - - - - 291 293 - 298 315 -
          Stage 1 - - - - - - 732 682 - 531 525 -
          Stage 2 - - - - - - 516 497 - 728 682 -

Approach EB WB NB SB
HCM Control Delay, s/v 0.11 0 12.24 17.53
HCM LOS B C

Minor Lane/Major Mvmt NBLn1 EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 501 989 - - - 298 547
HCM Lane V/C Ratio 0.007 0.003 - - - 0.153 0.025
HCM Control Delay (s/veh) 12.2 8.7 - - - 19.3 11.8
HCM Lane LOS B A - - - C B
HCM 95th %tile Q(veh) 0 0 - - - 0.5 0.1
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HCM 7th TWSC Phase 1-2 AM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 12.3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 104 108 90 19 206 133
Future Vol, veh/h 104 108 90 19 206 133
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 250 0 - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 68 68 68 68 68 68
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 153 159 132 28 303 196

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 948 146 0 0 160 0
          Stage 1 146 - - - - -
          Stage 2 801 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 290 901 - - 1419 -
          Stage 1 881 - - - - -
          Stage 2 442 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 220 901 - - 1419 -
Mov Cap-2 Maneuver 220 - - - - -
          Stage 1 881 - - - - -
          Stage 2 336 - - - - -

Approach WB NB SB
HCM Control Delay, s/v30.43 0 5
HCM LOS D

Minor Lane/Major Mvmt NBT NBRWBLn1WBLn2 SBL SBT
Capacity (veh/h) - - 220 901 1094 -
HCM Lane V/C Ratio - - 0.695 0.176 0.214 -
HCM Control Delay (s/veh) - - 51.8 9.9 8.2 0
HCM Lane LOS - - F A A A
HCM 95th %tile Q(veh) - - 4.5 0.6 0.8 -
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HCM 7th TWSC Phase 1-2 AM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 27.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 129 191 68 130 143 45
Future Vol, veh/h 129 191 68 130 143 45
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 62 62 62 62 62 62
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 208 308 110 210 231 73

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 696 267 303 0 - 0
          Stage 1 267 - - - - -
          Stage 2 429 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 408 772 1258 - - -
          Stage 1 778 - - - - -
          Stage 2 657 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 367 772 1258 - - -
Mov Cap-2 Maneuver 367 - - - - -
          Stage 1 701 - - - - -
          Stage 2 657 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 58.6 2.79 0
HCM LOS F

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 618 - 535 - -
HCM Lane V/C Ratio 0.087 - 0.965 - -
HCM Control Delay (s/veh) 8.1 0 58.6 - -
HCM Lane LOS A A F - -
HCM 95th %tile Q(veh) 0.3 - 12.8 - -
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HCM 7th TWSC Phase 1-2 AM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 11 571 2 0 206 91 0 0 0 61 0 7
Future Vol, veh/h 11 571 2 0 206 91 0 0 0 61 0 7
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 12 614 2 0 222 98 0 0 0 66 0 8

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 319 0 0 - - 0 860 958 615 859 - 222
          Stage 1 - - - - - - 639 639 - 222 - -
          Stage 2 - - - - - - 222 319 - 638 - -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 - 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 - -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 - -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 - 3.318
Pot Cap-1 Maneuver 1241 - - 0 - - 276 257 491 276 0 818
          Stage 1 - - - 0 - - 464 471 - 781 0 -
          Stage 2 - - - 0 - - 781 653 - 465 0 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1241 - - - - - 271 255 491 274 - 818
Mov Cap-2 Maneuver - - - - - - 271 255 - 274 - -
          Stage 1 - - - - - - 460 466 - 781 - -
          Stage 2 - - - - - - 774 653 - 461 - -

Approach EB WB NB SB
HCM Control Delay, s/v 0.15 0 0 20.92
HCM LOS A C

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 1241 - - - - 274 818
HCM Lane V/C Ratio - 0.01 - - - - 0.24 0.009
HCM Control Delay (s/veh) 0 7.9 - - - - 22.2 9.4
HCM Lane LOS A A - - - - C A
HCM 95th %tile Q(veh) - 0 - - - - 0.9 0
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HCM 7th TWSC Phase 1-2 AM
4: Drive 1 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 2.5

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 243 0 28 86 0 79
Future Vol, veh/h 243 0 28 86 0 79
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 200 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 76 76 76 76 76 76
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 320 0 37 113 0 104

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 320 0 507 320
          Stage 1 - - - - 320 -
          Stage 2 - - - - 187 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1240 - 526 721
          Stage 1 - - - - 736 -
          Stage 2 - - - - 845 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1240 - 510 721
Mov Cap-2 Maneuver - - - - 510 -
          Stage 1 - - - - 736 -
          Stage 2 - - - - 820 -

Approach EB WB NB
HCM Control Delay, s/v 0 1.96 10.83
HCM LOS B

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 721 - - 1240 -
HCM Lane V/C Ratio 0.144 - - 0.03 -
HCM Control Delay (s/veh) 10.8 - - 8 -
HCM Lane LOS B - - A -
HCM 95th %tile Q(veh) 0.5 - - 0.1 -
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HCM 7th TWSC Phase 1-2 AM
5: Drive 2/Drive 3 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 6.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 38 0 28 25 33 0 0 79 126 0 0
Future Vol, veh/h 0 38 0 28 25 33 0 0 79 126 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 41 0 30 27 36 0 0 86 137 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 63 0 0 41 0 0 129 165 41 147 147 45
          Stage 1 - - - - - - 41 41 - 106 106 -
          Stage 2 - - - - - - 88 124 - 41 41 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1540 - - 1568 - - 843 727 1030 821 744 1025
          Stage 1 - - - - - - 973 861 - 900 808 -
          Stage 2 - - - - - - 920 793 - 973 861 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1540 - - 1568 - - 827 713 1030 738 730 1025
Mov Cap-2 Maneuver - - - - - - 827 713 - 738 730 -
          Stage 1 - - - - - - 973 861 - 882 792 -
          Stage 2 - - - - - - 902 778 - 892 861 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 2.39 8.81 10.99
HCM LOS A B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1030 1540 - - 1568 - - 738
HCM Lane V/C Ratio 0.083 - - - 0.019 - - 0.186
HCM Control Delay (s/veh) 8.8 0 - - 7.3 - - 11
HCM Lane LOS A A - - A - - B
HCM 95th %tile Q(veh) 0.3 0 - - 0.1 - - 0.7
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HCM 7th TWSC Phase 1-2 AM
6: Range Rd & Drive 4 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 0 38 14 11 0 0
Future Vol, veh/h 0 38 14 11 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - - 0
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 41 15 12 0 0

Major/Minor Major1 Major2 Minor2
Conflicting Flow All - 0 - 0 - 21
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver 0 - - - 0 1056
          Stage 1 0 - - - 0 -
          Stage 2 0 - - - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 1056
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB WB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt EBT WBT WBR SBLn1
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - - - 0
HCM Lane LOS - - - A
HCM 95th %tile Q(veh) - - - -
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HCM 7th TWSC Phase 1-2 AM
15: Timberbrook & Drive 16 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 3.2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 16 0 6 6 0 16
Future Vol, veh/h 16 0 6 6 0 16
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 17 0 7 7 0 17

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 27 10 0 0 13 0
          Stage 1 10 - - - - -
          Stage 2 17 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 988 1072 - - 1605 -
          Stage 1 1013 - - - - -
          Stage 2 1005 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 988 1072 - - 1605 -
Mov Cap-2 Maneuver 988 - - - - -
          Stage 1 1013 - - - - -
          Stage 2 1005 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 8.71 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 988 1605 -
HCM Lane V/C Ratio - - 0.018 - -
HCM Control Delay (s/veh) - - 8.7 0 -
HCM Lane LOS - - A A -
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 7th TWSC Phase 1-2 AM
16: Timberbrook & Drive 17 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 6

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 16 0 0 6 0 0
Future Vol, veh/h 16 0 0 6 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 17 0 0 7 0 0

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 4 3 0 0 7 0
          Stage 1 3 - - - - -
          Stage 2 1 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 1018 1081 - - 1614 -
          Stage 1 1020 - - - - -
          Stage 2 1022 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1018 1081 - - 1614 -
Mov Cap-2 Maneuver 1018 - - - - -
          Stage 1 1020 - - - - -
          Stage 2 1022 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 8.6 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 1018 1614 -
HCM Lane V/C Ratio - - 0.017 - -
HCM Control Delay (s/veh) - - 8.6 0 -
HCM Lane LOS - - A A -
HCM 95th %tile Q(veh) - - 0.1 0 -

Page 224 of 478



HCM 7th TWSC Phase 1-2 PM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 5.5

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 33 196 132 18 111 124
Future Vol, veh/h 33 196 132 18 111 124
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 250 0 - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 39 231 155 21 131 146

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 573 166 0 0 176 0
          Stage 1 166 - - - - -
          Stage 2 407 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 481 878 - - 1400 -
          Stage 1 864 - - - - -
          Stage 2 672 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 432 878 - - 1400 -
Mov Cap-2 Maneuver 432 - - - - -
          Stage 1 864 - - - - -
          Stage 2 604 - - - - -

Approach WB NB SB
HCM Control Delay, s/v11.07 0 3.7
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1WBLn2 SBL SBT
Capacity (veh/h) - - 432 878 850 -
HCM Lane V/C Ratio - - 0.09 0.262 0.093 -
HCM Control Delay (s/veh) - - 14.1 10.6 7.8 0
HCM Lane LOS - - B B A A
HCM 95th %tile Q(veh) - - 0.3 1.1 0.3 -
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HCM 7th TWSC Phase 1-2 PM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 8

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 87 129 223 102 105 144
Future Vol, veh/h 87 129 223 102 105 144
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 97 143 248 113 117 160

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 806 197 277 0 - 0
          Stage 1 197 - - - - -
          Stage 2 609 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 351 845 1286 - - -
          Stage 1 837 - - - - -
          Stage 2 543 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 279 845 1286 - - -
Mov Cap-2 Maneuver 279 - - - - -
          Stage 1 665 - - - - -
          Stage 2 543 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 20.7 5.81 0
HCM LOS C

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1205 - 465 - -
HCM Lane V/C Ratio 0.193 - 0.516 - -
HCM Control Delay (s/veh) 8.5 0 20.7 - -
HCM Lane LOS A A C - -
HCM 95th %tile Q(veh) 0.7 - 2.9 - -
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HCM 7th TWSC Phase 1-2 PM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 287 0 0 501 58 0 1 2 58 1 12
Future Vol, veh/h 3 287 0 0 501 58 0 1 2 58 1 12
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 3 326 0 0 569 66 0 1 2 66 1 14

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 635 0 - - - 0 903 968 326 903 902 569
          Stage 1 - - - - - - 333 333 - 569 569 -
          Stage 2 - - - - - - 570 635 - 334 333 -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 948 - 0 0 - - 258 254 715 258 277 521
          Stage 1 - - 0 0 - - 681 644 - 507 506 -
          Stage 2 - - 0 0 - - 507 472 - 680 644 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 948 - - - - - 250 253 715 255 276 521
Mov Cap-2 Maneuver - - - - - - 250 253 - 255 276 -
          Stage 1 - - - - - - 678 642 - 507 506 -
          Stage 2 - - - - - - 492 472 - 674 642 -

Approach EB WB NB SB
HCM Control Delay, s/v 0.09 0 13.16 21.9
HCM LOS B C

Minor Lane/Major Mvmt NBLn1 EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 444 948 - - - 255 521
HCM Lane V/C Ratio 0.008 0.004 - - - 0.258 0.026
HCM Control Delay (s/veh) 13.2 8.8 - - - 23.9 12.1
HCM Lane LOS B A - - - C B
HCM 95th %tile Q(veh) 0 0 - - - 1 0.1
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HCM 7th TWSC Phase 1-2 PM
4: Drive 1 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 2.1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 164 0 90 277 0 53
Future Vol, veh/h 164 0 90 277 0 53
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 200 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 193 0 106 326 0 62

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 193 0 731 193
          Stage 1 - - - - 193 -
          Stage 2 - - - - 538 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1380 - 389 849
          Stage 1 - - - - 840 -
          Stage 2 - - - - 586 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1380 - 359 849
Mov Cap-2 Maneuver - - - - 359 -
          Stage 1 - - - - 840 -
          Stage 2 - - - - 541 -

Approach EB WB NB
HCM Control Delay, s/v 0 1.92 9.58
HCM LOS A

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 849 - - 1380 -
HCM Lane V/C Ratio 0.073 - - 0.077 -
HCM Control Delay (s/veh) 9.6 - - 7.8 -
HCM Lane LOS A - - A -
HCM 95th %tile Q(veh) 0.2 - - 0.2 -
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HCM 7th TWSC Phase 1-2 PM
5: Drive 2/Drive 3 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 5.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 27 0 90 80 108 0 0 53 84 0 0
Future Vol, veh/h 0 27 0 90 80 108 0 0 53 84 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 29 0 98 87 117 0 0 58 91 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 204 0 0 29 0 0 312 429 29 371 371 146
          Stage 1 - - - - - - 29 29 - 341 341 -
          Stage 2 - - - - - - 283 400 - 29 29 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1367 - - 1584 - - 641 518 1045 586 559 901
          Stage 1 - - - - - - 988 871 - 674 638 -
          Stage 2 - - - - - - 724 602 - 988 871 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1367 - - 1584 - - 601 486 1045 520 525 901
Mov Cap-2 Maneuver - - - - - - 601 486 - 520 525 -
          Stage 1 - - - - - - 988 871 - 632 599 -
          Stage 2 - - - - - - 680 564 - 933 871 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 2.4 8.64 13.4
HCM LOS A B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1045 1367 - - 1584 - - 520
HCM Lane V/C Ratio 0.055 - - - 0.062 - - 0.176
HCM Control Delay (s/veh) 8.6 0 - - 7.4 - - 13.4
HCM Lane LOS A A - - A - - B
HCM 95th %tile Q(veh) 0.2 0 - - 0.2 - - 0.6
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HCM 7th TWSC Phase 1-2 PM
6: Range Rd & Drive 4 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 0 27 44 36 0 0
Future Vol, veh/h 0 27 44 36 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - - 0
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 29 48 39 0 0

Major/Minor Major1 Major2 Minor2
Conflicting Flow All - 0 - 0 - 67
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver 0 - - - 0 996
          Stage 1 0 - - - 0 -
          Stage 2 0 - - - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 996
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB WB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt EBT WBT WBR SBLn1
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - - - 0
HCM Lane LOS - - - A
HCM 95th %tile Q(veh) - - - -
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HCM 7th TWSC Phase 1-2 PM
15: Timberbrook & Drive 16 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.7

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 11 0 18 18 0 11
Future Vol, veh/h 11 0 18 18 0 11
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 12 0 20 20 0 12

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 41 29 0 0 39 0
          Stage 1 29 - - - - -
          Stage 2 12 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 970 1045 - - 1571 -
          Stage 1 993 - - - - -
          Stage 2 1011 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 970 1045 - - 1571 -
Mov Cap-2 Maneuver 970 - - - - -
          Stage 1 993 - - - - -
          Stage 2 1011 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 8.76 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 970 1571 -
HCM Lane V/C Ratio - - 0.012 - -
HCM Control Delay (s/veh) - - 8.8 0 -
HCM Lane LOS - - A A -
HCM 95th %tile Q(veh) - - 0 0 -

Page 231 of 478



HCM 7th TWSC Phase 1-2 PM
16: Timberbrook & Drive 17 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 3.2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 11 0 0 18 0 0
Future Vol, veh/h 11 0 0 18 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 12 0 0 20 0 0

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 11 10 0 0 20 0
          Stage 1 10 - - - - -
          Stage 2 1 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 1009 1072 - - 1597 -
          Stage 1 1013 - - - - -
          Stage 2 1022 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1009 1072 - - 1597 -
Mov Cap-2 Maneuver 1009 - - - - -
          Stage 1 1013 - - - - -
          Stage 2 1022 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 8.61 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 1009 1597 -
HCM Lane V/C Ratio - - 0.012 - -
HCM Control Delay (s/veh) - - 8.6 0 -
HCM Lane LOS - - A A -
HCM 95th %tile Q(veh) - - 0 0 -
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  kimley-horn.com 801 Cherry Street, Unit 11, Suite 1300, Ft. Worth, TX 76102 817 335 6511
Range Creek TIA March 2025
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BUILDOUT (2026) BACKGROUND TRAFFIC ANALYSIS
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HCM 7th TWSC Buildout Background AM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 8.4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 116 71 75 21 89 77
Future Vol, veh/h 116 71 75 21 89 77
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 68 68 68 68 68 68
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 171 104 110 31 131 113

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 501 126 0 0 141 0
          Stage 1 126 - - - - -
          Stage 2 375 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 530 925 - - 1442 -
          Stage 1 900 - - - - -
          Stage 2 695 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 478 925 - - 1442 -
Mov Cap-2 Maneuver 478 - - - - -
          Stage 1 900 - - - - -
          Stage 2 628 - - - - -

Approach WB NB SB
HCM Control Delay, s/v16.46 0 4.15
HCM LOS C

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 586 965 -
HCM Lane V/C Ratio - - 0.469 0.091 -
HCM Control Delay (s/veh) - - 16.5 7.7 0
HCM Lane LOS - - C A A
HCM 95th %tile Q(veh) - - 2.5 0.3 -
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HCM 7th TWSC Buildout Background AM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 4 4 2 144 159 1
Future Vol, veh/h 4 4 2 144 159 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 62 62 62 62 62 62
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 6 6 3 232 256 2

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 496 257 258 0 - 0
          Stage 1 257 - - - - -
          Stage 2 239 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 533 781 1307 - - -
          Stage 1 786 - - - - -
          Stage 2 801 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 532 781 1307 - - -
Mov Cap-2 Maneuver 532 - - - - -
          Stage 1 783 - - - - -
          Stage 2 801 - - - - -

Approach EB NB SB
HCM Control Delay, s/v10.81 0.11 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 25 - 633 - -
HCM Lane V/C Ratio 0.002 - 0.02 - -
HCM Control Delay (s/veh) 7.8 0 10.8 - -
HCM Lane LOS A A B - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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HCM 7th TWSC Buildout Background AM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 12 615 2 0 176 84 0 0 0 61 0 7
Future Vol, veh/h 12 615 2 0 176 84 0 0 0 61 0 7
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 13 661 2 0 189 90 0 0 0 66 0 8

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 280 0 0 - - 0 877 968 662 876 - 189
          Stage 1 - - - - - - 688 688 - 189 - -
          Stage 2 - - - - - - 189 280 - 687 - -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 - 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 - -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 - -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 - 3.318
Pot Cap-1 Maneuver 1283 - - 0 - - 269 254 462 269 0 853
          Stage 1 - - - 0 - - 436 447 - 813 0 -
          Stage 2 - - - 0 - - 813 679 - 437 0 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1283 - - - - - 264 251 462 266 - 853
Mov Cap-2 Maneuver - - - - - - 264 251 - 266 - -
          Stage 1 - - - - - - 432 442 - 813 - -
          Stage 2 - - - - - - 805 679 - 433 - -

Approach EB WB NB SB
HCM Control Delay, s/v 0.15 0 0 21.46
HCM LOS A C

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBT WBR SBLn1 SBLn2
Capacity (veh/h) - 1283 - - - - 266 853
HCM Lane V/C Ratio - 0.01 - - - - 0.246 0.009
HCM Control Delay (s/veh) 0 7.8 - - - - 22.9 9.3
HCM Lane LOS A A - - - - C A
HCM 95th %tile Q(veh) - 0 - - - - 0.9 0
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HCM 7th TWSC Buildout Background PM
1: Boss Range Rd & Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 3.9

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 37 58 66 20 30 91
Future Vol, veh/h 37 58 66 20 30 91
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 44 68 78 24 35 107

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 267 89 0 0 101 0
          Stage 1 89 - - - - -
          Stage 2 178 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 722 969 - - 1491 -
          Stage 1 934 - - - - -
          Stage 2 853 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 704 969 - - 1491 -
Mov Cap-2 Maneuver 704 - - - - -
          Stage 1 934 - - - - -
          Stage 2 832 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 9.91 0 1.85
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 845 446 -
HCM Lane V/C Ratio - - 0.132 0.024 -
HCM Control Delay (s/veh) - - 9.9 7.5 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.5 0.1 -
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HCM 7th TWSC Buildout Background PM
2: Boss Range Rd & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.5

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 4 2 9 113 117 0
Future Vol, veh/h 4 2 9 113 117 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 2 10 126 130 0

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 276 130 130 0 - 0
          Stage 1 130 - - - - -
          Stage 2 146 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 714 920 1455 - - -
          Stage 1 896 - - - - -
          Stage 2 882 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 709 920 1455 - - -
Mov Cap-2 Maneuver 709 - - - - -
          Stage 1 889 - - - - -
          Stage 2 882 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 9.73 0.55 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 133 - 767 - -
HCM Lane V/C Ratio 0.007 - 0.009 - -
HCM Control Delay (s/veh) 7.5 0 9.7 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 7th TWSC Buildout Background PM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 4 258 0 0 520 52 0 1 2 44 1 14
Future Vol, veh/h 4 258 0 0 520 52 0 1 2 44 1 14
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 - - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 5 293 0 0 591 59 0 1 2 50 1 16

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 650 0 - - - 0 894 952 293 894 893 591
          Stage 1 - - - - - - 302 302 - 591 591 -
          Stage 2 - - - - - - 591 650 - 303 302 -
Critical Hdwy 4.12 - - - - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - - - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 936 - 0 0 - - 262 259 746 262 281 507
          Stage 1 - - 0 0 - - 707 664 - 493 494 -
          Stage 2 - - 0 0 - - 493 465 - 706 664 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 936 - - - - - 252 258 746 259 279 507
Mov Cap-2 Maneuver - - - - - - 252 258 - 259 279 -
          Stage 1 - - - - - - 704 661 - 493 494 -
          Stage 2 - - - - - - 476 465 - 700 661 -

Approach EB WB NB SB
HCM Control Delay, s/v 0.14 0 12.93 19.83
HCM LOS B C

Minor Lane/Major Mvmt NBLn1 EBL EBT WBT WBR SBLn1 SBLn2
Capacity (veh/h) 458 936 - - - 259 507
HCM Lane V/C Ratio 0.007 0.005 - - - 0.193 0.031
HCM Control Delay (s/veh) 12.9 8.9 - - - 22.2 12.3
HCM Lane LOS B A - - - C B
HCM 95th %tile Q(veh) 0 0 - - - 0.7 0.1
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HCM 7th TWSC Buildout AM
1: Boss Range Rd & Range Rd/Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 167.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 35 130 64 116 45 115 23 97 21 215 140 11
Future Vol, veh/h 35 130 64 116 45 115 23 97 21 215 140 11
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - 250 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 68 68 68 68 68 68 68 68 68 68 68 68
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 51 191 94 171 66 169 34 143 31 316 206 16

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1090 1088 214 1160 1080 158 222 0 0 174 0 0
          Stage 1 846 846 - 226 226 - - - - - - -
          Stage 2 243 241 - 934 854 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 193 216 826 173 218 887 1347 - - 1403 - -
          Stage 1 357 378 - 777 717 - - - - - - -
          Stage 2 760 706 - 319 375 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 74 ~ 156 826 ~ 110 157 887 1347 - - 1403 - -
Mov Cap-2 Maneuver 74 ~ 156 - ~ 110 157 - - - - - - -
          Stage 1 265 281 - 755 697 - - - - - - -
          Stage 2 541 686 - ~ 67 278 - - - - - - -

Approach EB WB NB SB
HCM Control Delay, s/v$ 533.28 165.25 1.26 4.88
HCM LOS F F

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 284 - - 165 110 385 1042 - -
HCM Lane V/C Ratio 0.025 - - 2.038 1.545 0.611 0.225 - -
HCM Control Delay (s/veh) 7.7 0 -$ 533.3$ 354.6 28 8.3 0 -
HCM Lane LOS A A - F F D A A -
HCM 95th %tile Q(veh) 0.1 - - 26.3 12.6 3.9 0.9 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 7th TWSC Buildout AM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 12 632 19 11 223 100 47 16 31 67 6 7
Future Vol, veh/h 12 632 19 11 223 100 47 16 31 67 6 7
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 250 - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 13 680 20 12 240 108 51 17 33 72 6 8

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 347 0 0 700 0 0 982 1087 690 977 989 240
          Stage 1 - - - - - - 716 716 - 263 263 -
          Stage 2 - - - - - - 267 371 - 714 726 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1212 - - 897 - - 228 216 445 230 247 799
          Stage 1 - - - - - - 421 434 - 742 690 -
          Stage 2 - - - - - - 739 620 - 422 430 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1212 - - 897 - - 214 210 445 190 240 799
Mov Cap-2 Maneuver - - - - - - 214 210 - 190 240 -
          Stage 1 - - - - - - 417 430 - 729 679 -
          Stage 2 - - - - - - 713 609 - 371 425 -

Approach EB WB NB SB
HCM Control Delay, s/v 0.14 0.3 22.58 32.57
HCM LOS C D

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) 214 323 1212 - - 897 - - 190 799
HCM Lane V/C Ratio 0.236 0.157 0.011 - - 0.013 - - 0.378 0.009
HCM Control Delay (s/veh) 26.9 18.2 8 - - 9.1 - - 35 9.5
HCM Lane LOS D C A - - A - - D A
HCM 95th %tile Q(veh) 0.9 0.5 0 - - 0 - - 1.6 0
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HCM 7th TWSC Buildout AM
4: Drive 1 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.9

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 463 0 28 164 0 79
Future Vol, veh/h 463 0 28 164 0 79
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 200 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 76 76 76 76 76 76
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 609 0 37 216 0 104

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 609 0 899 609
          Stage 1 - - - - 609 -
          Stage 2 - - - - 289 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 969 - 310 495
          Stage 1 - - - - 543 -
          Stage 2 - - - - 760 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 969 - 298 495
Mov Cap-2 Maneuver - - - - 298 -
          Stage 1 - - - - 543 -
          Stage 2 - - - - 731 -

Approach EB WB NB
HCM Control Delay, s/v 0 1.29 14.2
HCM LOS B

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 495 - - 969 -
HCM Lane V/C Ratio 0.21 - - 0.038 -
HCM Control Delay (s/veh) 14.2 - - 8.9 -
HCM Lane LOS B - - A -
HCM 95th %tile Q(veh) 0.8 - - 0.1 -
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HCM 7th TWSC Buildout AM
5: Drive 2/Drive 3 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 5.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 258 0 28 103 33 0 0 79 126 0 0
Future Vol, veh/h 0 258 0 28 103 33 0 0 79 126 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 280 0 30 112 36 0 0 86 137 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 148 0 0 280 0 0 453 489 280 471 471 130
          Stage 1 - - - - - - 280 280 - 191 191 -
          Stage 2 - - - - - - 173 209 - 280 280 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1434 - - 1282 - - 517 479 758 503 491 920
          Stage 1 - - - - - - 726 679 - 811 742 -
          Stage 2 - - - - - - 829 729 - 726 679 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1434 - - 1282 - - 505 468 758 435 479 920
Mov Cap-2 Maneuver - - - - - - 505 468 - 435 479 -
          Stage 1 - - - - - - 726 679 - 792 725 -
          Stage 2 - - - - - - 809 712 - 644 679 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 1.34 10.35 17.02
HCM LOS B C

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 758 1434 - - 1282 - - 435
HCM Lane V/C Ratio 0.113 - - - 0.024 - - 0.315
HCM Control Delay (s/veh) 10.4 0 - - 7.9 - - 17
HCM Lane LOS B A - - A - - C
HCM 95th %tile Q(veh) 0.4 0 - - 0.1 - - 1.3
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HCM 7th TWSC Buildout AM
6: Range Rd & Drive 4 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 0 258 92 11 0 0
Future Vol, veh/h 0 258 92 11 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - - 0
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 280 100 12 0 0

Major/Minor Major1 Major2 Minor2
Conflicting Flow All - 0 - 0 - 106
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver 0 - - - 0 948
          Stage 1 0 - - - 0 -
          Stage 2 0 - - - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 948
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB WB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt EBT WBT WBR SBLn1
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - - - 0
HCM Lane LOS - - - A
HCM 95th %tile Q(veh) - - - -
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HCM 7th Roundabout Buildout AM
7: Timberbrook & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Intersection Delay, s/veh 4.1
Intersection LOS A

Approach EB WB NB SB
Entry Lanes 1 1 1 1
Conflicting Circle Lanes 1 1 1 1
Adj Approach Flow, veh/h 239 96 0 104
Demand Flow Rate, veh/h 244 98 0 106
Vehicles Circulating, veh/h 106 52 331 67
Vehicles Exiting, veh/h 67 279 19 83
Ped Vol Crossing Leg, #/h 0 0 0 0
Ped Cap Adj 1.000 1.000 1.000 1.000
Approach Delay, s/veh 4.7 3.4 0.0 3.5
Approach LOS A A - A

Lane Left Left Left Left
Designated Moves LTR LTR LTR LTR
Assumed Moves LTR LTR LTR LTR
RT Channelized
Lane Util 1.000 1.000 1.000 1.000
Follow-Up Headway, s 2.609 2.609 2.609 2.609
Critical Headway, s 4.976 4.976 4.976 4.976
A (Intercept) 1380 1380 1380 1380
B (Slope) 1.02e-3 1.02e-3 1.02e-3 1.02e-3
Entry Flow, veh/h 244 98 0 106
Cap Entry Lane, veh/h 1238 1309 985 1289
Entry HV Adj Factor 0.980 0.979 1.000 0.980
Flow Entry, veh/h 239 96 0 104
Cap Entry, veh/h 1214 1281 985 1263
V/C Ratio 0.197 0.075 0.000 0.082
Control Delay, s/veh 4.7 3.4 3.7 3.5
LOS A A A A
95th %tile Queue, veh 1 0 0 0
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HCM 7th TWSC Buildout AM
8: Drive 5/Drive 6 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 110 0 11 39 11 0 0 79 31 0 0
Future Vol, veh/h 0 110 0 11 39 11 0 0 79 31 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 120 0 12 42 12 0 0 86 34 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 54 0 0 120 0 0 186 198 120 192 192 48
          Stage 1 - - - - - - 120 120 - 72 72 -
          Stage 2 - - - - - - 66 78 - 120 120 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1551 - - 1468 - - 775 698 932 768 703 1020
          Stage 1 - - - - - - 885 797 - 937 835 -
          Stage 2 - - - - - - 944 830 - 885 797 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1551 - - 1468 - - 769 692 932 691 697 1020
Mov Cap-2 Maneuver - - - - - - 769 692 - 691 697 -
          Stage 1 - - - - - - 885 797 - 930 828 -
          Stage 2 - - - - - - 936 823 - 803 797 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 1.35 9.25 10.47
HCM LOS A B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 932 1551 - - 1468 - - 691
HCM Lane V/C Ratio 0.092 - - - 0.008 - - 0.049
HCM Control Delay (s/veh) 9.3 0 - - 7.5 - - 10.5
HCM Lane LOS A A - - A - - B
HCM 95th %tile Q(veh) 0.3 0 - - 0 - - 0.2
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HCM 7th TWSC Buildout AM
9: Drive 7/Drive 8 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 47 0 11 17 11 0 0 31 31 0 0
Future Vol, veh/h 0 47 0 11 17 11 0 0 31 31 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 51 0 12 18 12 0 0 34 34 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 30 0 0 51 0 0 93 105 51 99 99 24
          Stage 1 - - - - - - 51 51 - 48 48 -
          Stage 2 - - - - - - 42 54 - 51 51 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1582 - - 1555 - - 890 785 1017 882 791 1052
          Stage 1 - - - - - - 962 852 - 965 855 -
          Stage 2 - - - - - - 972 850 - 962 852 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1582 - - 1555 - - 883 779 1017 846 785 1052
Mov Cap-2 Maneuver - - - - - - 883 779 - 846 785 -
          Stage 1 - - - - - - 962 852 - 958 848 -
          Stage 2 - - - - - - 965 843 - 930 852 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 2.07 8.66 9.43
HCM LOS A A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1017 1582 - - 1555 - - 846
HCM Lane V/C Ratio 0.033 - - - 0.008 - - 0.04
HCM Control Delay (s/veh) 8.7 0 - - 7.3 - - 9.4
HCM Lane LOS A A - - A - - A
HCM 95th %tile Q(veh) 0.1 0 - - 0 - - 0.1
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HCM 7th TWSC Buildout AM
10: Range Rd & Drive 9 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 2.2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 16 0 0 31 11 6
Future Vol, veh/h 16 0 0 31 11 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 200 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 17 0 0 34 12 7

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 49 15 18 0 - 0
          Stage 1 15 - - - - -
          Stage 2 34 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 960 1064 1598 - - -
          Stage 1 1008 - - - - -
          Stage 2 989 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 960 1064 1598 - - -
Mov Cap-2 Maneuver 960 - - - - -
          Stage 1 1008 - - - - -
          Stage 2 989 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 8.82 0 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1598 - 960 - -
HCM Lane V/C Ratio - - 0.018 - -
HCM Control Delay (s/veh) 0 - 8.8 - -
HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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HCM 7th TWSC Buildout AM
11: Drive 10/Drive 11 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 7.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 6 0 6 0 0 16 16 0 0
Future Vol, veh/h 0 0 0 6 0 6 0 0 16 16 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 0 0 7 0 7 0 0 17 17 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 7 0 0 1 0 0 14 21 1 17 17 3
          Stage 1 - - - - - - 1 1 - 16 16 -
          Stage 2 - - - - - - 13 20 - 1 1 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1614 - - 1622 - - 1002 873 1083 997 877 1081
          Stage 1 - - - - - - 1022 895 - 1003 882 -
          Stage 2 - - - - - - 1007 879 - 1022 895 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1614 - - 1622 - - 998 870 1083 977 873 1081
Mov Cap-2 Maneuver - - - - - - 998 870 - 977 873 -
          Stage 1 - - - - - - 1022 895 - 999 878 -
          Stage 2 - - - - - - 1003 875 - 1006 895 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 3.61 8.38 8.75
HCM LOS A A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1083 1614 - - 1622 - - 977
HCM Lane V/C Ratio 0.016 - - - 0.004 - - 0.018
HCM Control Delay (s/veh) 8.4 0 - - 7.2 - - 8.8
HCM Lane LOS A A - - A - - A
HCM 95th %tile Q(veh) 0 0 - - 0 - - 0.1

Page 250 of 478



HCM 7th TWSC Buildout AM
12: Timberbrook & Drive 12 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 0 0 6
Future Vol, veh/h 0 0 0 0 0 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 0 0 0 7

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 3 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.22 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.318 - - - -
Pot Cap-1 Maneuver 0 1081 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 1081 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB NB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - 0 - -
HCM Lane LOS - A - -
HCM 95th %tile Q(veh) - - - -
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HCM 7th TWSC Buildout AM
13: Timberbrook & Drive 13 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 0 6 11
Future Vol, veh/h 0 0 0 0 6 11
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 0 0 7 12

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 13 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.22 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.318 - - - -
Pot Cap-1 Maneuver 0 1068 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 1068 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB NB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - 0 - -
HCM Lane LOS - A - -
HCM 95th %tile Q(veh) - - - -
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HCM 7th TWSC Buildout AM
14: Timberbrook & Drive 14 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 31 31 11 17 63 11
Future Vol, veh/h 31 31 11 17 63 11
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 200 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 34 34 12 18 68 12

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 117 74 80 0 - 0
          Stage 1 74 - - - - -
          Stage 2 42 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 879 987 1517 - - -
          Stage 1 948 - - - - -
          Stage 2 980 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 872 987 1517 - - -
Mov Cap-2 Maneuver 872 - - - - -
          Stage 1 941 - - - - -
          Stage 2 980 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 9.19 2.9 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1517 - 926 - -
HCM Lane V/C Ratio 0.008 - 0.073 - -
HCM Control Delay (s/veh) 7.4 - 9.2 - -
HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0 - 0.2 - -
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HCM 7th TWSC Buildout AM
15: Timberbrook & Drive 15/Drive 16 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 16 0 16 16 0 0 6 6 6 0 44 6
Future Vol, veh/h 16 0 16 16 0 0 6 6 6 0 44 6
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 17 0 17 17 0 0 7 7 7 0 48 7

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 71 77 51 71 77 10 54 0 0 13 0 0
          Stage 1 51 51 - 23 23 - - - - - - -
          Stage 2 20 26 - 48 54 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 921 813 1017 921 813 1072 1551 - - 1605 - -
          Stage 1 962 852 - 995 876 - - - - - - -
          Stage 2 999 873 - 966 850 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 917 810 1017 901 810 1072 1551 - - 1605 - -
Mov Cap-2 Maneuver 917 810 - 901 810 - - - - - - -
          Stage 1 962 852 - 991 873 - - - - - - -
          Stage 2 995 870 - 949 850 - - - - - - -

Approach EB WB NB SB
HCM Control Delay, s/v 8.87 9.07 2.44 0
HCM LOS A A

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1551 - - 964 901 1605 - -
HCM Lane V/C Ratio 0.004 - - 0.036 0.019 - - -
HCM Control Delay (s/veh) 7.3 - - 8.9 9.1 0 - -
HCM Lane LOS A - - A A A - -
HCM 95th %tile Q(veh) 0 - - 0.1 0.1 0 - -
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HCM 7th TWSC Buildout AM
16: Timberbrook & Drive 17 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 16 0 94 6 0 33
Future Vol, veh/h 16 0 94 6 0 33
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 200 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 17 0 102 7 0 36

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 141 105 0 0 109 0
          Stage 1 105 - - - - -
          Stage 2 36 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 852 949 - - 1482 -
          Stage 1 919 - - - - -
          Stage 2 987 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 852 949 - - 1482 -
Mov Cap-2 Maneuver 852 - - - - -
          Stage 1 919 - - - - -
          Stage 2 987 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 9.32 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 852 1482 -
HCM Lane V/C Ratio - - 0.02 - -
HCM Control Delay (s/veh) - - 9.3 0 -
HCM Lane LOS - - A A -
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 7th TWSC Buildout PM
1: Boss Range Rd & Range Rd/Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 38.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 25 86 43 37 147 202 76 138 20 114 133 36
Future Vol, veh/h 25 86 43 37 147 202 76 138 20 114 133 36
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - 250 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 85 85 85 85 85 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 29 101 51 44 173 238 89 162 24 134 156 42

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 874 811 178 828 820 174 199 0 0 186 0 0
          Stage 1 446 446 - 353 353 - - - - - - -
          Stage 2 428 365 - 475 467 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 270 314 865 290 310 869 1374 - - 1389 - -
          Stage 1 592 574 - 664 631 - - - - - - -
          Stage 2 605 623 - 570 562 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 60 259 865 148 256 869 1374 - - 1389 - -
Mov Cap-2 Maneuver 60 259 - 148 256 - - - - - - -
          Stage 1 527 511 - 616 585 - - - - - - -
          Stage 2 287 578 - 384 500 - - - - - - -

Approach EB WB NB SB
HCM Control Delay, s/v100.86 60.4 2.53 3.17
HCM LOS F F

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1WBLn2 SBL SBT SBR
Capacity (veh/h) 570 - - 192 148 432 695 - -
HCM Lane V/C Ratio 0.065 - - 0.943 0.295 0.949 0.097 - -
HCM Control Delay (s/veh) 7.8 0 - 100.9 39.3 62.6 7.9 0 -
HCM Lane LOS A A - F E F A A -
HCM 95th %tile Q(veh) 0.2 - - 7.6 1.2 11.1 0.3 - -
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HCM 7th TWSC Buildout PM
3: FM 407 & Timerbrook Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 4 312 54 36 552 63 32 12 23 62 19 14
Future Vol, veh/h 4 312 54 36 552 63 32 12 23 62 19 14
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 220 - - - - 200 250 - - 0 - 0
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 88 88 88 88 88 88 88 88 88 88 88 88
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 5 355 61 41 627 72 36 14 26 70 22 16

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 699 0 0 416 0 0 1114 1175 385 1080 1134 627
          Stage 1 - - - - - - 394 394 - 709 709 -
          Stage 2 - - - - - - 720 781 - 370 425 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 898 - - 1143 - - 185 192 662 196 203 483
          Stage 1 - - - - - - 631 605 - 425 437 -
          Stage 2 - - - - - - 419 405 - 650 586 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 898 - - 1143 - - 150 179 662 163 190 483
Mov Cap-2 Maneuver - - - - - - 150 179 - 163 190 -
          Stage 1 - - - - - - 628 602 - 400 411 -
          Stage 2 - - - - - - 361 381 - 607 583 -

Approach EB WB NB SB
HCM Control Delay, s/v 0.1 0.46 26.25 37.21
HCM LOS D E

Minor Lane/Major Mvmt NBLn1 NBLn2 EBL EBT EBR WBL WBT WBR SBLn1 SBLn2
Capacity (veh/h) 150 344 898 - - 1143 - - 163 483
HCM Lane V/C Ratio 0.243 0.116 0.005 - - 0.036 - - 0.431 0.033
HCM Control Delay (s/veh) 36.6 16.8 9 - - 8.3 - - 42.7 12.7
HCM Lane LOS E C A - - A - - E B
HCM 95th %tile Q(veh) 0.9 0.4 0 - - 0.1 - - 1.9 0.1
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HCM 7th TWSC Buildout PM
4: Drive 1 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.3

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 312 0 90 529 0 53
Future Vol, veh/h 312 0 90 529 0 53
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - 200 - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 367 0 106 622 0 62

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 367 0 1201 367
          Stage 1 - - - - 367 -
          Stage 2 - - - - 834 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1191 - 204 678
          Stage 1 - - - - 701 -
          Stage 2 - - - - 426 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1191 - 186 678
Mov Cap-2 Maneuver - - - - 186 -
          Stage 1 - - - - 701 -
          Stage 2 - - - - 388 -

Approach EB WB NB
HCM Control Delay, s/v 0 1.21 10.84
HCM LOS B

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 678 - - 1191 -
HCM Lane V/C Ratio 0.092 - - 0.089 -
HCM Control Delay (s/veh) 10.8 - - 8.3 -
HCM Lane LOS B - - A -
HCM 95th %tile Q(veh) 0.3 - - 0.3 -
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HCM 7th TWSC Buildout PM
5: Drive 2/Drive 3 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 175 0 90 332 108 0 0 53 84 0 0
Future Vol, veh/h 0 175 0 90 332 108 0 0 53 84 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 190 0 98 361 117 0 0 58 91 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 478 0 0 190 0 0 747 864 190 805 805 420
          Stage 1 - - - - - - 190 190 - 615 615 -
          Stage 2 - - - - - - 557 674 - 190 190 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1084 - - 1384 - - 329 292 852 301 316 634
          Stage 1 - - - - - - 812 743 - 478 482 -
          Stage 2 - - - - - - 515 454 - 812 743 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1084 - - 1384 - - 306 271 852 260 293 634
Mov Cap-2 Maneuver - - - - - - 306 271 - 260 293 -
          Stage 1 - - - - - - 812 743 - 445 448 -
          Stage 2 - - - - - - 479 422 - 757 743 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 1.32 9.53 26.11
HCM LOS A D

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 852 1084 - - 1384 - - 260
HCM Lane V/C Ratio 0.068 - - - 0.071 - - 0.351
HCM Control Delay (s/veh) 9.5 0 - - 7.8 - - 26.1
HCM Lane LOS A A - - A - - D
HCM 95th %tile Q(veh) 0.2 0 - - 0.2 - - 1.5
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HCM 7th TWSC Buildout PM
6: Range Rd & Drive 4 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 0 175 296 36 0 0
Future Vol, veh/h 0 175 296 36 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - - 0
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 190 322 39 0 0

Major/Minor Major1 Major2 Minor2
Conflicting Flow All - 0 - 0 - 341
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - - - - - 6.22
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - - - - - 3.318
Pot Cap-1 Maneuver 0 - - - 0 701
          Stage 1 0 - - - 0 -
          Stage 2 0 - - - 0 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - - - - 701
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB WB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt EBT WBT WBR SBLn1
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - - - 0
HCM Lane LOS - - - A
HCM 95th %tile Q(veh) - - - -
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HCM 7th Roundabout Buildout PM
7: Timberbrook & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Intersection Delay, s/veh 4.5
Intersection LOS A

Approach EB WB NB SB
Entry Lanes 1 1 1 1
Conflicting Circle Lanes 1 1 1 1
Adj Approach Flow, veh/h 161 313 0 117
Demand Flow Rate, veh/h 165 320 0 119
Vehicles Circulating, veh/h 119 36 224 220
Vehicles Exiting, veh/h 220 188 60 136
Ped Vol Crossing Leg, #/h 0 0 0 0
Ped Cap Adj 1.000 1.000 1.000 1.000
Approach Delay, s/veh 4.2 4.8 0.0 4.3
Approach LOS A A - A

Lane Left Left Left Left
Designated Moves LTR LTR LTR LTR
Assumed Moves LTR LTR LTR LTR
RT Channelized
Lane Util 1.000 1.000 1.000 1.000
Follow-Up Headway, s 2.609 2.609 2.609 2.609
Critical Headway, s 4.976 4.976 4.976 4.976
A (Intercept) 1380 1380 1380 1380
B (Slope) 1.02e-3 1.02e-3 1.02e-3 1.02e-3
Entry Flow, veh/h 165 320 0 119
Cap Entry Lane, veh/h 1222 1330 1098 1103
Entry HV Adj Factor 0.979 0.980 1.000 0.980
Flow Entry, veh/h 161 313 0 117
Cap Entry, veh/h 1196 1303 1098 1080
V/C Ratio 0.135 0.241 0.000 0.108
Control Delay, s/veh 4.2 4.8 3.3 4.3
LOS A A A A
95th %tile Queue, veh 0 1 0 0
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HCM 7th TWSC Buildout PM
8: Drive 5/Drive 6 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 2.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 74 0 36 126 36 0 0 53 21 0 0
Future Vol, veh/h 0 74 0 36 126 36 0 0 53 21 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 80 0 39 137 39 0 0 58 23 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 176 0 0 80 0 0 296 335 80 315 315 157
          Stage 1 - - - - - - 80 80 - 235 235 -
          Stage 2 - - - - - - 215 254 - 80 80 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1400 - - 1517 - - 657 586 980 637 601 889
          Stage 1 - - - - - - 928 828 - 768 711 -
          Stage 2 - - - - - - 787 697 - 928 828 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1400 - - 1517 - - 640 570 980 584 585 889
Mov Cap-2 Maneuver - - - - - - 640 570 - 584 585 -
          Stage 1 - - - - - - 928 828 - 748 692 -
          Stage 2 - - - - - - 767 679 - 873 828 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 1.35 8.9 11.41
HCM LOS A B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 980 1400 - - 1517 - - 584
HCM Lane V/C Ratio 0.059 - - - 0.026 - - 0.039
HCM Control Delay (s/veh) 8.9 0 - - 7.4 - - 11.4
HCM Lane LOS A A - - A - - B
HCM 95th %tile Q(veh) 0.2 0 - - 0.1 - - 0.1
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HCM 7th TWSC Buildout PM
9: Drive 7/Drive 8 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 3.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 32 0 36 54 36 0 0 21 21 0 0
Future Vol, veh/h 0 32 0 36 54 36 0 0 21 21 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 35 0 39 59 39 0 0 23 23 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 98 0 0 35 0 0 172 211 35 191 191 78
          Stage 1 - - - - - - 35 35 - 157 157 -
          Stage 2 - - - - - - 137 176 - 35 35 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1495 - - 1577 - - 791 686 1038 769 704 982
          Stage 1 - - - - - - 981 866 - 846 768 -
          Stage 2 - - - - - - 866 753 - 981 866 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1495 - - 1577 - - 772 669 1038 733 686 982
Mov Cap-2 Maneuver - - - - - - 772 669 - 733 686 -
          Stage 1 - - - - - - 981 866 - 825 749 -
          Stage 2 - - - - - - 845 735 - 959 866 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 2.1 8.55 10.07
HCM LOS A B

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1038 1495 - - 1577 - - 733
HCM Lane V/C Ratio 0.022 - - - 0.025 - - 0.031
HCM Control Delay (s/veh) 8.5 0 - - 7.3 - - 10.1
HCM Lane LOS A A - - A - - B
HCM 95th %tile Q(veh) 0.1 0 - - 0.1 - - 0.1
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HCM 7th TWSC Buildout PM
10: Range Rd & Drive 9 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 1.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 11 0 0 21 36 18
Future Vol, veh/h 11 0 0 21 36 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 200 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 12 0 0 23 39 20

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 72 49 59 0 - 0
          Stage 1 49 - - - - -
          Stage 2 23 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 932 1020 1545 - - -
          Stage 1 974 - - - - -
          Stage 2 1000 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 932 1020 1545 - - -
Mov Cap-2 Maneuver 932 - - - - -
          Stage 1 974 - - - - -
          Stage 2 1000 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 8.91 0 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1545 - 932 - -
HCM Lane V/C Ratio - - 0.013 - -
HCM Control Delay (s/veh) 0 - 8.9 - -
HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 7th TWSC Buildout PM
11: Drive 10/Drive 11 & Range Rd Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 5.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 18 0 18 0 0 11 11 0 0
Future Vol, veh/h 0 0 0 18 0 18 0 0 11 11 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 200 - - 200 - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 0 0 20 0 20 0 0 12 12 0 0

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 20 0 0 1 0 0 40 60 1 50 50 10
          Stage 1 - - - - - - 1 1 - 49 49 -
          Stage 2 - - - - - - 39 59 - 1 1 -
Critical Hdwy 4.12 - - 4.12 - - 7.12 6.52 6.22 7.12 6.52 6.22
Critical Hdwy Stg 1 - - - - - - 6.12 5.52 - 6.12 5.52 -
Critical Hdwy Stg 2 - - - - - - 6.12 5.52 - 6.12 5.52 -
Follow-up Hdwy 2.218 - - 2.218 - - 3.518 4.018 3.318 3.518 4.018 3.318
Pot Cap-1 Maneuver 1597 - - 1622 - - 964 831 1083 950 841 1072
          Stage 1 - - - - - - 1022 895 - 964 854 -
          Stage 2 - - - - - - 976 846 - 1022 895 -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 1597 - - 1622 - - 952 821 1083 928 831 1072
Mov Cap-2 Maneuver - - - - - - 952 821 - 928 831 -
          Stage 1 - - - - - - 1022 895 - 953 844 -
          Stage 2 - - - - - - 964 836 - 1011 895 -

Approach EB WB NB SB
HCM Control Delay, s/v 0 3.62 8.36 8.93
HCM LOS A A

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT WBR SBLn1
Capacity (veh/h) 1083 1597 - - 1622 - - 928
HCM Lane V/C Ratio 0.011 - - - 0.012 - - 0.013
HCM Control Delay (s/veh) 8.4 0 - - 7.2 - - 8.9
HCM Lane LOS A A - - A - - A
HCM 95th %tile Q(veh) 0 0 - - 0 - - 0
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HCM 7th TWSC Buildout PM
12: Timberbrook & Drive 12 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 0 0 18
Future Vol, veh/h 0 0 0 0 0 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 0 0 0 20

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 10 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.22 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.318 - - - -
Pot Cap-1 Maneuver 0 1072 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 1072 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB NB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - 0 - -
HCM Lane LOS - A - -
HCM 95th %tile Q(veh) - - - -
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HCM 7th TWSC Buildout PM
13: Timberbrook & Drive 13 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 0 0 18 36
Future Vol, veh/h 0 0 0 0 18 36
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 0 0 0 20 39

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 39 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.22 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.318 - - - -
Pot Cap-1 Maneuver 0 1032 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 1032 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -

Approach EB NB SB
HCM Control Delay, s/v 0 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - - - -
HCM Lane V/C Ratio - - - -
HCM Control Delay (s/veh) - 0 - -
HCM Lane LOS - A - -
HCM 95th %tile Q(veh) - - - -
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HCM 7th TWSC Buildout PM
14: Timberbrook & Drive 14 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 2.7

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 21 21 36 54 85 36
Future Vol, veh/h 21 21 36 54 85 36
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 200 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 23 23 39 59 92 39

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 249 112 132 0 - 0
          Stage 1 112 - - - - -
          Stage 2 137 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 740 941 1454 - - -
          Stage 1 913 - - - - -
          Stage 2 890 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 720 941 1454 - - -
Mov Cap-2 Maneuver 720 - - - - -
          Stage 1 888 - - - - -
          Stage 2 890 - - - - -

Approach EB NB SB
HCM Control Delay, s/v 9.68 3.02 0
HCM LOS A

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1454 - 816 - -
HCM Lane V/C Ratio 0.027 - 0.056 - -
HCM Control Delay (s/veh) 7.5 - 9.7 - -
HCM Lane LOS A - A - -
HCM 95th %tile Q(veh) 0.1 - 0.2 - -
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HCM 7th TWSC Buildout PM
15: Timberbrook & Drive 15/Drive 16 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 2.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 11 0 11 11 0 0 18 18 18 0 101 18
Future Vol, veh/h 11 0 11 11 0 0 18 18 18 0 101 18
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 12 0 12 12 0 0 20 20 20 0 110 20

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 178 198 120 178 198 29 129 0 0 39 0 0
          Stage 1 120 120 - 68 68 - - - - - - -
          Stage 2 59 78 - 110 129 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 784 698 932 784 698 1045 1456 - - 1571 - -
          Stage 1 885 797 - 942 838 - - - - - - -
          Stage 2 953 830 - 895 789 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 773 688 932 763 688 1045 1456 - - 1571 - -
Mov Cap-2 Maneuver 773 688 - 763 688 - - - - - - -
          Stage 1 885 797 - 929 827 - - - - - - -
          Stage 2 940 819 - 884 789 - - - - - - -

Approach EB WB NB SB
HCM Control Delay, s/v 9.38 9.79 2.5 0
HCM LOS A A

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1456 - - 845 763 1571 - -
HCM Lane V/C Ratio 0.013 - - 0.028 0.016 - - -
HCM Control Delay (s/veh) 7.5 - - 9.4 9.8 0 - -
HCM Lane LOS A - - A A A - -
HCM 95th %tile Q(veh) 0 - - 0.1 0 0 - -
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HCM 7th TWSC Buildout PM
16: Timberbrook & Drive 17 Range Creek TIA

Synchro 12 Report

Intersection
Int Delay, s/veh 0.5

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 11 0 63 18 0 108
Future Vol, veh/h 11 0 63 18 0 108
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 200 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 12 0 68 20 0 117

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 196 78 0 0 88 0
          Stage 1 78 - - - - -
          Stage 2 117 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 793 982 - - 1508 -
          Stage 1 945 - - - - -
          Stage 2 908 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 793 982 - - 1508 -
Mov Cap-2 Maneuver 793 - - - - -
          Stage 1 945 - - - - -
          Stage 2 908 - - - - -

Approach WB NB SB
HCM Control Delay, s/v 9.61 0 0
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 793 1508 -
HCM Lane V/C Ratio - - 0.015 - -
HCM Control Delay (s/veh) - - 9.6 0 -
HCM Lane LOS - - A A -
HCM 95th %tile Q(veh) - - 0 0 -
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HCM 7th AWSC MITIGATED Buildout AM - AWSC
1: Boss Range Rd & Range Rd/Wiley Rd Range Creek TIA

Synchro 12 Report

Intersection
Intersection Delay, s/veh 193
Intersection LOS F

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 35 129 63 116 45 164 23 122 21 352 208 12
Future Vol, veh/h 35 129 63 116 45 164 23 122 21 352 208 12
Peak Hour Factor 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 51 190 93 171 66 241 34 179 31 518 306 18
Number of Lanes 0 1 0 1 1 0 0 1 0 0 1 0

Approach EB WB NB SB
Opposing Approach WB EB SB NB
Opposing Lanes 2 1 1 1
Conflicting Approach Left SB NB EB WB
Conflicting Lanes Left 1 1 1 2
Conflicting Approach Right NB SB WB EB
Conflicting Lanes Right 1 1 2 1
HCM Control Delay, s/veh 37.9 26.9 26.1 397.4
HCM LOS E D D F

Lane NBLn1 EBLn1 WBLn1 WBLn2 SBLn1
Vol Left, % 14% 15% 100% 0% 62%
Vol Thru, % 73% 57% 0% 22% 36%
Vol Right, % 13% 28% 0% 78% 2%
Sign Control Stop Stop Stop Stop Stop
Traffic Vol by Lane 166 227 116 209 572
LT Vol 23 35 116 0 352
Through Vol 122 129 0 45 208
RT Vol 21 63 0 164 12
Lane Flow Rate 244 334 171 307 841
Geometry Grp 2 4a 5 5 2
Degree of Util (X) 0.569 0.746 0.42 0.666 1.822
Departure Headway (Hd) 10.333 10.224 10.894 9.791 7.796
Convergence, Y/N Yes Yes Yes Yes Yes
Cap 352 357 333 372 471
Service Time 8.333 8.224 8.594 7.491 5.863
HCM Lane V/C Ratio 0.693 0.936 0.514 0.825 1.786
HCM Control Delay, s/veh 26.1 37.9 21.3 30 397.4
HCM Lane LOS D E C D F
HCM 95th-tile Q 3.4 5.8 2 4.6 53
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HCM 7th Signalized Intersection Summary MITIGATED Buildout AM
1: Boss Range Rd & Range Rd/Wiley Rd Range Creek TIA

Synchro 12 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 35 130 64 116 45 115 23 97 21 215 140 11
Future Volume (veh/h) 35 130 64 116 45 115 23 97 21 215 140 11
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Lane Width Adj. 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 51 191 94 171 66 169 34 143 31 316 206 16
Peak Hour Factor 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68 0.68
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 473 424 209 441 167 426 568 612 133 607 704 55
Arrive On Green 0.36 0.36 0.36 0.36 0.36 0.36 0.41 0.41 0.41 0.41 0.41 0.41
Sat Flow, veh/h 1145 1183 582 1094 465 1191 1159 1489 323 1211 1713 133
Grp Volume(v), veh/h 51 0 285 171 0 235 34 0 174 316 0 222
Grp Sat Flow(s),veh/h/ln 1145 0 1766 1094 0 1656 1159 0 1812 1211 0 1846
Q Serve(g_s), s 1.4 0.0 4.8 5.5 0.0 4.1 0.8 0.0 2.4 9.0 0.0 3.1
Cycle Q Clear(g_c), s 5.5 0.0 4.8 10.3 0.0 4.1 3.9 0.0 2.4 11.4 0.0 3.1
Prop In Lane 1.00 0.33 1.00 0.72 1.00 0.18 1.00 0.07
Lane Grp Cap(c), veh/h 473 0 632 441 0 593 568 0 745 607 0 759
V/C Ratio(X) 0.11 0.00 0.45 0.39 0.00 0.40 0.06 0.00 0.23 0.52 0.00 0.29
Avail Cap(c_a), veh/h 736 0 1038 693 0 973 1820 0 2703 1915 0 2754
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 0.00 1.00 1.00 0.00 1.00
Uniform Delay (d), s/veh 11.4 0.0 9.6 13.5 0.0 9.4 9.0 0.0 7.5 11.2 0.0 7.7
Incr Delay (d2), s/veh 0.1 0.0 0.5 0.6 0.0 0.4 0.0 0.0 0.2 0.7 0.0 0.2
Initial Q Delay(d3), s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.3 0.0 1.5 1.2 0.0 1.2 0.2 0.0 0.7 1.8 0.0 0.9
Unsig. Movement Delay, s/veh
LnGrp Delay(d), s/veh 11.5 0.0 10.1 14.1 0.0 9.8 9.0 0.0 7.6 11.9 0.0 7.9
LnGrp LOS B B B A A A B A
Approach Vol, veh/h 336 406 208 538
Approach Delay, s/veh 10.3 11.6 7.9 10.2
Approach LOS B B A B

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 20.5 18.5 20.5 18.5
Change Period (Y+Rc), s 4.5 4.5 4.5 4.5
Max Green Setting (Gmax), s 58.1 22.9 58.1 22.9
Max Q Clear Time (g_c+I1), s 5.9 7.5 13.4 12.3
Green Ext Time (p_c), s 1.2 1.7 2.6 1.6

Intersection Summary
HCM 7th Control Delay, s/veh 10.3
HCM 7th LOS B
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HCM 7th Signalized Intersection Summary MITIGATED Buildout PM
1: Boss Range Rd & Range Rd/Wiley Rd Range Creek TIA

Synchro 12 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 25 86 43 37 147 202 76 138 20 114 133 36
Future Volume (veh/h) 25 86 43 37 147 202 76 138 20 114 133 36
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Lane Width Adj. 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 29 101 51 44 173 238 89 162 24 134 156 42
Peak Hour Factor 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 418 428 216 637 260 358 526 493 73 537 439 118
Arrive On Green 0.36 0.36 0.36 0.36 0.36 0.36 0.31 0.31 0.31 0.31 0.31 0.31
Sat Flow, veh/h 975 1172 592 1235 713 981 1185 1592 236 1198 1419 382
Grp Volume(v), veh/h 29 0 152 44 0 411 89 0 186 134 0 198
Grp Sat Flow(s),veh/h/ln 975 0 1764 1235 0 1694 1185 0 1828 1198 0 1802
Q Serve(g_s), s 0.7 0.0 1.7 0.7 0.0 5.6 1.7 0.0 2.2 2.7 0.0 2.4
Cycle Q Clear(g_c), s 6.3 0.0 1.7 2.4 0.0 5.6 4.1 0.0 2.2 4.8 0.0 2.4
Prop In Lane 1.00 0.34 1.00 0.58 1.00 0.13 1.00 0.21
Lane Grp Cap(c), veh/h 418 0 644 637 0 618 526 0 566 537 0 557
V/C Ratio(X) 0.07 0.00 0.24 0.07 0.00 0.67 0.17 0.00 0.33 0.25 0.00 0.36
Avail Cap(c_a), veh/h 870 0 1462 1210 0 1404 2651 0 3844 2685 0 3789
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 0.00 1.00 1.00 0.00 1.00 1.00 0.00 1.00
Uniform Delay (d), s/veh 10.0 0.0 6.1 6.9 0.0 7.4 9.0 0.0 7.3 9.2 0.0 7.4
Incr Delay (d2), s/veh 0.1 0.0 0.2 0.0 0.0 1.2 0.2 0.0 0.3 0.2 0.0 0.4
Initial Q Delay(d3), s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.1 0.0 0.4 0.1 0.0 1.3 0.3 0.0 0.5 0.5 0.0 0.5
Unsig. Movement Delay, s/veh
LnGrp Delay(d), s/veh 10.1 0.0 6.3 7.0 0.0 8.6 9.1 0.0 7.7 9.4 0.0 7.8
LnGrp LOS B A A A A A A A
Approach Vol, veh/h 181 455 275 332
Approach Delay, s/veh 6.9 8.4 8.1 8.5
Approach LOS A A A A

Timer - Assigned Phs 2 4 6 8
Phs Duration (G+Y+Rc), s 13.0 14.6 13.0 14.6
Change Period (Y+Rc), s 4.5 4.5 4.5 4.5
Max Green Setting (Gmax), s 58.1 22.9 58.1 22.9
Max Q Clear Time (g_c+I1), s 6.1 8.3 6.8 7.6
Green Ext Time (p_c), s 1.5 0.8 1.7 2.5

Intersection Summary
HCM 7th Control Delay, s/veh 8.2
HCM 7th LOS A
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SIGNAL WARRANT ANALYSIS
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TRAFFIC SIGNAL WARRANT ANALYSIS (2011 TXMUTCD)

MAJOR STREET: Boss Range Road NB SB # OF APPROACH LANES: 1

MINOR STREET: Wiley Road / Range Road EB WB # OF APPROACH LANES: 1

CITY, STATE: Justin, TX

COMMENTS:

ISOLATED COMMUNITY WITH POPULATION LESS THAN 10,000 (Y OR N): N

85TH PERCENTILE SPEED OR POSTED SPEED LIMIT GREATER THAN 40 MPH ON MAJOR STREET (Y OR N): N

NB SB Total EB WB Minor Street
Approach Approach Approach Approach Heavy Leg

07:00 AM TO 07:00 AM 120 364 484 227 276 276
08:00 AM TO 08:00 AM 0 0 0 0 0 0
09:00 AM TO 09:00 AM 0 0 0 0 0 0
10:00 AM TO 10:00 AM 0 0 0 0 0 0
11:00 AM TO 11:00 AM 0 0 0 0 0 0
12:00 PM TO 12:00 PM 0 0 0 0 0 0
01:00 PM TO 01:00 PM 0 0 0 0 0 0
02:00 PM TO 02:00 PM 0 0 0 0 0 0
03:00 PM TO 03:00 PM 0 0 0 0 0 0
04:00 PM TO 04:00 PM 212 283 495 154 384 384
05:00 PM TO 05:00 PM 0 0 0 0 0 0
06:00 PM TO 06:00 PM 0 0 0 0 0 0
07:00 PM TO 07:00 PM 0 0 0 0 0 0

Warrant
1
2
3
4
5
6
7
8
9

01/21/25
Kimley-Horn and Associates, Inc.

N/A
N/A

Warrant NOT Met

Buildout (2030) Volumes

Boss Range Road Wiley Road / Range Road

Warrant Met?

Not Evaluated
  School Crossing

N/A  Roadway Network
  Intersection Near a Grade Crossing N/A

Warrant NOT Met

  Coordinated Signal System
  Crash Experience

Warrant NOT Met

Not Evaluated

  Eight-Hour Volume
 Description

  Four-Hour Volume
  Peak Hour Volume
  Pedestrian Volume

Page 276 of 478



TRAFFIC SIGNAL WARRANT ANALYSIS (2011 TXMUTCD)

MAJOR STREET: Boss Range Road NB NB SB # OF APPROACH LANES: 1

MINOR STREET: Wiley Road / Range Road EB WB # OF APPROACH LANES: 1

CITY, STATE: Justin, TX

COMMENTS:

ISOLATED COMMUNITY WITH POPULATION LESS THAN 10,000 (Y OR N): N
85TH PERCENTILE SPEED OR POSTED SPEED LIMIT GREATER THAN 40 MPH ON MAJOR STREET (Y OR N): N

MAJOR ST MINOR ST WARRANT 2 WARRANT 3
  TWO-WAY

TRAFFIC
 TRAFFIC

HEAVY LEG
MAIN
LINE

SIDE
STREET

BOTH
MET

MAIN
LINE

SIDE
STREET

BOTH
MET

MAIN
LINE

SIDE
STREET

BOTH
MET

MAIN
LINE

SIDE
STREET

BOTH
MET

Four-Hour Peak Hour

   THRESHOLD VALUES 500 150 750 75 400 120 600 60
06:00 AM TO 07:00 AM 484 276 Y Y Y Y Y Y Y
07:00 AM TO 08:00 AM 0 0
08:00 AM TO 09:00 AM 0 0
09:00 AM TO 10:00 AM 0 0
10:00 AM TO 11:00 AM 0 0
11:00 AM TO 12:00 PM 0 0
12:00 PM TO 01:00 PM 0 0
01:00 PM TO 02:00 PM 0 0
02:00 PM TO 03:00 PM 0 0
03:00 PM TO 04:00 PM 495 384 Y Y Y Y Y Y Y
04:00 PM TO 05:00 PM 0 0
05:00 PM TO 06:00 PM 0 0
06:00 PM TO 07:00 PM 0 0

979 660 0 2 0 0 2 0 2 2 2 0 2 0 2 0

4 HRS NEEDED 1 HR NEEDED

NOT
SATISFIED

NOT
SATISFIED

01/21/25
Kimley-Horn and Associates, Inc.

NOT SATISFIED NOT SATISFIED NOT SATISFIED

WARRANT 1 - Condition A, Part 1WARRANT 1 - Condition B, Part 1WARRANT 1 - Condition A, Part 2

Buildout (2030) Volumes

8 HOURS NEEDED 8 HOURS NEEDED 8 HOURS NEEDED for both Condition A & B

WARRANT 1 - Condition B, Part 2
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Preston Rd NB

Marilee Rd

Grayson County, TX

Phase 1-4 Background
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ORDINANCE NO. 803-25 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
JUSTIN, TEXAS, AMENDING THE OFFICIAL ZONING MAP 
BY REZONING APPROXIMATELY 538.99 ACRES OF LAND, 
GENERALLY LOCATED SOUTH OF FM 407 AND WEST OF 
BOSS RANGE ROAD, FROM SF-2 (SINGLE-FAMILY 
RESIDENTIAL DISTRICT) TO PLANNED DEVELOPMENT 
(PD) DISTRICT TO BE KNOWN AS “CUESTA PD”; 
ADOPTING DEVELOPMENT REGULATIONS; PROVIDING 
FOR INCORPORATION OF PREMISES; PROVIDING FOR 
AMENDMENT OF ZONING MAP; PROVIDING A 
CUMULATIVE CLAUSE; PROVIDING A SEVERABILITY 
CLAUSE; PROVIDING A SAVINGS CLAUSE; PROVIDING 
FOR ENGROSSMENT AND ENROLLMENT; PROVIDING A 
PENALTY; AND PROVIDING AN EFFECTIVE DATE. 
 

WHEREAS, the City of Justin, Texas (the “City”) is a home-rule municipality with full 
power of local self-government pursuant to Article XI, Section 5 of the Texas 
Constitution and its Home Rule Charter; and 

 
WHEREAS, the Planning and Zoning Commission and the City Council of the City of 
Justin, in compliance with the laws of the State of Texas and the ordinances of the City, 
have given the requisite notices by publication and otherwise, and have held public 
hearings and afforded full and fair hearings to all property owners generally and to all 
persons interested in and situated in the affected area; and 

 
WHEREAS, the City Council has determined that this ordinance promotes the health, 
safety, morals, and general welfare of the City and its inhabitants and is in the best 
interest of the City and consistent with the City's Comprehensive Plan and Zoning 
Ordinance; and 
 
WHEREAS, the City Council adopts this ordinance with the recommended 
conditions form the Planning and Zoning Commission:  

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS, THAT: 

 
SECTION 1. All of the above premises are hereby found to be true and correct 
legislative determinations of the City Council and are incorporated herein as if fully set 
forth herein. 

 
SECTION 2. The official zoning map of the City of Justin is hereby amended to rezone 
approximately 538.99 acres of land, more particularly described in Exhibit "A" attached 
hereto and incorporated herein by reference, from Single-Family Residential District 
(SF-2) to Planned Development District (PD) to be known as the Cuesta PD, subject to 
the development regulations and Concept Plan attached hereto which are incorporated 
herein. 
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SECTION 3. That this Ordinance shall be cumulative of all other ordinances of the City of 
Justin, Texas, and this ordinance shall not operate to repeal or affect any such ordinance except 
so far as the provisions are inconsistent or in conflict, in which event such other ordinance is 
repealed. 

 
SECTION 4. If any section, article, paragraph, sentence, clause, phrase or word in this 
ordinance, or application thereto any person or circumstances is held invalid or unconstitutional 
by a Court of competent jurisdiction, such holding shall not affect the validity of the remaining 
portions of this ordinance; and the City Council hereby declares it would have passed such 
remaining portions of the ordinance despite such invalidity, which remaining portions shall 
remain in full force and effect. 

 
SECTION 5. The fact that the present ordinances and regulations of the City of Justin, Texas are 
inadequate to properly safeguard the health, safety, morals, peace and general welfare of the 
inhabitants of the City of Justin, Texas, creates an emergency for the immediate preservation of 
the public business, property, health, safety and general welfare of the public which requires that 
this ordinance shall become effective from and after the date of its passage, and it is accordingly 
so ordained. 

 
 

. 
DULY PASSED by the City Council of the City of Justin, Texas, on the 22nd day of 
May, 2025. 

On first reading, the 8th day of May 2025. 

On the second and final reading, the 22nd day of May 2025. 

 
APPROVED: 

 
 

 
James Clark, Mayor 

ATTEST: 
 
 
Amy Piukana, City Secretary 

 
APPROVED AS TO FORM: 

 
 
City Attorney 
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NOTE:
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SINGLE PENDANT
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STREET LIGHT - PHOTOMETRIC EXHIBIT
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LOCAL STREET
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COMPLETE / FULL PHOTOMETRICS PLANS WILL BE 
SUBMITTED WITH FINAL CONSTRUCTION DOCUMENT 
(CD) SET.

UTILIZE SHIELDING FOR ALL 
FIXTURES TO COMPLY WITH DARK SKY INITIATIVE. 

PROVIDED FOOTCANDLE TO MEET ALL CODE REQ. PER 
CITY ORDINANCE

ALL FIXTURES TO COMPLY WITH DARK SKY INITIATIVE
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CUESTA 

DEVELOPMENT REGULATIONS 

Planned Development – 538.99 Acres 

I. PURPOSE

This Planned Development includes the land more particularly described on Exhibit "A"
(the “Property”).

The Cuesta development aims to establish a diverse and vibrant neighborhood, offering a
mix of single-family homes.  The trails provided throughout the Property harmonize with
the Property’s natural topography, and allow for connectivity within the neighborhood and
broader community.  The varied housing options target housing attainability and cater to
residents at different life stages.  The project ensures easy access to amenities and site
features with connections and trails throughout the site. The central amenity, park and open
space areas form the heart of the community with diverse recreational experiences,
enhancing community engagement.

Development and use of the Property shall comply with the Zoning Ordinance, Chapter 52
of the City of Justin Code of Ordinances, in effect on the date of approval of this PD
Ordinance (the "Zoning Ordinance"), as amended by this PD Ordinance.  In the event of a
conflict between the Zoning Ordinance and this PD Ordinance, this PD Ordinance shall
control. In the event of a conflict between this PD Ordinance and the Concept Plan/
Development Plan (defined below) or any other exhibits attached hereto, this PD Ordinance
shall control. In the event of a conflict between the Concept Plan/ Development Plan and
any other exhibits attached hereto and the Zoning Ordinance, the Concept/ Development
Plan and exhibits attached hereto shall control.

II. DEVELOPMENT PLAN

A conceptual master plan for development of the Property is attached as Exhibit "B"
(“Concept Plan/ Development Plan”) and all development shall generally conform to the
Concept Plan/ Development Plan, except as may be modified as provided herein.  The
Concept Plan/ Development Plan shall satisfy all requirements under the Zoning Ordinance
to submit/ approve a development plan for this PD and no further development plan or
approvals by the Planning and Zoning Commission or City Council with respect to a
development plan shall be required.

Changes of detail or amendments to the Concept Plan/ Development Plan, or any other
exhibits attached hereto may be authorized by the Director of Development & Economic
Development or his/her designated representative (the “Director”) so long as such changes
or amendments: do not alter the basic relationship of the proposed development to adjacent
property and which do not alter the uses permitted, increase the density above 1,600
dwelling units, increase building height above 35 feet, or increase lot coverage for any
residential lot above 70% and which do not decrease the required off street parking required

EXHIBIT B

Page 312 of 478



pursuant to Section X, or reduce the minimum yards required pursuant to Section XIII.F. 
of these Development Regulations (below). The applicant may appeal the decision to deny 
an amendment to the Concept Plan/ Development Plan or any other exhibits attached hereto 
to the City’s Planning and Zoning Commission and may appeal the decision of the City’s 
Planning and Zoning Commission to the City Council. For any amendments that are not 
authorized to be approved by the Director herein or are otherwise authorized elsewhere in 
the Zoning Ordinance, the applicant may apply for an amendment through the same process 
as a zoning amendment. 

The Property may be developed in phases. The phases are not required to exactly conform 
to the boundaries as shown on Exhibit “C” and the phase boundaries may be adjusted at 
the time of platting without requiring an amendment to the Concept Plan/ Development 
Plan. 

III. DEFINITIONS 

A. 40 ft lot – means a lot with a width of at least 40 feet, but less than 50 feet. 

B. 50 ft lot – means a lot with a width of at least 50 feet, but less than 60 feet.  

C. 60 ft lot – means a lot with a width of at least 60 feet, but less than 70 feet.  

D. 70 ft lot – means a lot with a width of at least 70 feet.  

E. Masonry – shall be defined as exterior construction materials consisting of one or 
a combination of the following: brick material, fiber cement siding (such as 
Hardiplank or Hardiboard), stucco, stone, concrete and other built up/tilt panels. 
The Director may approve other materials as masonry materials in addition to those 
materials listed herein.  

F. Open Space — means an area accessible to all residents within the Property that 
may include without limitation landscaping, sidewalks, trails, recreational facilities 
(e.g., playground equipment or other recreational facilities), seating areas, a 
pavilion or other shade structure(s), community gathering places, benches, trees, 
amenities, natural features, and/or water features. Open space may also include 
areas that are accessible to the general public within the Property after such areas 
have been dedicated to the City. 

IV. USES 

Permitted Uses – One-Family Detached Dwelling and all other uses allowed in the SF-2 
— Single-family residential district (“SF-2 District”) of the Zoning Ordinance shall be 
permitted on the Property, in addition to the following uses which shall be expressly 
permitted:  

1) Amenity Centers; 

2) Community Pools; 
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3) Gazebos; 

4) Pavilions; 

5) Tennis and Sport Courts; 

6) Accessory Buildings; 

7) Ponds, detention and/or retention areas; 

8) Open space; 

9) Playgrounds; 

10) Splash pad(s); 

11) Farmer’s market (may be open to the public);  

12) Food trucks; 

13) Community garden(s);  

14) Event lawn that may host periodic public events such as concerts or artistic 
performances [allowed only in the Public Parks (defined herein)]; and  

15) Other amenities allowed or contemplated herein or in the exhibits attached 
hereto. 

Uses allowed by Specific Use Permit in the SF-2 District are allowed in this district, subject 
to procedures for approval of Specific Use Permits in the Zoning Ordinance.   

V. HOMEOWNERS’ ASSOCIATION; CITY MAINTENANCE OF TRAILS 

A Homeowners’ Association (HOA) will be formed and will be responsible for the 
maintenance of the common areas, entry features, private open space areas, and perimeter 
fencing and landscaping. The City will own and be responsible for the maintenance of any 
open space or park areas dedicated to the City pursuant to Section XI herein (including 
without limitation the Public Open Space and Public Parks). The City will be responsible 
for all maintenance and operation of any public trails (including within limitation the 
Nature Trail, Multi Use Trail and Regional Trail, each as defined herein).  

VI. LANDSCAPE BUFFER  

A. 20-foot Landscape Buffer. A landscape buffer with a minimum width of twenty 
(20) feet from the perimeter property line shall be provided where homes front a 
collector street in the locations generally shown on the Exhibit “D” as the “20 Ft 
Buffer Yard Requirement”. Trails and sidewalks shall be permitted within this 20 
foot landscape buffer. The following standards shall apply for every one hundred 
(100) linear feet of landscape buffer length: 
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1) There shall be a minimum of four (4) canopy trees. 

2) There shall be a minimum of four (4) understory trees. 

3) There shall be a minimum of ten (10) shrubs (shrubs are not required to be 
screening shrubs). 

4) Berms shall not be required. A screening wall or fence shall not be required.  

B. 15-foot Landscape Buffer. A landscape buffer with a minimum width of fifteen 
(15) feet from the perimeter property line shall be provided where homes back or 
side to a collector street in the locations generally shown on the Exhibit “D” as the 
“15 Ft Buffer Yard Requirement”. Trails and sidewalks shall be permitted within 
this 15 foot landscape buffer. The following standards shall apply for every one 
hundred (100) linear feet of landscape buffer length: 

1) There shall be a minimum of four (4) canopy trees. 

2) There shall be a minimum of four (4) understory trees. 

3) There shall be a minimum of ten (10) shrubs (shrubs are not required to be 
screening shrubs). 

4) A minimum six feet (6’) tall masonry wall will be provided.  

5) Berms shall not be required.  

C. No landscape buffer yard or setback shall be required except in the locations shown 
generally on Exhibit “D”, notwithstanding any requirements in Division 5 of the 
Zoning Ordinance (Landscaping and Buffer Requirements). The requirements 
noted herein shall apply in lieu of any landscape buffer/ buffer yard requirements 
in the Zoning Ordinance. By way of clarity and notwithstanding any requirements 
herein or in the Zoning Ordinance to the contrary, (1) where floodplain abuts an 
arterial or collector street, the buffer yard requirements do not apply, and such areas 
may be left in their natural state; and (2) neither a screening wall nor buffer yard is 
required when the rear or side yards of a residential subdivision abut a local street.  

VII. RESIDENTIAL DENSITY 

A. The maximum number of dwelling units in the aggregate on the Property shall be 
`1,600. There is no maximum floor area and no maximum number of dwelling units 
per acre. 

B. The developer is not strictly bound by the locations of lot types as shown on the 
Concept Plan/ Development Plan. Notwithstanding the proposed locations of lot 
types as shown on the Concept Plan/ Development Plan, the developer may change 
the location of lot types (i.e., 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots) and 
relocate lot types so long as: (i) the total number of 40 ft lots within the overall 

Page 315 of 478



Property (not by phase) does not increase by more than 10% of the total number of 
40 ft lots shown on the Concept Plan/ Development Plan, (ii) the total number of 
50 ft lots within the overall Property (not by phase) does not increase by more than 
15% of the total number of 50 ft lots shown on the Concept Plan/ Development 
Plan, (iii) the total number of 60 ft lots within the overall Property (not by phase) 
does not decrease by more than 15% of the total number of 60 ft lots shown on the 
Concept Plan/ Development Plan; and (iv) the total number of 70 ft lots within the 
total Property (not by phase) does not decrease by more than 10% of the total 
number of 70 ft lots shown on the Concept Plan/ Development Plan.  

VIII. AREA REQUIREMENTS AND DEVELOPMENT STANDARDS 

A. The primary development and land use standards for this project will be based upon 
the standards outlined in this document. The Property shall be developed in 
accordance with the standards applicable to the SF-2 District, except as amended 
or otherwise set forth in this PD Ordinance. 

B. 50 ft lots, 60 ft lots and 70 ft lots may be front entry.   

C. Minimum Lot Area.  

1) The minimum lot area for the following lot widths shall be as follows:  

a. 40 ft lot: 4,200 square feet 

b. 50 ft lot: 5,750 square feet 

c. 60 ft lot: 6,900 square feet 

d. 70 ft lot: 8,050 square feet 

2) A maximum of 10% of each lot type (i.e., 40 ft lots, 50 ft lots, 60 ft lots, and 
70 ft lots) will be allowed to have a reduced area of no more than 5% of the 
minimum area due to layout constraints (e.g., along curvilinear streets, etc.). 

D. Minimum lot width shall be as follows: 

1) 40 ft lots: 40 feet 

2) 50 ft lots: 50 feet 

3) 60 ft lots: 60 feet 

4) 70 ft lots: 70 feet 

E. Minimum Lot Depth. The minimum lot depth shall be: 

1) 40 ft lots: 105 feet.  
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2) 50 ft lots, 60 ft lots, and 70 ft lots: 115 feet.  

F. Yard Requirements 

1) Minimum Front Yard Setback 

a. The minimum front yard setback shall be: 

(a) 40 ft lots: 5 feet.  

(b) 50 ft lots, 60 ft lots, and 70 ft lots: 20 feet.  

b. Porches on 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots may encroach into 
the required front yard by a maximum of 5 feet.  

2) Minimum Interior Side Yard 

a. 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots: 5 feet. 

3) Minimum Corner Side Yard (street side) 

a. 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots: 15 feet.  

4) Minimum Rear Yard Setback 

a. 40 ft lots: 20 feet. 

b. 50 ft lots, 60 ft lots, and 70 ft lots: 15 feet. 

G. Maximum Lot Coverage: 70 percent per lot for main and accessory buildings. Lot 
coverage means the lot area covered by all buildings located thereon, including the 
area covered by all overhanging roofs, except that lot coverage calculations shall 
exclude the driveway regardless of whether a roof overhang is located over the 
driveway.  

H. Maximum Height: up to 35 feet 

I. The tables below illustrate the above development standards for ease of reference. 
In the event of a conflict between Section XIII.A. – H. and the tables below, 
Sections XIII.A. – H. shall control.  

Area Regulations for 40-foot lots. Area regulations for 40-foot lots shall be as 
follows: 

 

Minimum Lot Area* 4,200 square feet 

Misc. Rear loaded  
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Min. Lot Width 40 feet 

Min. Lot Depth 105 feet 

Min. Front Yard 5 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet 

Min. Rear Yard 20 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 

* A maximum of 10% of the total number of 40 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.). 

Area Regulations for 50-foot lots. Area regulations for 50-foot lots shall be as 
follows: 

 

Minimum Lot Area* 5,750 square feet 

Misc. May be front entry 

Min. Lot Width 50 feet 

Min. Lot Depth 115 feet 

Min. Front Yard 20 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet 

Min. Rear Yard 15 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 

* A maximum of 10% of the total number of 50 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.). 

Area Regulations for 60-foot lots. Area regulations for 60-foot lots shall be as 
follows: 
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Minimum Lot Area* 6,900 square feet 

Misc. May be front entry 

Min. Lot Width 60 feet 

Min. Lot Depth 115 feet 

Min. Front Yard 20 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet 

Min. Rear Yard 15 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 

* A maximum of 10% of the total number of 60 ft lots within the Property will be allowed to have 
a reduced area of no more than 5% of the minimum area due to layout constraints. 

Area Regulations for 70-foot lots. Area regulations for 70 ft lots shall be as 
follows: 

 

Minimum Lot Area* 8,050 square feet 

Misc. May be front entry 

Min. Lot Width 70 feet 

Min. Lot Depth 115 feet 

Min. Front Yard 20 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet  

Min. Rear Yard 15 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 
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* A maximum of 10% of the total number of 70 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.). 

IX. BUILDING DESIGN 

A. The following minimum design and construction standards shall apply within the 
Property in this Planned Development. The requirements in this section shall apply 
in lieu of any exterior construction, building materials or design requirements in the 
Zoning Ordinance (including but not limited to Section 52-87 of the Zoning 
Ordinance) and shall be the exclusive exterior construction, building materials, and 
design requirements that apply to the development of the Property. 

B. Masonry Requirements. 

1) Front Elevation Wall Surface Area — A minimum of 80% Masonry on front 
surface area of main dwelling unit (calculation shall exclude area covered 
by windows and doors). No more than 50% of the total dwelling units 
developed within the Property shall have fiber cement siding material or 
stucco on more than 50% of the front façade surface area. More than 50% 
of the total dwelling units within a phase may have fiber cement siding or 
stucco on more than 50% of the front façade surface area so long as the total 
overall within the development as a whole (all phases combined) is 50% or 
less.   

2) Except as noted in subsection B(1) above, there shall be no limit on the 
percentage of the exterior masonry construction requirements for residential 
structures that may be met by fiber cement siding. There is no minimum 
percentage of stone construction. 

3) Side and Rear Wall Elevation Surface Areas — A minimum of 25% 
Masonry on Side and Rear Elevations of main dwelling unit (calculation 
shall exclude area covered by windows and doors).  

4) There is no minimum masonry percentage for amenity buildings, restroom 
facility buildings or accessory buildings.  

C. Building Elevations.  

1) Building elevations shall be submitted to the Director prior to the issuance 
of a building permit. The Director will approve the building elevations if 
they substantially conform to the requirements of Section IX.B(1)-(4) 
above.   

2) All required elevations shall include sufficient detail to allow the Director 
to evaluate whether the proposed elevations meet the requirements of 
IX.B(1)-(4) above, and shall include identification of predominant exterior 
building materials. The residential building elevations depicted on Exhibit 
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“E” are an example of building elevations illustrating compliance with the 
requirements of Section IX.B(1)-(4) above and a sample of the level detail 
that should be provided in elevations.  

3) The applicant may submit alternate materials, design or changed elevations 
that differ from Exhibit “E” and the Director will approve such elevations 
if the elevations meet the requirements of Section IX.B(1)-(4) above. The 
different/alternative building elevations are not required to be the same 
architectural style or color palette as what is shown on Exhibit “E”.   

D. Minimum Roof Pitch. 

1) In general (except as provided in (2) below): minimum roof pitch of 6:12.   

2) Other structures attached to or separate from the main home (such as 
porches, covered porches, etc.) and roof over garages: minimum 4:12 roof 
pitch. 

X. PARKING 

A. Minimum Off-Street Parking; Garage Requirements: Each dwelling unit shall have 
no less than two enclosed parking spaces that shall be located in a garage.  Garages 
shall provide a minimum of 16ft garage door opening and a minimum inside clear 
width from wall to wall of 18ft and a minimum inside depth of 18ft. 

XI. OPEN SPACE DEDICATION AND PUBLIC AMENITIES 

A. Developer agrees to dedicate open space in the location(s) generally shown on 
Exhibit “F” attached hereto as “floodplain/ open space (dedicated to the City)” and 
“open space (dedicated to the City)” (the "Public Open Space") to the City. The 
Public Open Space is not required to conform exactly to the boundaries as shown 
on Exhibit “F”, so long as at least 90 acres of open space is dedicated to the City 
within the overall Property (within the aggregate, including all phases). The Public 
Open Space may be dedicated in phases or portions (i.e., the total Public Open 
Space is not required to be dedicated at the same time). The Public Open Space (or 
portion thereof) is required to be dedicated prior to the issuance of the last 
certificate of occupancy in the phase in which the respective portion(s) of the Public 
Open Space is located within or adjacent to (if the Public Open Space is not located 
within a phase). The Public Open Space and the Public Parks (defined herein) shall 
fully satisfy the developer or property owner’s obligations under Section 42-126 of 
the City’s Code of Ordinances to (1) dedicate parkland or pay a fee in lieu thereof; 
and (2) pay park development fees. Therefore, no parkland dedication (or fee in 
lieu thereof) and no park development fees shall be due for the development of the 
Property. Prior to dedication of the applicable portion of the Public Open Space, 
the developer or property owner shall construct trails within the Public Open Space 
area as generally shown on Exhibit “F”. Other than the aforementioned trails, the 
developer or property owner shall not be required to make any improvements to the 
Public Open Space area. The trails labeled on Exhibit “F” as the “Regional Public 
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Trail (Public)” (referred to herein as the “Regional Trail”) and “Multi Use Trail 
(Public)” (referred to herein as the “Multi Use Trail”) shall be at least 12’ wide and 
constructed of concrete. The trail labeled as the “Nature Trail (Public)” on Exhibit 
“F” (the “Nature Trail”) shall be at least 4’ wide and is not required to be 
constructed of concrete. The trails are not strictly bound to the locations shown on 
Exhibit “F” and may be modified with the final design so long as the trails comply 
with the minimum requirements herein and are either (i) located in the same general 
directions shown on Exhibit “F” or (ii) located at other locations approved by the 
Director. In the event of a conflict between the text of these PD Development 
Regulations and Exhibit “F”, the text of these PD Development Regulations 
controls.   

B. Developer agrees to dedicate three (3) public parks to the City in the locations 
generally identified on Exhibit “F” as the Public “Event Park”, the Public “Play 
Park” and the Public “Pavilion Park” (each a “Public Park” and collectively, the 
“Public Parks”). The Public Parks are not required to conform exactly to the 
boundaries as shown on Exhibit “F” or to any acreages stated herein, so long as at 
least 1.24 acres is dedicated to the City for the Event Park, at least 1.12 acres is 
dedicated to the City for the Play Park, and at least one (1) acre is dedicated to the 
City for the Pavilion Park. The Public Parks may be dedicated in phases 
(corresponding with the respective phases of development) and shall be dedicated 
prior to the issuance of the last certificate of occupancy in the phase in which the 
respective Public Park is located within or adjacent to (if the Public Park is not 
located within a phase). Prior to dedication of the applicable Public Park, the 
developer or property owner shall construct and/or install the following 
improvements at a minimum within each Public Park, respectively (and may, but 
shall not be required to, construct additional improvements, in its discretion): 

1) Pavilion Park: (a) a shade structure or pavilion; and (b) green space areas; 

2) Play Park: (a) three (3) playgrounds; (b) a splash pad; and (c) one or more 
sports courts such as a basketball, tennis or pickleball court; 

3) Event Park: (a) an event lawn; (b) at least one playground; and (c) a pavilion 
or shade structure.  

Other than the aforementioned improvements, the developer or property owner 
shall not be required to make any improvements to the Public Parks, but may 
include other improvements at its discretion.  

C. The open space, trails, and park requirements in this PD Ordinance shall apply in 
lieu of any open space, trails, or park requirements in the City Code and shall be 
the exclusive open space, park, and trail requirements that apply to the development 
of the Property. For the avoidance of doubt, the dedication of the Public Parks and 
Public Open Space is not required prior to final plat or approval of any construction 
plans or building permits and the timing for dedication shall be required as provided 
herein. 
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D. Detention and retention may be provided in open space areas. There is no limit or 
restriction on the amount of floodplain or natural drainage areas that may be located 
within the Public Open Space area and no required minimum slope.  

E. Paved parking areas are not required within the Public Parks or Public Open Space 
area notwithstanding any City Code requirements to the contrary. The developer 
may designate parallel parking at the perimeter of the Public Parks.   

XII. PRIVATE AMENITIES 

A. Developer agrees to install the following amenities for residents within the 
Property, which may be installed in open space areas or common areas (“Required 
Private Amenities”):  

1) Two separate resident amenity areas north of Range Road (each a “Resident 
Amenity Area”).  

2) At least one of the Resident Amenity Areas referenced in subsection A(1) 
above will include a playground.  

3) At least one of the Resident Amenity Areas referenced in subsection A(1) 
above will include the following at a minimum: a swimming pool, seating 
areas, and restroom facilities. 

B. The exact location of the Required Private Amenities and amenities provided within 
such areas may change during the final design process. The Resident Amenity 
Areas may include other amenities in addition to the minimum amenities listed in 
subsection A(2)-(3) above at the developer’s discretion.  

C. The Required Private Amenities may be completed in phases (corresponding with 
the respective phases of development) and shall be completed prior to the issuance 
of the last certificate of occupancy in the phase in which the respective amenity is 
located within. 

XIII. TRAILS 

A. Developer agrees to construct a multi-use trail approximately 12 feet in width in 
the locations generally shown as the “12’ Multi Use Trail (Public)” on Exhibit “F” 
(“Multi Use Trail”). The Multi-Use Trail is not strictly bound to the locations 
shown on Exhibit “F” and may be modified with the final design. The Multi-Use 
Trail will be constructed of concrete and will be publicly accessible.  The Multi-
Use Trail may be completed in phases and shall be completed prior to the issuance 
of the last certificate of occupancy in the phase in which the respective portion(s) 
of the trail is located within or adjacent to (if the portion of the trail is not located 
within a phase).  
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XIV. STREETS AND ACCESS 

A. The street sections and street design requirements herein apply in lieu of any 
standard street section or design requirements in the City Code.  

B. Alleys shall comply with the section titled “30 Ft Alley ROW Street Plan/  Section” 
on Exhibit “G”. 

C. Except where shown in the key map as an orange “60 Ft ROW Street Plan/ Section” 
on Exhibit “G”, local streets shall comply with the section titled “50 Ft ROW Street 
Plan/ Section” on Exhibit “G”.  

D. Where shown in the key map as an orange “60 Ft ROW Street Plan/ Section” 
(intended for streets directly abutting or providing a connection to a Public Park or 
Resident Amenity Area), local streets shall comply with the section titled “60 Ft 
ROW Street Plan/ Section”.  

E. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type A Street Plan/ Section” (including portions of minor arterials) will comply 
with the “100 Ft ROW – Type A Street Plan/ Section”.  

F. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type B Street Plan/ Section” (including portions of minor arterials) will comply 
with the “100 Ft ROW – Type B Street Plan/ Section”.  

G. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type C Street Plan/ Section” (including portions of a minor arterial and four 
entrances into the subdivision) will comply with the “100 Ft ROW – Type C Street 
Plan/ Section”.  

H. Streets are not required to be exactly as shown and street alignments are not 
required to match exactly what is shown on Exhibit “G”. Exhibit “G” shows where 
different street sections are located for the current draft Concept Plan/ Development 
Plan.  
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Exhibit "A" 

Legal Description of the Property  
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Exhibit "B" 

Concept Plan/ Development Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 326 of 478



 
 

Exhibit "C" 

Phase Exhibit 
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Exhibit "D" 

Buffer Plan 
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Exhibit "E" 

Example of Acceptable Building Elevations 
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Exhibit "F" 

Preliminary Open Space and Parks Plan 
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Exhibit "G" 

Street Sections  
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PAGE 1  

ORDINANCE NO. 803-25 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
JUSTIN, TEXAS, AMENDING THE OFFICIAL ZONING MAP 
BY REZONING APPROXIMATELY 538.99 ACRES OF LAND, 
GENERALLY LOCATED SOUTH OF FM 407 AND WEST OF 
BOSS RANGE ROAD, FROM SF-2 (SINGLE-FAMILY 
RESIDENTIAL DISTRICT) TO PLANNED DEVELOPMENT 
(PD) DISTRICT TO BE KNOWN AS “CUESTA PD”; 
ADOPTING DEVELOPMENT REGULATIONS; PROVIDING 
FOR INCORPORATION OF PREMISES; PROVIDING FOR 
AMENDMENT OF ZONING MAP; PROVIDING A 
CUMULATIVE CLAUSE; PROVIDING A SEVERABILITY 
CLAUSE; PROVIDING A SAVINGS CLAUSE; PROVIDING 
FOR ENGROSSMENT AND ENROLLMENT; PROVIDING A 
PENALTY; AND PROVIDING AN EFFECTIVE DATE. 
 

WHEREAS, the City of Justin, Texas (the “City”) is a home-rule municipality with full 
power of local self-government pursuant to Article XI, Section 5 of the Texas 
Constitution and its Home Rule Charter; and 

 
WHEREAS, the Planning and Zoning Commission and the City Council of the City of 
Justin, in compliance with the laws of the State of Texas and the ordinances of the City, 
have given the requisite notices by publication and otherwise, and have held public 
hearings and afforded full and fair hearings to all property owners generally and to all 
persons interested in and situated in the affected area; and 

 
WHEREAS, the City Council has determined that this ordinance promotes the health, 
safety, morals, and general welfare of the City and its inhabitants and is in the best 
interest of the City and consistent with the City's Comprehensive Plan and Zoning 
Ordinance; and 
 
WHEREAS, the City Council adopts this ordinance with the recommended conditions 
from the Planning and Zoning Commission:  
 
1. A percolation/groundwater study be conducted and submitted with 
construction/engineering plans. 
2. To amend the following from 10% to 5%  "A maximum of 5% of each lot type (i.e., 
40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots) will be allowed to have a reduced area of 
no more than 5% of the minimum area due to layout constraints (e.g., along curvilinear 
streets, etc.)" 

 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS, THAT: 

 
SECTION 1. All of the above premises are hereby found to be true and correct 
legislative determinations of the City Council and are incorporated herein as if fully set 
forth herein. 
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SECTION 2. The official zoning map of the City of Justin is hereby amended to rezone 
approximately 538.99 acres of land, more particularly described in Exhibit "A" attached hereto 
and incorporated herein by reference, from Single-Family Residential District (SF-2) to 
Planned Development District (PD) to be known as the Cuesta PD, subject to the development 
regulations and Concept Plan attached hereto which are incorporated herein. 
 
SECTION 3. That this Ordinance shall be cumulative of all other ordinances of the City of 
Justin, Texas, and this ordinance shall not operate to repeal or affect any such ordinance except 
so far as the provisions are inconsistent or in conflict, in which event such other ordinance is 
repealed. 

 
SECTION 4. If any section, article, paragraph, sentence, clause, phrase or word in this 
ordinance, or application thereto any person or circumstances is held invalid or unconstitutional 
by a Court of competent jurisdiction, such holding shall not affect the validity of the remaining 
portions of this ordinance; and the City Council hereby declares it would have passed such 
remaining portions of the ordinance despite such invalidity, which remaining portions shall 
remain in full force and effect. 

 
SECTION 5. The fact that the present ordinances and regulations of the City of Justin, Texas are 
inadequate to properly safeguard the health, safety, morals, peace and general welfare of the 
inhabitants of the City of Justin, Texas, creates an emergency for the immediate preservation of 
the public business, property, health, safety and general welfare of the public which requires that 
this ordinance shall become effective from and after the date of its passage, and it is accordingly 
so ordained. 

 
 

. 
DULY PASSED by the City Council of the City of Justin, Texas, on the 22nd day of 
May, 2025. 

On first reading, the 8th day of May 2025. 

On the second and final reading, the 22nd day of May 2025. 

 
APPROVED: 

 
 

 
James Clark, Mayor 

ATTEST: 
 
 
Amy Piukana, City Secretary 

 
APPROVED AS TO FORM: 
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City Attorney 
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PHILADELPHIA WITH 
SINGLE PENDANT

PHILADELPHIA WITH 
DOUBLE PENDANT

CUESTA
STREET LIGHT - PHOTOMETRIC EXHIBIT

STREET LIGHT OPTIONS
HISTORICAL PENDANT

100’ FT ROW - 
MINOR ARTERIAL

60’ FT ROW - 
LOCAL STREET

50’ FT ROW - 
LOCAL STREET

30’ FT ALLEY

STREET RIGHT OF WAY (ROW) LEGEND

NOTE: 

COMPLETE / FULL PHOTOMETRICS PLANS WILL BE 
SUBMITTED WITH FINAL CONSTRUCTION DOCUMENT 
(CD) SET.

UTILIZE SHIELDING FOR ALL 
FIXTURES TO COMPLY WITH DARK SKY INITIATIVE. 

PROVIDED FOOTCANDLE TO MEET ALL CODE REQ. PER 
CITY ORDINANCE

ALL FIXTURES TO COMPLY WITH DARK SKY INITIATIVE
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SKY INITIATIVE. 

PROVIDED FOOTCANDLE TO MEET 
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CUESTA 

DEVELOPMENT REGULATIONS 

Planned Development – 538.99 Acres 

I. PURPOSE

This Planned Development includes the land more particularly described on Exhibit "A"
(the “Property”).

The Cuesta development aims to establish a diverse and vibrant neighborhood, offering a
mix of single-family homes.  The trails provided throughout the Property harmonize with
the Property’s natural topography, and allow for connectivity within the neighborhood and
broader community.  The varied housing options target housing attainability and cater to
residents at different life stages.  The project ensures easy access to amenities and site
features with connections and trails throughout the site. The central amenity, park and open
space areas form the heart of the community with diverse recreational experiences,
enhancing community engagement.

Development and use of the Property shall comply with the Zoning Ordinance, Chapter 52
of the City of Justin Code of Ordinances, in effect on the date of approval of this PD
Ordinance (the "Zoning Ordinance"), as amended by this PD Ordinance.  In the event of a
conflict between the Zoning Ordinance and this PD Ordinance, this PD Ordinance shall
control. In the event of a conflict between this PD Ordinance and the Concept Plan/
Development Plan (defined below) or any other exhibits attached hereto, this PD Ordinance
shall control. In the event of a conflict between the Concept Plan/ Development Plan and
any other exhibits attached hereto and the Zoning Ordinance, the Concept/ Development
Plan and exhibits attached hereto shall control.

II. DEVELOPMENT PLAN

A conceptual master plan for development of the Property is attached as Exhibit "B"
(“Concept Plan/ Development Plan”) and all development shall generally conform to the
Concept Plan/ Development Plan, except as may be modified as provided herein.  The
Concept Plan/ Development Plan shall satisfy all requirements under the Zoning Ordinance
to submit/ approve a development plan for this PD and no further development plan or
approvals by the Planning and Zoning Commission or City Council with respect to a
development plan shall be required.

Changes of detail or amendments to the Concept Plan/ Development Plan, or any other
exhibits attached hereto may be authorized by the Director of Development & Economic
Development or his/her designated representative (the “Director”) so long as such changes
or amendments: do not alter the basic relationship of the proposed development to adjacent
property and which do not alter the uses permitted, increase the density above 1,600
dwelling units, increase building height above 35 feet, or increase lot coverage for any
residential lot above 70% and which do not decrease the required off street parking required

EXHIBIT B
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pursuant to Section X, or reduce the minimum yards required pursuant to Section XIII.F. 
of these Development Regulations (below). The applicant may appeal the decision to deny 
an amendment to the Concept Plan/ Development Plan or any other exhibits attached hereto 
to the City’s Planning and Zoning Commission and may appeal the decision of the City’s 
Planning and Zoning Commission to the City Council. For any amendments that are not 
authorized to be approved by the Director herein or are otherwise authorized elsewhere in 
the Zoning Ordinance, the applicant may apply for an amendment through the same process 
as a zoning amendment. 

The Property may be developed in phases. The phases are not required to exactly conform 
to the boundaries as shown on Exhibit “C” and the phase boundaries may be adjusted at 
the time of platting without requiring an amendment to the Concept Plan/ Development 
Plan. 

III. DEFINITIONS 

A. 40 ft lot – means a lot with a width of at least 40 feet, but less than 50 feet. 

B. 50 ft lot – means a lot with a width of at least 50 feet, but less than 60 feet.  

C. 60 ft lot – means a lot with a width of at least 60 feet, but less than 70 feet.  

D. 70 ft lot – means a lot with a width of at least 70 feet.  

E. Masonry – shall be defined as exterior construction materials consisting of one or 
a combination of the following: brick material, fiber cement siding (such as 
Hardiplank or Hardiboard), stucco, stone, concrete and other built up/tilt panels. 
The Director may approve other materials as masonry materials in addition to those 
materials listed herein.  

F. Open Space — means an area accessible to all residents within the Property that 
may include without limitation landscaping, sidewalks, trails, recreational facilities 
(e.g., playground equipment or other recreational facilities), seating areas, a 
pavilion or other shade structure(s), community gathering places, benches, trees, 
amenities, natural features, and/or water features. Open space may also include 
areas that are accessible to the general public within the Property after such areas 
have been dedicated to the City. 

IV. USES 

Permitted Uses – One-Family Detached Dwelling and all other uses allowed in the SF-2 
— Single-family residential district (“SF-2 District”) of the Zoning Ordinance shall be 
permitted on the Property, in addition to the following uses which shall be expressly 
permitted:  

1) Amenity Centers; 

2) Community Pools; 
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3) Gazebos; 

4) Pavilions; 

5) Tennis and Sport Courts; 

6) Accessory Buildings; 

7) Ponds, detention and/or retention areas; 

8) Open space; 

9) Playgrounds; 

10) Splash pad(s); 

11) Farmer’s market (may be open to the public);  

12) Food trucks; 

13) Community garden(s);  

14) Event lawn that may host periodic public events such as concerts or artistic 
performances [allowed only in the Public Parks (defined herein)]; and  

15) Other amenities allowed or contemplated herein or in the exhibits attached 
hereto. 

Uses allowed by Specific Use Permit in the SF-2 District are allowed in this district, subject 
to procedures for approval of Specific Use Permits in the Zoning Ordinance.   

V. HOMEOWNERS’ ASSOCIATION; CITY MAINTENANCE OF TRAILS 

A Homeowners’ Association (HOA) will be formed and will be responsible for the 
maintenance of the common areas, entry features, private open space areas, and perimeter 
fencing and landscaping. The City will own and be responsible for the maintenance of any 
open space or park areas dedicated to the City pursuant to Section XI herein (including 
without limitation the Public Open Space and Public Parks). The City will be responsible 
for all maintenance and operation of any public trails (including within limitation the 
Nature Trail, Multi Use Trail and Regional Trail, each as defined herein).  

VI. LANDSCAPE BUFFER  

A. 20-foot Landscape Buffer. A landscape buffer with a minimum width of twenty 
(20) feet from the perimeter property line shall be provided where homes front a 
collector street in the locations generally shown on the Exhibit “D” as the “20 Ft 
Buffer Yard Requirement”. Trails and sidewalks shall be permitted within this 20 
foot landscape buffer. The following standards shall apply for every one hundred 
(100) linear feet of landscape buffer length: 
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1) There shall be a minimum of four (4) canopy trees. 

2) There shall be a minimum of four (4) understory trees. 

3) There shall be a minimum of ten (10) shrubs (shrubs are not required to be 
screening shrubs). 

4) Berms shall not be required. A screening wall or fence shall not be required.  

B. 15-foot Landscape Buffer. A landscape buffer with a minimum width of fifteen 
(15) feet from the perimeter property line shall be provided where homes back or 
side to a collector street in the locations generally shown on the Exhibit “D” as the 
“15 Ft Buffer Yard Requirement”. Trails and sidewalks shall be permitted within 
this 15 foot landscape buffer. The following standards shall apply for every one 
hundred (100) linear feet of landscape buffer length: 

1) There shall be a minimum of four (4) canopy trees. 

2) There shall be a minimum of four (4) understory trees. 

3) There shall be a minimum of ten (10) shrubs (shrubs are not required to be 
screening shrubs). 

4) A minimum six feet (6’) tall masonry wall will be provided.  

5) Berms shall not be required.  

C. No landscape buffer yard or setback shall be required except in the locations shown 
generally on Exhibit “D”, notwithstanding any requirements in Division 5 of the 
Zoning Ordinance (Landscaping and Buffer Requirements). The requirements 
noted herein shall apply in lieu of any landscape buffer/ buffer yard requirements 
in the Zoning Ordinance. By way of clarity and notwithstanding any requirements 
herein or in the Zoning Ordinance to the contrary, (1) where floodplain abuts an 
arterial or collector street, the buffer yard requirements do not apply, and such areas 
may be left in their natural state; and (2) neither a screening wall nor buffer yard is 
required when the rear or side yards of a residential subdivision abut a local street.  

VII. RESIDENTIAL DENSITY 

A. The maximum number of dwelling units in the aggregate on the Property shall be 
`1,600. There is no maximum floor area and no maximum number of dwelling units 
per acre. 

B. The developer is not strictly bound by the locations of lot types as shown on the 
Concept Plan/ Development Plan. Notwithstanding the proposed locations of lot 
types as shown on the Concept Plan/ Development Plan, the developer may change 
the location of lot types (i.e., 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots) and 
relocate lot types so long as: (i) the total number of 40 ft lots within the overall 
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Property (not by phase) does not increase by more than 10% of the total number of 
40 ft lots shown on the Concept Plan/ Development Plan, (ii) the total number of 
50 ft lots within the overall Property (not by phase) does not increase by more than 
15% of the total number of 50 ft lots shown on the Concept Plan/ Development 
Plan, (iii) the total number of 60 ft lots within the overall Property (not by phase) 
does not decrease by more than 15% of the total number of 60 ft lots shown on the 
Concept Plan/ Development Plan; and (iv) the total number of 70 ft lots within the 
total Property (not by phase) does not decrease by more than 10% of the total 
number of 70 ft lots shown on the Concept Plan/ Development Plan.  

VIII. AREA REQUIREMENTS AND DEVELOPMENT STANDARDS 

A. The primary development and land use standards for this project will be based upon 
the standards outlined in this document. The Property shall be developed in 
accordance with the standards applicable to the SF-2 District, except as amended 
or otherwise set forth in this PD Ordinance. 

B. 50 ft lots, 60 ft lots and 70 ft lots may be front entry.   

C. Minimum Lot Area.  

1) The minimum lot area for the following lot widths shall be as follows:  

a. 40 ft lot: 4,200 square feet 

b. 50 ft lot: 5,750 square feet 

c. 60 ft lot: 6,900 square feet 

d. 70 ft lot: 8,050 square feet 

2) A maximum of 10% of each lot type (i.e., 40 ft lots, 50 ft lots, 60 ft lots, and 
70 ft lots) will be allowed to have a reduced area of no more than 5% of the 
minimum area due to layout constraints (e.g., along curvilinear streets, etc.). 

D. Minimum lot width shall be as follows: 

1) 40 ft lots: 40 feet 

2) 50 ft lots: 50 feet 

3) 60 ft lots: 60 feet 

4) 70 ft lots: 70 feet 

E. Minimum Lot Depth. The minimum lot depth shall be: 

1) 40 ft lots: 105 feet.  
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2) 50 ft lots, 60 ft lots, and 70 ft lots: 115 feet.  

F. Yard Requirements 

1) Minimum Front Yard Setback 

a. The minimum front yard setback shall be: 

(a) 40 ft lots: 5 feet.  

(b) 50 ft lots, 60 ft lots, and 70 ft lots: 20 feet.  

b. Porches on 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots may encroach into 
the required front yard by a maximum of 5 feet.  

2) Minimum Interior Side Yard 

a. 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots: 5 feet. 

3) Minimum Corner Side Yard (street side) 

a. 40 ft lots, 50 ft lots, 60 ft lots, and 70 ft lots: 15 feet.  

4) Minimum Rear Yard Setback 

a. 40 ft lots: 20 feet. 

b. 50 ft lots, 60 ft lots, and 70 ft lots: 15 feet. 

G. Maximum Lot Coverage: 70 percent per lot for main and accessory buildings. Lot 
coverage means the lot area covered by all buildings located thereon, including the 
area covered by all overhanging roofs, except that lot coverage calculations shall 
exclude the driveway regardless of whether a roof overhang is located over the 
driveway.  

H. Maximum Height: up to 35 feet 

I. The tables below illustrate the above development standards for ease of reference. 
In the event of a conflict between Section XIII.A. – H. and the tables below, 
Sections XIII.A. – H. shall control.  

Area Regulations for 40-foot lots. Area regulations for 40-foot lots shall be as 
follows: 

 

Minimum Lot Area* 4,200 square feet 

Misc. Rear loaded  
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Min. Lot Width 40 feet 

Min. Lot Depth 105 feet 

Min. Front Yard 5 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet 

Min. Rear Yard 20 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 

* A maximum of 10% of the total number of 40 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.). 

Area Regulations for 50-foot lots. Area regulations for 50-foot lots shall be as 
follows: 

 

Minimum Lot Area* 5,750 square feet 

Misc. May be front entry 

Min. Lot Width 50 feet 

Min. Lot Depth 115 feet 

Min. Front Yard 20 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet 

Min. Rear Yard 15 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 

* A maximum of 10% of the total number of 50 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.). 

Area Regulations for 60-foot lots. Area regulations for 60-foot lots shall be as 
follows: 
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Minimum Lot Area* 6,900 square feet 

Misc. May be front entry 

Min. Lot Width 60 feet 

Min. Lot Depth 115 feet 

Min. Front Yard 20 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet 

Min. Rear Yard 15 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 

* A maximum of 10% of the total number of 60 ft lots within the Property will be allowed to have 
a reduced area of no more than 5% of the minimum area due to layout constraints. 

Area Regulations for 70-foot lots. Area regulations for 70 ft lots shall be as 
follows: 

 

Minimum Lot Area* 8,050 square feet 

Misc. May be front entry 

Min. Lot Width 70 feet 

Min. Lot Depth 115 feet 

Min. Front Yard 20 feet 

Min. Interior Side Yard 5 feet 

Min. Corner Side Yard 15 feet  

Min. Rear Yard 15 feet 

Max. Lot Coverage 70% 

Max. Height up to 35’ 
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* A maximum of 10% of the total number of 70 ft lots within the Property will 
be allowed to have a reduced area of no more than 5% of the minimum area due 
to layout constraints (e.g., along curvilinear streets, etc.). 

IX. BUILDING DESIGN 

A. The following minimum design and construction standards shall apply within the 
Property in this Planned Development. The requirements in this section shall apply 
in lieu of any exterior construction, building materials or design requirements in the 
Zoning Ordinance (including but not limited to Section 52-87 of the Zoning 
Ordinance) and shall be the exclusive exterior construction, building materials, and 
design requirements that apply to the development of the Property. 

B. Masonry Requirements. 

1) Front Elevation Wall Surface Area — A minimum of 80% Masonry on front 
surface area of main dwelling unit (calculation shall exclude area covered 
by windows and doors). No more than 50% of the total dwelling units 
developed within the Property shall have fiber cement siding material or 
stucco on more than 50% of the front façade surface area. More than 50% 
of the total dwelling units within a phase may have fiber cement siding or 
stucco on more than 50% of the front façade surface area so long as the total 
overall within the development as a whole (all phases combined) is 50% or 
less.   

2) Except as noted in subsection B(1) above, there shall be no limit on the 
percentage of the exterior masonry construction requirements for residential 
structures that may be met by fiber cement siding. There is no minimum 
percentage of stone construction. 

3) Side and Rear Wall Elevation Surface Areas — A minimum of 25% 
Masonry on Side and Rear Elevations of main dwelling unit (calculation 
shall exclude area covered by windows and doors).  

4) There is no minimum masonry percentage for amenity buildings, restroom 
facility buildings or accessory buildings.  

C. Building Elevations.  

1) Building elevations shall be submitted to the Director prior to the issuance 
of a building permit. The Director will approve the building elevations if 
they substantially conform to the requirements of Section IX.B(1)-(4) 
above.   

2) All required elevations shall include sufficient detail to allow the Director 
to evaluate whether the proposed elevations meet the requirements of 
IX.B(1)-(4) above, and shall include identification of predominant exterior 
building materials. The residential building elevations depicted on Exhibit 
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“E” are an example of building elevations illustrating compliance with the 
requirements of Section IX.B(1)-(4) above and a sample of the level detail 
that should be provided in elevations.  

3) The applicant may submit alternate materials, design or changed elevations 
that differ from Exhibit “E” and the Director will approve such elevations 
if the elevations meet the requirements of Section IX.B(1)-(4) above. The 
different/alternative building elevations are not required to be the same 
architectural style or color palette as what is shown on Exhibit “E”.   

D. Minimum Roof Pitch. 

1) In general (except as provided in (2) below): minimum roof pitch of 6:12.   

2) Other structures attached to or separate from the main home (such as 
porches, covered porches, etc.) and roof over garages: minimum 4:12 roof 
pitch. 

X. PARKING 

A. Minimum Off-Street Parking; Garage Requirements: Each dwelling unit shall have 
no less than two enclosed parking spaces that shall be located in a garage.  Garages 
shall provide a minimum of 16ft garage door opening and a minimum inside clear 
width from wall to wall of 18ft and a minimum inside depth of 18ft. 

XI. OPEN SPACE DEDICATION AND PUBLIC AMENITIES 

A. Developer agrees to dedicate open space in the location(s) generally shown on 
Exhibit “F” attached hereto as “floodplain/ open space (dedicated to the City)” and 
“open space (dedicated to the City)” (the "Public Open Space") to the City. The 
Public Open Space is not required to conform exactly to the boundaries as shown 
on Exhibit “F”, so long as at least 90 acres of open space is dedicated to the City 
within the overall Property (within the aggregate, including all phases). The Public 
Open Space may be dedicated in phases or portions (i.e., the total Public Open 
Space is not required to be dedicated at the same time). The Public Open Space (or 
portion thereof) is required to be dedicated prior to the issuance of the last 
certificate of occupancy in the phase in which the respective portion(s) of the Public 
Open Space is located within or adjacent to (if the Public Open Space is not located 
within a phase). The Public Open Space and the Public Parks (defined herein) shall 
fully satisfy the developer or property owner’s obligations under Section 42-126 of 
the City’s Code of Ordinances to (1) dedicate parkland or pay a fee in lieu thereof; 
and (2) pay park development fees. Therefore, no parkland dedication (or fee in 
lieu thereof) and no park development fees shall be due for the development of the 
Property. Prior to dedication of the applicable portion of the Public Open Space, 
the developer or property owner shall construct trails within the Public Open Space 
area as generally shown on Exhibit “F”. Other than the aforementioned trails, the 
developer or property owner shall not be required to make any improvements to the 
Public Open Space area. The trails labeled on Exhibit “F” as the “Regional Public 
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Trail (Public)” (referred to herein as the “Regional Trail”) and “Multi Use Trail 
(Public)” (referred to herein as the “Multi Use Trail”) shall be at least 12’ wide and 
constructed of concrete. The trail labeled as the “Nature Trail (Public)” on Exhibit 
“F” (the “Nature Trail”) shall be at least 4’ wide and is not required to be 
constructed of concrete. The trails are not strictly bound to the locations shown on 
Exhibit “F” and may be modified with the final design so long as the trails comply 
with the minimum requirements herein and are either (i) located in the same general 
directions shown on Exhibit “F” or (ii) located at other locations approved by the 
Director. In the event of a conflict between the text of these PD Development 
Regulations and Exhibit “F”, the text of these PD Development Regulations 
controls.   

B. Developer agrees to dedicate three (3) public parks to the City in the locations 
generally identified on Exhibit “F” as the Public “Event Park”, the Public “Play 
Park” and the Public “Pavilion Park” (each a “Public Park” and collectively, the 
“Public Parks”). The Public Parks are not required to conform exactly to the 
boundaries as shown on Exhibit “F” or to any acreages stated herein, so long as at 
least 1.24 acres is dedicated to the City for the Event Park, at least 1.12 acres is 
dedicated to the City for the Play Park, and at least one (1) acre is dedicated to the 
City for the Pavilion Park. The Public Parks may be dedicated in phases 
(corresponding with the respective phases of development) and shall be dedicated 
prior to the issuance of the last certificate of occupancy in the phase in which the 
respective Public Park is located within or adjacent to (if the Public Park is not 
located within a phase). Prior to dedication of the applicable Public Park, the 
developer or property owner shall construct and/or install the following 
improvements at a minimum within each Public Park, respectively (and may, but 
shall not be required to, construct additional improvements, in its discretion): 

1) Pavilion Park: (a) a shade structure or pavilion; and (b) green space areas; 

2) Play Park: (a) three (3) playgrounds; (b) a splash pad; and (c) one or more 
sports courts such as a basketball, tennis or pickleball court; 

3) Event Park: (a) an event lawn; (b) at least one playground; and (c) a pavilion 
or shade structure.  

Other than the aforementioned improvements, the developer or property owner 
shall not be required to make any improvements to the Public Parks, but may 
include other improvements at its discretion.  

C. The open space, trails, and park requirements in this PD Ordinance shall apply in 
lieu of any open space, trails, or park requirements in the City Code and shall be 
the exclusive open space, park, and trail requirements that apply to the development 
of the Property. For the avoidance of doubt, the dedication of the Public Parks and 
Public Open Space is not required prior to final plat or approval of any construction 
plans or building permits and the timing for dedication shall be required as provided 
herein. 
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D. Detention and retention may be provided in open space areas. There is no limit or 
restriction on the amount of floodplain or natural drainage areas that may be located 
within the Public Open Space area and no required minimum slope.  

E. Paved parking areas are not required within the Public Parks or Public Open Space 
area notwithstanding any City Code requirements to the contrary. The developer 
may designate parallel parking at the perimeter of the Public Parks.   

XII. PRIVATE AMENITIES 

A. Developer agrees to install the following amenities for residents within the 
Property, which may be installed in open space areas or common areas (“Required 
Private Amenities”):  

1) Two separate resident amenity areas north of Range Road (each a “Resident 
Amenity Area”).  

2) At least one of the Resident Amenity Areas referenced in subsection A(1) 
above will include a playground.  

3) At least one of the Resident Amenity Areas referenced in subsection A(1) 
above will include the following at a minimum: a swimming pool, seating 
areas, and restroom facilities. 

B. The exact location of the Required Private Amenities and amenities provided within 
such areas may change during the final design process. The Resident Amenity 
Areas may include other amenities in addition to the minimum amenities listed in 
subsection A(2)-(3) above at the developer’s discretion.  

C. The Required Private Amenities may be completed in phases (corresponding with 
the respective phases of development) and shall be completed prior to the issuance 
of the last certificate of occupancy in the phase in which the respective amenity is 
located within. 

XIII. TRAILS 

A. Developer agrees to construct a multi-use trail approximately 12 feet in width in 
the locations generally shown as the “12’ Multi Use Trail (Public)” on Exhibit “F” 
(“Multi Use Trail”). The Multi-Use Trail is not strictly bound to the locations 
shown on Exhibit “F” and may be modified with the final design. The Multi-Use 
Trail will be constructed of concrete and will be publicly accessible.  The Multi-
Use Trail may be completed in phases and shall be completed prior to the issuance 
of the last certificate of occupancy in the phase in which the respective portion(s) 
of the trail is located within or adjacent to (if the portion of the trail is not located 
within a phase).  
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XIV. STREETS AND ACCESS 

A. The street sections and street design requirements herein apply in lieu of any 
standard street section or design requirements in the City Code.  

B. Alleys shall comply with the section titled “30 Ft Alley ROW Street Plan/  Section” 
on Exhibit “G”. 

C. Except where shown in the key map as an orange “60 Ft ROW Street Plan/ Section” 
on Exhibit “G”, local streets shall comply with the section titled “50 Ft ROW Street 
Plan/ Section” on Exhibit “G”.  

D. Where shown in the key map as an orange “60 Ft ROW Street Plan/ Section” 
(intended for streets directly abutting or providing a connection to a Public Park or 
Resident Amenity Area), local streets shall comply with the section titled “60 Ft 
ROW Street Plan/ Section”.  

E. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type A Street Plan/ Section” (including portions of minor arterials) will comply 
with the “100 Ft ROW – Type A Street Plan/ Section”.  

F. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type B Street Plan/ Section” (including portions of minor arterials) will comply 
with the “100 Ft ROW – Type B Street Plan/ Section”.  

G. The portions of streets shown in the key map on Exhibit “G” as “100 Ft ROW – 
Type C Street Plan/ Section” (including portions of a minor arterial and four 
entrances into the subdivision) will comply with the “100 Ft ROW – Type C Street 
Plan/ Section”.  

H. Streets are not required to be exactly as shown and street alignments are not 
required to match exactly what is shown on Exhibit “G”. Exhibit “G” shows where 
different street sections are located for the current draft Concept Plan/ Development 
Plan.  
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Exhibit "A" 

Legal Description of the Property  
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Exhibit "B" 

Concept Plan/ Development Plan 
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Exhibit "C" 

Phase Exhibit 
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Exhibit "D" 

Buffer Plan 
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Exhibit "E" 

Example of Acceptable Building Elevations 
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Exhibit "F" 

Preliminary Open Space and Parks Plan 
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Exhibit "G" 

Street Sections  
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Article 7 – Old Town Historic District 

Section 52.701 - Establishment 

The Old Town Historic Preservation District is hereby established with the boundaries described in 
Figure 7.1. 

Figure 7.1 

Section 52.702 - Modifications 

Any external modifications (excluding signage and windows), demolitions, or new developments 
within the district shall require a Certificate of Appropriateness issued and approved by the City 
Council.  

Section 52.703 - Regulations 

The following guidelines shall apply to all structures and developments within the district: 

1. Preservation of historic facades, materials, and architectural details;
2. Compatibility of new construction with the historic character of the district by

matching architecture, site layout, materials, or functionality;
3. Use of historically appropriate materials and color schemes;
4. Encouragement of adaptive reuse of historic buildings;
5. Limitations on demolitions including a 60 day hold, requiring economic hardship

justification and public hearings for approval;
6. Strict height, setback, and design requirements to maintain historic character based

on the existing street building fabric;
7. All exterior alterations must conform to the district's historic design guidelines.

Section 52.704 – Incentives 
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The City may provide incentives, including grants and tax abatements, to property owners who 
engage in preservation efforts consistent with these guidelines.  
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ORDINANCE NO. 804-25(A) 

 

AN ORDINANCE OF THE CITY OF JUSTIN, TEXAS, 

ESTABLISHING THE OLD TOWN HISTORIC 

PRESERVATION DISTRICT; PROVIDING GUIDELINES 

FOR PRESERVATION AND DEVELOPMENT; PROVIDING 

FOR A REPEALER CLAUSE; PROVIDING A 

SEVERABILITY CLAUSE; AND PROVIDING AN 

EFFECTIVE DATE. 

 

 

 
WHEREAS, the City Council of the City of  Justin, Texas, declares that the protection, 

preservation, and enhancement of architecturally significant and historic structures is 

necessary to promote the economic, cultural, educational, and general welfare of the City; 

 

 

WHEREAS, the unique identity and history of the area described and identified herein 

has produced significant historic, architectural, and cultural resources; and 

 

WHEREAS, the City Council finds that the establishment of the Old Town Historic 

Preservation District, will encourage preservation, economic development, and 

community identity; and 

 

WHEREAS, all constitutional, statutory, and legal prerequisites for the passage of this 

Ordinance have been met, including but not limited to the Open Meetings Act; and 

 

WHEREAS, on May 8, 2025 City Council made a motion on the first reading to adopt 

with the following conditions, to revise the boundaries as described below and to add 

language to the amendment clarifying modifications to external modifications; and 

 

WHEREAS, the boundaries are described as: Beginning on the northwest corner of  

block 2, lot 12 Hardeman Ranch Estates following the property lines east to Creek 

Hillway, continuing east following the north property line A1127A ROBERTS, TR 2B, 

6.704 ACRES ROBERT ABSTRTACT, proceeding east on the property north property 

line of A1127A ROBERTS, TR 2A(2), proceeding east to FM 156, proceeding South on 

proceeding South on N FM 156 to West 1st Street, proceeding West on West 1st Street to 

Leuty Street, proceeding north on Leuty Street to West 7th Street, proceeding East on 

West 7th Street to the western property line of A1358A WILSON, TR 12 proceeding 

North to the beginning point.  

 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 

CITY OF JUSTIN, TEXAS, THAT: 
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SECTION 1. That all matters stated in the preamble are found to be true and correct and 

are incorporated herein as if copied in their entirety. 

 

SECTION 2. That chapter 52 of the City of Justin Code of Ordinances is hereby amended 

through the revision of Article 7:  

 

"(a) The Old Town Historic Preservation District is hereby established with the boundaries 

described in Exhibit A. 

 

(b) Any external modifications (excluding signage and windows), demolitions, or new 

developments within the district shall require a Certificate of Appropriateness issued and 

approved by the City Council. 

 

(c) The following guidelines shall apply to all structures and developments within the 

district:  

 

1. Preservation of historic facades, materials, and architectural details;  

 

2. Compatibility of new construction with the historic character of the district by matching 

architecture, site layout, materials, or functionality;  

 

3. Use of historically appropriate materials and color schemes;  

 

4. Encouragement of adaptive reuse of historic buildings;  

 

5. Limitations on demolitions including a 60 day hold, requiring economic hardship 

justification and public hearings for approval; 

 

6. Strict height, setback, and design requirements to maintain historic character based on 

the existing street building fabric; 

 

7. All exterior alterations must conform to the district's historic design guidelines. 

 

 

(d) The City may provide incentives, including grants and tax abatements, to property 

owners who engage in preservation efforts consistent with these guidelines." 

 

 

SECTION 3. That this Ordinance shall be cumulative of all other ordinances of the City of 

Justin, Texas, and this ordinance shall not operate to repeal or affect any such ordinance except 

so far as the provisions are inconsistent or in conflict, in which event such other ordinance is 

repealed.  

 

SECTION 4. If any section, article, paragraph, sentence, clause, phrase or word in this 

ordinance, or application thereto any person or circumstances is held invalid or unconstitutional 

by a Court of competent jurisdiction, such holding shall not affect the validity of the remaining 
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portions of this ordinance; and the City Council hereby declares it would have passed such 

remaining portions of the ordinance despite such invalidity, which remaining portions shall 

remain in full force and effect.  

 

SECTION 5. The fact that the present ordinances and regulations of the City of Justin, Texas are 

inadequate to properly safeguard the health, safety, morals, peace and general welfare of the 

inhabitants of the City of Justin, Texas, creates an emergency for the immediate preservation of 

the public business, property, health, safety and general welfare of the public which requires that 

this ordinance shall become effective from and after the date of its passage, and it is accordingly 

so ordained. 

 

 

. 

DULY PASSED by the City Council of the City of Justin, Texas, on the 22nd day of  May 

2025. 

 

  On first reading, the 8th day of May 2025. 

On the second and final reading, the 22nd day of May 2025.   

     

 

 

APPROVED: 

 

       

 __________________________________________ 

      James Clark, Mayor 

 

ATTEST: 

 

___________________________________________ 

Amy Piukana, City Secretary 

 

 

APPROVED AS TO FORM: 

 

____________________________________________ 

City Attorney 
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 1. (PUBLIC HEARING(S)) 
 
Title: Conduct a Public Hearing and Consider adopting Ordinance 802-25, second reading, approving 

a Strategic Services Agreement with Traditions Municipal District No. 2C; and take appropriate 
action. 

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

Recommendation: 

Staff recommends approvla with the following conditions:  
 
1. City Attorney to approve the agreement 
2. A SITEUS agreement or arrangement to be included int he Strategic Services Agreement. 
 

Background: 

Overview 

The City of Justin is in the final stages of formalizing a Strategic Partnership Agreement (SPA) with 
Tradition Municipal Utility District No. 2C of Denton County under Section 43.0751 of the Texas Local 
Government Code. This agreement allows the City to annex the district for limited purposes and collect 
sales and use taxes generated within the district. Per the terms of the agreement, the City will retain 50% 
of all collected sales and use tax revenues, with the remaining 50% remitted to the District. 

Additionally, the final agreement will incorporate a SITEUS (Sales and Use Tax Estimated Use 
Structure) provision that ensures material sales tax revenue generated during vertical construction is 
collected and allocated by the City. 

 

Estimated Positive Fiscal Impact to the City 

Based on the development analysis and revenue projections provided, the City is expected to receive the 
following benefits through the combined sales tax allocation and SITEUS component. The tax sharing 
agreement is an annual payment and the SITUES payment is one time.  
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Revenue Source Total Estimated 
Revenue City Share (50%) 

Hillwood Development Sales 
Tax 

$967,019 $483,510 

SITEUS Construction Sales Tax $3,054,000 $1,527,000 
Total to City  $2,010,510 

Note: This does not include long-term property tax revenue or service assessments which 
may be added upon full annexation or service extension. 

 

Agreement Status 

• The draft SPA has been reviewed by staff and includes all required procedural elements 
including hearings, notices, and tax sharing provisions. 

• The City Attorney is currently completing the final legal review, and the agreement will not 
be considered fully executed until legal review is complete. 

• A SITEUS provision will be included in the final agreement to maximize and protect 
construction-related sales tax revenues for the City. 

 

Next Steps 

• Finalize legal review of the SPA document. 

• Incorporate the SITEUS provisions. 

• Schedule consideration for adoption by City Council. 

• File notice with the Texas Comptroller upon adoption to begin tax collection. 
 
 

City Attorney Review: Yes 
 

Attachments: 

1. Strategic Partnership Agreement (18488) 
2. Strategic Services Agreement- Ordinance v2 
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STRATEGIC PARTNERSHIP AGREEMENT BY AND BETWEEN 
THE CITY OF JUSTIN, TEXAS AND

TRADITION MUNICIPAL UTILITY DISTRICT NO. 2C OF DENTON COUNTY

STATE OF TEXAS §

COUNTY OF DENTON §

This Strategic Partnership Agreement (this “Agreement”) is entered into by the City of 
Justin, Texas (the “City”), and Tradition Municipal Utility District No. 2C of Denton County, a 
political subdivision of the State of Texas, acting by and through its duly authorized Board of 
Directors (the “District”), under the authority of Section 43.0751 of the Texas Local Government 
Code (the “Local Government Code”).

RECITALS

WHEREAS, Local Government Code Section 43.0751 (the “Act”) authorizes the City and 
the District to negotiate and enter into a strategic partnership agreement by mutual consent; and

WHEREAS, the District encompasses approximately 815.247 acres, all of which is located 
within the City’s extraterritorial jurisdiction, described by metes and bounds and depicted on 
Exhibit “A” (as defined herein to include land added to the District, the “Property”); and

WHEREAS, this Agreement authorizes the City to annex all or certain portions of the 
Property for limited purposes for the purpose of collecting Sales and Use Tax Revenues 
(hereinafter defined) and to annex all of the Property for full purposes upon the terms contained 
herein; and

WHEREAS, pursuant to this Agreement, the City will retain fifty percent (50%) of all Sales 
and Use Tax Revenues (hereinafter defined) collected within the Property and shall remit fifty 
percent (50%) of said Sales and Use Tax Revenues to the District; and

WHEREAS, the City and the District acknowledge that this Agreement provides benefits 
to each party, including revenue, services and regulatory benefits.

NOW, THEREFORE, for and in consideration of the mutual agreements, covenants and 
conditions contained in this Agreement, and for other good and valuable consideration, the receipt 
and sufficiency of which are hereby acknowledged, the City and the District agree as follows:

ARTICLE I
FINDINGS
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A. The District is a municipal utility district encompassing approximately 815.247 
acres that is located within the City’s extraterritorial jurisdiction.

B. The District was duly created and established pursuant to the results of the 
November 7, 2023 election to divide Tradition Municipal Utility District No. 2A of Denton County 
into Tradition Municipal Utility District No. 2C of Denton County and Tradition Municipal Utility 
District No. 2D of Denton County, as a conservation and reclamation district created under and 
essential to accomplish the purposes of Section 52, Article III, and Section 59, Article XVI, of the 
Texas Constitution and operating pursuant to Chapters 49 and 54 of the Texas Water Code and 
Chapter 8189 of the Texas Special District Local Laws Code.

C. The District provided notice of two public hearings concerning the adoption of this 
Agreement following the District’s notification procedures for other matters of public importance, 
in accordance with the procedural requirements of the Act.

D. The Board of Directors of the District conducted two public hearings regarding this 
Agreement, at which members of the public who wished to present testimony or evidence 
regarding this Agreement and the proposed limited purpose annexation were given the opportunity 
to do so, in accordance with the procedural requirements of the Act, on ___________, 2025, at 
12:00 p.m. at 16000 N. Dallas Parkway, Suite 350, Dallas, Texas 75248, and on ___________, 
2025, at 12:00 p.m. at 16000 N. Dallas Parkway, Suite 350, Dallas, Texas 75248.

E. The Board of Directors of the District approved this Agreement on 
________________, 2025, in open session at a meeting held in accordance with Chapter 551 of 
the Texas Government Code.

F. The City provided notice of two public hearings concerning the adoption of this 
Agreement by publishing said notices in a newspaper of general circulation in the City and in the 
District, in accordance with the procedural requirements of the Act.

G. The City Council conducted two public hearings regarding this Agreement, at 
which members of the public who wished to present testimony or evidence regarding this 
Agreement and the proposed limited purpose annexation were given the opportunity to do so, in 
accordance with the procedural requirements of the Act, on __________, 2025, at ______ p.m. at 
the City Council Chambers, and on ________, 2025, at _____ p.m. at the City Council Chambers.

H. The City Council approved this Agreement on _________________, 2025, in open 
session at a meeting held in accordance with Chapter 551 of the Texas Government Code, which 
approval occurred after the Board of Directors of the District approved this Agreement.

I. All procedural requirements imposed by law for the adoption of this Agreement 
have been met.
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J. In accordance with the requirements of Subsection (p)(2) of the Act, this Agreement 
provides benefits to the City and the District, including revenue, services and regulatory benefits 
which are reasonable and equitable with regard to the benefits provided to the other.

ARTICLE II
DEFINITIONS

Terms used in this Agreement shall have the following meanings:

“Act” means the Texas Local Government Code, Section 43.0751, and any amendments 
thereto.

“Agreement” means this Strategic Partnership Agreement between the City and the 
District.

“Board of Directors” means the Board of Directors of the District.

“City” means the City of Justin, Texas, a home rule municipality of the State of Texas.

“City Council” means the City Council of the City.

“City Share” means the City’s share of the Sales and Use Tax Revenues as defined in 
Section 4.2 of this Agreement.

“Comptroller” means the Comptroller of Public Accounts for the State of Texas.

“Development Agreement” means the Development Agreement between the City and 
Petrus Investment, LP, a Texas limited partnership, recorded on July 31, 2021 in the real property 
records of Denton County, Texas as Instrument No. 2021-13285, assigned to HWC Justin 407, 
LLC (“Owner”) and subsequently amended by that certain First Amendment to Development 
Agreement between the City and HWC Justin 407, LLC, a Texas limited liability company, 
recorded on February 27, 2023 in the real property records of Denton County, Texas as Instrument 
No. 17853 and that certain Second Amendment to Development Agreement between the City and 
HWC Justin 407, LLC as approved by the City Council of the City on September 26, 2023, 
regarding development of the Property.

“District” means Tradition Municipal Utility District No. 2C of Denton County.

“District Share” means the District’s share of the Sales and Use Tax Revenues as defined 
by Section 4.2 of this Agreement.

“ETJ” means the extraterritorial jurisdiction of a city as defined by the Local Government 
Code, as amended.
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“Effective Date” means the date on which the City adopts this Agreement.

“Government Code” means the Texas Government Code, as amended.

“Limited Purpose Annexation Period” means the period commencing on the effective date 
of the limited purpose annexation of the Limited Purpose Property and ending upon the full 
purpose annexation or disannexation of such property.

“Limited Purpose Property” means the property in the District that is within the City’s 
ETJ and is annexed for limited purposes pursuant to this Agreement.

“Local Government Code” means the Texas Local Government Code, as amended.

“Notice” means notice as defined in Section 8.1 of this Agreement.

“Party” means, individually, the City or the District, their successors and assigns as 
permitted by Section 8.8 of this Agreement.

“Property” means the approximately 815.247 acres within the City’s extraterritorial 
jurisdiction and within the District described by metes and bounds and depicted on Exhibit “A,” 
and any other property within the City’s extraterritorial jurisdiction annexed into the District after 
the Effective Date. 

“Sales and Use Tax Revenues” means those revenues received by the City from the sales 
and use tax authorized to be imposed by the City on sales consummated at locations within the 
Limited Purpose Property pursuant to the Act and Chapter 321 of the Tax Code and whose use is 
not otherwise controlled or regulated, in whole or in part, by another governmental entity, 
authority or applicable law, ordinance, rule or regulation.

“Tax Code” means the Texas Tax Code, as amended.

ARTICLE III
ADOPTION OF AGREEMENT AND 

LIMITED PURPOSE ANNEXATION OF COMMERCIAL PROPERTY

3.1 Public Hearings.  The District and the City acknowledge and agree that prior to the 
execution of this Agreement, the governing bodies of the District and the City have conducted two 
public hearings for the purpose of considering the adoption of this Agreement and that such 
hearings were noticed and conducted in accordance with the terms of the Act, this Agreement and 
Chapter 551 of the Government Code. 

3.2 Effective Date.  Pursuant to Subsection (c) of the Act, this Agreement is effective 
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on the date of adoption of this Agreement by the City.

3.3 Filing in Property Records.  The District shall file this Agreement in the Real 
Property Records of Denton County, Texas. This Agreement binds each owner and future owner 
of land included within the District’s boundaries in accordance with Subsection (c) of the Act.

3.4 Limited Purpose Annexation.  The District and the City agree that the City shall 
annex all or any portion of the District for the limited purpose of collecting Sales and Use Tax 
Revenues within the District pursuant to Subsection (k) of the Act.  The District acknowledges 
that the City Council shall adopt one or more limited purpose annexation ordinances at one or 
more meetings conducted in accordance with Chapter 551 of the Government Code and further 
acknowledges that no additional notices, hearings or other procedures are required by law in order 
to approve such limited purpose annexations. Within sixty (60) days of the Effective Date, the City 
shall annex all of the Property for the limited purpose of collecting Sales and Use Tax Revenues 
within the District pursuant to Subsection (k) of the Act. For any land located within the City’s 
extraterritorial jurisdiction that is annexed into the District after the Effective Date, upon written 
notice to the City, the City shall annex for limited purposes said annexed land within sixty (60) 
days of said written notice. 

3.5 Limited Purpose Property and Sales and Use Tax Revenue. For purposes of this 
Agreement, any property the City annexes for the limited purpose of collecting sales tax shall 
collectively be referred to as the "Limited Purpose Property"; and the sales and use taxes collected 
within the Limited Purpose Property shall be referred to as the "Sales and Use Tax Revenues".

3.6 Consent to Limited Purpose Annexation.  The District, on behalf of itself and all 
present and future owners of land within the District, hereby requests that the City annex the 
Limited Purpose Property for limited purposes as provided in this Agreement.  The District 
consents to such annexation and to the collection of Sales and Use Tax Revenues by the City within 
such Limited Purpose Property.  Such consent shall bind the District and all current and future 
owners of land within the District. 

ARTICLE IV
TAXATION AND PROVISIONS OF SERVICES

4.1 Collection of Sales and Use Tax Revenues.  The City may impose a sales and use 
tax within the Limited Purpose Property pursuant to Subsection (k) of the Act.  The sales and use 
tax shall be imposed on all eligible commercial activities at the rate of two percent (2%), or other 
rate allowed under future amendments to Chapter 321 of the Tax Code and imposed by the City, 
provided, however, that said future rate shall not decrease below the same rate charged in other 
areas of the City as allowed by then-applicable law.  Collection of the Sales and Use Tax Revenues 
shall take effect on the date described in Section 321.102 of the Tax Code. 

4.2 Payment of Sales and Use Tax.  In return for the benefits received by the City 
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pursuant to this Agreement, the City shall pay to the District an amount equal to fifty percent (50%) 
of the Sales and Use Tax Revenues paid to the City as reflected in sales tax reports provided by 
the Comptroller to the City to be used for any lawful purpose of the District.  All amounts payable 
to the District are hereafter referred to as the “District Share.”  The City shall pay the District Share 
within thirty (30) days after the City receives the payment and the sales tax report reflecting such 
revenue from the Comptroller.  Any payment of the District Share not made within such thirty (30) 
day period shall bear interest calculated in accordance with Section 2251.025 of the Government 
Code.  The City shall retain all Sales and Use Tax Revenues that do not constitute the District 
Share (the “City Share”).  The City shall deliver to the District a condensed version of each 
monthly area sales tax report provided by the Comptroller, containing only the contents of the 
sales tax report relating to retail sales and retailers in the Property within thirty (30) days of the 
City’s receipt of the sales tax report.

4.3 Notification of Comptroller.  The City shall send notice of this Agreement, together 
with other required documentation, to the Comptroller in the manner provided by Section 321.102 
of the Tax Code, after the City Council annexes any portion of the Limited Purpose Property for 
limited purposes.

ARTICLE V
FULL PURPOSE ANNEXATION

5.1 Full Purpose Annexation and Conversion Date. In accordance with the provisions 
of Section 43.0751(f)(5) of the Act, the District consents to the full purpose annexation of the 
District by the City at any time on or after one hundred percent (100%) of the land in the District 
has been developed with water, sanitary sewer, and drainage facilities and roads (collectively, 
“Facilities”) and the District has issued its bonds to fully reimburse the developer of such Facilities 
and associated reimbursable expenses to the fullest extent allowed under the then current rules of 
the Texas Commission on Environmental Quality.  The City agrees not to annex the District for 
full municipal purposes prior to such time.  At least sixty (60) days prior to the date the City intends 
to annex the District, the City shall provide the District with a written notice of intent to annex the 
District and the date planned for annexation, which date shall constitute the full purpose annexation 
conversion date under the Act. The City further agrees that the full purpose annexation of the 
District by the City is further subject to the limitations contained in the Development Agreement.

5.2 Assumption of District Duties.  Prior to the full purpose annexation conversion 
date, the District remains authorized to exercise all powers and functions of a municipal utility 
district provided by existing law or any amendments or additions thereto.  The District's assets, 
liabilities, indebtedness, and obligations will remain the responsibility of the District during the 
period preceding full-purpose annexation and conversion.  The District agrees that beginning on 
the Effective Date and until the full purpose annexation conversion date, the District shall maintain 
all District-owned roadway, property and utility infrastructure in good condition and repair in 
accordance with the standards set forth in the Development Agreement.  Upon the full purpose 
annexation conversion date Sections 43.075(c) and (d) of the Act shall apply and, (i) the City shall 

Page 436 of 478



018488.000001\4927-2051-8696.v2

succeed to the powers, duties, assets, and obligations of the District; and (ii) the City shall take 
over all the property and other assets of the District, assume all the debts, liabilities, and obligations 
of the District, and perform all the functions of the District.  The City and the District agree to 
fully comply with all requirements in Section 43.075 of the Texas Local Government Code.  

ARTICLE VI
TERM

This Agreement commences on the Effective Date and continues until the City annexes all 
of the Property for full purposes in accordance with the terms hereof.  The provisions of this 
Agreement relating to the collection of sales and use tax will automatically terminate with regard 
to any portion of the Property upon disannexation or full purpose annexation of such property.

ARTICLE VII
BREACH, NOTICE AND REMEDIES

7.1 Notification of Breach.  If either Party commits a breach of this Agreement, the 
non-breaching Party shall give Notice to the breaching Party that described the breach in 
reasonable detail.

7.2 Cure of Breach.  The breaching Party shall commence curing such breach within 
fourteen (14) calendar days after receipt of Notice of the breach and shall complete the cure within 
fourteen (14) calendar days from the date of commencement of the cure; however, if the breach is 
not reasonable susceptible to cure by the breaching Party within such fourteen (14) day period, the 
non-breaching Party shall not bring any action so long as the breaching Party has commenced to 
cure the breach within such fourteen (14) day period and diligently completes the cure within a 
reasonable time without unreasonable cessation.

7.3 Remedies for Breach.  If the breaching Party does not substantially cure such breach 
within the stated period of time, the non-breaching Party may, in its sole discretion, and without 
prejudice to any other right under this Agreement, law, or equity, seek relief available at law or in 
equity, including, but not limited to, an action under the Uniform Declaratory Judgment Act, 
specific performance, mandamus and injunctive relief; provided, however, the non-breaching 
Party shall not be entitled to terminate this Agreement.  The Parties specifically waive any right 
that they have or in the future may have to terminate this Agreement.  Damages, if any, to which 
any non-breaching Party may be entitled shall be limited to actual damages and shall not include 
special or consequential damages.

ARTICLE VIII
ADDITIONAL PROVISIONS

8.1 Notices.  All notices under this Agreement (“Notice”) shall be in writing, shall be 
signed by or on behalf of the Party giving the Notice, and shall become effective as follows: (a) 
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on the third (3rd) business day after being deposited with the United States mail service, Certified 
Mail, Return Receipt Requested with a confirming copy sent by facsimile; (b) on the day delivered 
by private delivery or private messenger service (such as FedEx or UPS) as evidenced by a receipt 
signed by any person at the delivery address (whether or not such person is the person to whom 
the Notice is addressed); or (c) otherwise on the day actually received by the person to whom the 
Notice is addressed, including, but not limited to, delivery in persona and delivery by regular mail.  
All Notices given pursuant to this section shall be addressed as follows:

To the City: Attn: City Manager
City of Justin, Texas
415 North College Ave.
Justin, Texas 76247

With a copy to: Boyle & Lowry, LLP
Attn:  Matthew Boyle
4201 Wingren, Suite 108
Irving, Texas 75062

To the District: Tradition Municipal Utility District 
No. 2C of Denton County
c/o Coats Rose, P.C.
Attn:  Mindy L. Koehne
16000 N. Dallas Parkway, Suite 350
Dallas, Texas 75248

8.2 No Waiver.  Any failure by a Party to insist upon strict performance by the other 
Party of any provision of this Agreement shall not be deemed a waiver thereof, and the Party shall 
have the right at any time thereafter to insist upon strict performance of any and all of the 
provisions of this Agreement.  No provision of this Agreement may be waived except in writing 
signed by the Party waiving such provision.  Any waiver shall be limited to the specific purpose 
for which it is given.  No waiver by any Party hereto of any term or condition of this Agreement 
shall be deemed or construed to be a waiver of any other term or condition or subsequent waiver 
of the same term or condition.

8.3 Governing Law and Venue.  This Agreement must be construed and enforced in 
accordance with the laws of the State of Texas, as they apply to contracts performed within the 
State of Texas and without regard to any choice of law rules or principles to the contrary.  The 
Parties acknowledge that this Agreement is performable in Denton County, Texas, and hereby 
submit to the jurisdiction of the courts of Denton County, Texas, and agree that any such court 
with proper jurisdiction shall be a proper forum for the determination of any dispute arising 
hereunder.

8.4 Authority to Execute.  The City warrants that this Agreement has been approved by 
the City Council in accordance with all applicable public meeting and public notice requirements 
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(including, but not limited to, notices required by the Texas Open Meetings Act) and that the 
individual executing this Agreement on behalf of the City has been authorized to do so.  The 
District warrants that this Agreement has been approved by the Board in accordance with all 
applicable public meeting and public notice requirements (including, but not limited to, notices 
required by the Open Meetings Act) and the individual executing this Agreement on behalf of the 
District has been authorized to do so.

8.5 Entire Agreement; Severability.  This Agreement constitutes the entire agreement 
between the Parties and supersedes all prior agreements, whether oral or written, covering the 
subject matter of this Agreement.  If any provision of this Agreement is determined by a court of 
competent jurisdiction to be unenforceable for any reason, then (a) such unenforceable provision 
shall be deleted from this Agreement; (b) the unenforceable provision shall, to the extent possible, 
be rewritten to be enforceable and to give effect to the intent of the Parties; and (c) the remainder 
of this Agreement shall remain in full force and effect and shall be interpreted to give effect to the 
intent of the Parties.

8.6 Changes in State or Federal Law.  If any state or federal law changes so as to make 
it impossible for the City or the District to perform its obligations under this Agreement, the Parties 
will cooperate to amend this Agreement in such a manner that is most consistent with the original 
intent of this Agreement and legally possible.

8.7 Additional Documents and Acts.  The Parties agree that at any time after execution 
of this Agreement, they will, upon request of the other Party, execute and/or exchange any other 
documents necessary to effectuate the terms of this Agreement and perform any further acts as the 
other Party may reasonably request to effectuate the terms of this Agreement.

8.8 Assignability, Successors and Assigns.  This Agreement shall not be assignable by 
any Party without the other Party’s written consent.  This Agreement shall be binding upon and 
inure to the benefit of the Parties and their respective representatives, successors and assigns.

8.9 Amendment.  This Agreement may be amended only by written agreement with 
approval of the governing bodies of both the City and the District.

8.10 Interpretation.  The Parties acknowledge that each Party and, if it so chooses, its 
counsel, have reviewed and revised this Agreement and that the normal rule of construction to the 
effect that any ambiguities are to be resolved against the drafting Party shall not be employed in 
the interpretation of this Agreement or any amendments or exhibits hereto.  As used in this 
Agreement, the term “including” means “including, without limitation” and the term “days” means 
calendar days, not business days.  Wherever required by the context, the singular shall include the 
plural, and the plural shall include the singular.  Each defined term herein may be used in its 
singular or plural form whether or not so defined

8.11 No Third-Party Beneficiaries.  This Agreement is solely for the benefit of the City 
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and the District.  Neither the City nor the District intends by any provision of this Agreement to 
create any rights in any third-party beneficiaries or to confer any benefit or enforceable rights 
under this Agreement or otherwise upon anyone other than the City and the District.

8.12 Governmental Powers.  By execution of this Agreement, neither the City nor the 
District waives or surrenders any of its respective governmental powers, immunities or rights, 
except as specifically waived pursuant to this section.  The City and the District mutually waive 
their governmental immunity from suit and liability only as to any action brought by a Party to 
pursue the remedies available under this Agreement and only to the extent necessary to pursue 
such remedies.  Nothing in this section shall waive any claims, defenses or immunities that the 
City or the District has with respect to suits against the City or the District by persons or entities 
not a party to this Agreement.  Nothing in this Agreement is intended to delegate or impair the 
performance by the City of its governmental functions, and the City waives any claim or defense 
that any provision of this Agreement is unenforceable on the grounds that it constitutes an 
impermissible delegation or impairment of the City’s performance of its governmental functions.

8.13 Incorporation of Exhibits by Reference.  All exhibits attached to this Agreement 
are incorporated into this Agreement by reference for the purposes set forth herein, as follows:

Exhibit A Legal Description and Map of Property

8.14 Counterpart Originals.  This Agreement may be executed in multiple counterparts, 
each of which shall be deemed to be an original.

[THE REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK]
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CITY OF JUSTIN, TEXAS

By:  

Name: 

Title: 

Date:  
ATTEST:

By:  
City Secretary

APPROVED AS TO FORM

By:  
City Attorney

STATE OF TEXAS §

COUNTY OF DENTON §

This instrument was acknowledged before me, the undersigned notary, on the _____ day 
of __________, _______, by ______________, City Manager, and _____________, City 
Secretary, of the city of Justin, Texas, on behalf of said city.

Notary Public in and for the State of Texas
(NOTARY SEAL)
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TRADITION MUNICIPAL UTILITY DISTRICT 
NO. 2C OF DENTON COUNTY

By:  

Name:  

Title:  

Date:  

STATE OF TEXAS §

COUNTY OF DALLAS §

This instrument was acknowledged before me, the undersigned notary, on the ____ day of 
__________, __________, by ______________, ______________ of the Board of Directors of 
Tradition Municipal Utility District No. 2C of Denton County, on behalf of said district.

Notary Public in and for the State of Texas
(NOTARY SEAL)
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EXHIBIT “A”
The Property

Tract 1: 
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Tract 2:
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ORDINANCE NO. 802-25

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF JUSTIN, TEXAS, 
AUTHORIZING THE CITY MANAGER TO FINALIZE AND EXECUTE A 
STRATEGIC PARTNERSHIP AGREEMENT WITH TRADITION MUNICIPAL 
UTILITY DISTRICT NO. 2C OF DENTON COUNTY; DIRECTING THE CITY 
ATTORNEY TO COMPLETE LEGAL REVIEW; REQUIRING THE INCLUSION 
OF A SITEUS COMPONENT; ACKNOWLEDGING THE ANTICIPATED 
POSITIVE FISCAL IMPACT TO THE CITY; PROVIDING A SEVERABILITY 
CLAUSE; AND PROVIDING AN EFFECTIVE DATE.

WHEREAS, the City of Justin and Tradition Municipal Utility District No. 2C of 
Denton County (“District”) desire to enter into a Strategic Partnership Agreement 
(“SPA”) under Section 43.0751 of the Texas Local Government Code; and

WHEREAS, the SPA will authorize the limited-purpose annexation of land within the 
District’s boundaries for the purpose of collecting local sales and use tax revenues, and 
will allocate fifty percent (50%) of all such revenues to the City of Justin; and

WHEREAS, the preliminary estimates based on development projections anticipate that 
the City will receive approximately $2,010,510 in total revenue from both traditional 
sales tax and vertical construction-related SITEUS (Sales and Use Tax Estimated Use 
Structure) collections; and

WHEREAS, the City Council finds that entering into this agreement is in the best 
interest of the City and its residents, supporting long-term fiscal sustainability and 
enabling equitable participation in the commercial and residential growth of the District; 
and

WHEREAS, the City Council desires to ensure the final agreement includes a SITEUS 
provision and that the City Attorney completes full legal review prior to execution;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS, THAT:

SECTION 1. The City Manager is hereby authorized to finalize and execute the Strategic 
Partnership Agreement with Tradition MUD No. 2C of Denton County, in a form 
substantially similar to the draft presented, subject to final review and approval by the City 
Attorney.

SECTION 2. The final agreement shall include a SITEUS provision to ensure the 
collection and allocation of local sales and use taxes on vertical construction materials and 
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related sales within the District. The parties may mutually agree to engage a consultant to 
manage the associated documentation, with the cost to be shared equally (50/50) between 
both parties.

SECTION 3. The City Council acknowledges the anticipated positive fiscal impact to the 
City, estimated at approximately $2,010,510, derived from the City’s share of traditional 
and SITEUS-related sales and use taxes.

SECTION 4: The City Attorney shall review and approve the Strategic Partnership 
Agreement for legal sufficiency prior to execution. No agreement shall be deemed final or 
binding until such legal review is completed.

SECTION 5: If any provision, section, subsection, sentence, clause, or phrase of this 
Ordinance is for any reason held to be unconstitutional, void, or invalid, the validity of the 
remaining portions shall not be affected thereby.
.
SECTION 6: This Ordinance shall take effect immediately from and after its passage and 
publication as required by law.

PASSED ON THE FIRST READING BY THE CITY COUNCIL ON THE 8th DAY OF 
MAY 2025.

PASSED ON SECOND READING BY THE CITY COUNCIL ON THE 22ND DAY OF 
MAY 2025.

APPROVED:

__________________________________________
James Clark, Mayor

ATTEST:

___________________________________________
Amy Piukana, City Secretary

APPROVED AS TO FORM:

____________________________________________
City Attorney
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 2. (PUBLIC HEARING(S)) 
 
Title: Conduct a Public Hearing and consider approving Ordinance 806-25, first reading, for a 

Specific Use Permit for Grapes to Wine+, a Wine/Bourbon Bar use located at 112 W 4th Street; 
and take appropriate action. 

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

Recommendation: 

Staff recommends consideration based upon the request. 
 

Background: 

There is a request to consider a Specific Use Permit (SUP)  for the establishment of a wine and bourbon 
bar, Grapes to Wine+, to be located at 112 W. 4th Street in the Old Town District. The applicants, Dan 
and Hazel Adams, propose to operate a stylish, upscale bar specializing in premium wines and small-
batch bourbons, incorporating curated tastings, membership programs, and a refined social atmosphere. 

The City recently acquired the building in March 2025 and has been looking for an appropriate tenant 
that algins with supporting local businesses, while providing a unique experience in the Old Town Area.  
 

The proposed hours of operation are Tuesday through Thursday from 2:00 PM to 8:00 PM and Friday 
through Saturday from 2:00 PM to 10:00 PM. The bar will be closed on Sundays and Mondays. Interior 
and exterior seating is proposed, including comfortable lounge furniture and outdoor benches 
surrounding gas firepits or Solo Stoves. 

The tenant will not be installing a kitchen, but will be installing a food prep area for Charcuteri boards 
and other small snacks to be served. In addition, the tenant talked about allowing food from other 
restaurants into the location to be brought in only by the customer.  

 

Key Consideration – Parking: 

Parking availability will be a central topic of review in evaluating this request. Staff has identified 
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approximately 78 parking spaces within 0.08 miles of the subject site. The immediate area includes two 
restaurants and approximately seven other retail establishments. Based on the City’s zoning 
requirements, restaurants are required to provide one (1) parking space per 100 square feet of floor area, 
and retail uses require one (1) space per 300 square feet.  

As a result, staff will present the cumulative demand for parking in the area at the meeting, factoring in 
the proposed use along with existing businesses. The applicant or City may be required to coordinate 
shared parking or provide additional strategies to mitigate potential impacts during peak operational 
hours, which has been a topic of discussion. 

Unified Development Code: 

In February 2025, the Planning and Zoning Commission and City Council adopted the City’s new 
Unified Development Code (UDC). Under the UDC, all bar uses are required to obtain a Specific Use 
Permit to ensure compatibility with surrounding uses and alignment with the City's long-term vision. 
This application is consistent with those new regulatory requirements. 

Imagine Justin Comperehensive Plan: 
 
The Comprehensive Plan was adopted in 2023 and is attached for the Commission's review. 
 
Criteria for Consideration:  
 
The UDC requires consideration of the following:  
 
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;  
(2) and any potential issues with lighting, noise, smells, etc., that might affect neighbors.  
 
PZ Commission: 
 
The Commission will hear and act on the item on Tuesday, May 20th.  
  
 

City Attorney Review: No 
 

Attachments: 

1. Business Plan 
2. UDC OT AREA 
3. PZ Criteria 
4. Imagine Justin Comprehensive Plan 
5. Preliminary Floor Plan- Subject to Change 
6. Proposed Ordinance 
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Business Plan for Grapes to Wine+

Wine and Bourbon Bar

1. Executive Summary

Business Name: Grapes to Wine+

Business Structure: LLC

Business Principal Members: Dan L. Adams, Chief Executive Officer
   Hazel W. Adams, Managing Partner

Location: 112 N. 4th Street, Justin, TX 

Concept: A stylish, upscale bar specializing in premium wines and small-batch bourbons, offering 
tasting experiences and a refined social atmosphere.

Mission Statement: To create a unique and sophisticated drinking destination that celebrates 
craftsmanship, community, and discovery through expertly curated wine and bourbon selections.

Objectives:

• Launch the bar by 3rd Qtr 2025
• Develop a loyal membership and event clientele
• Achieve 75 wine and 50 bourbon club memberships within the first 6 months
• Achieve profitability by end of the first 6 months to hire an employee
• Achieve $300,000 in revenue in Year 1

2. Business Description

Industry Overview:
The U.S. wine and spirits market continues to grow, with consumer interest shifting toward 
premium experiences and craft labels. Wine consumption remains steady, while bourbon is 
enjoying a renaissance driven by younger consumers and collectors.
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Unique Selling Proposition (USP):

• Membership program with perks and private tastings
• Exclusive wine flights and bourbon tastings
• Expert-led education and pairing events
• Cozy yet elegant atmosphere with a vintage-modern design

3. Market Analysis

Target Market:

• Age 28–75, urban professionals and retirees, bourbon and wine enthusiasts
• Middle-to-high income brackets
• Locals and tourists seeking premium nightlife experiences

Competitor Overview:

• Local restaurants and bars

Competitive Advantage:

• Specialized dual focus on wine and bourbon
• Handpicked selections
• Seasonal and limited-edition offerings
• Interactive events: tastings, live music

4. Marketing Strategy

Branding:
Approachable, welcoming, and comfortable with a Tuscany look and feel. Interior furnishings will 
be tables, chairs, and comfortable sitting room sofa and chairs. Exterior furnishings will be outside 
benches and chairs around gas firepits and/or Solo Stoves.

Promotion Channels:

• Social media (Instagram, Facebook, TikTok)
• Advertise in local quarterly magazines (e.g., Argyle and Lantana Living) and newspapers 

(Cross Timber Gazette, etc.)
• Monthly newsletter via email
• Customer referrals
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5. Operations Plan

Hours of Operation:

Sunday-Monday, Closed
Tuesday–Thursday, 2pm – 8pm
Friday-Saturday, 2pm-10pm

Staffing Needs:

• First 6-months, owners, Dan and Hazel Adams, will manage and operate the business.
• Bourbon consultant, as needed, to assist with the initial selection of bourbon and startup of 

the bourbon club membership.
• After 6 months, a part-time employee will be hired to fill the role of a Bartender/Server.
• Months 7 on will reassess the staffing needs and appropriately hire, as necessary.

Suppliers:

• National distributors (e.g., Republic National Distributor, Glazer, etc.)
• Local Texas distributors (e.g., Favorite Brands, Pioneer, Ambiente, Serendipity, etc.)
• Local wineries/distilleries

Technology:

• POS system (e.g., Toast or Square)
• Accounting system (e.g., Quick Books, etc.)
• Reservation/event booking service 

6. Financial Plan

Startup Costs (Estimated):

• Leasehold improvements: $25,000
• Furnishings/decor: $15,000
• Licenses and permits: $5,000
• Initial inventory: $30,000
• Marketing: $5,000
• Working capital: $20,000

Total Estimated Startup Costs: $100,000

Revenue Streams:

• In-house wine and bourbon sales
• Tastings/events
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• Membership programs
• Retail bottle sales
• Food - Charcuterie boards

Year 1 Projections (Estimated):

• Revenue: $300,000
• COGS: $120,000
• Gross Margin: $180,000
• Operating Expenses: $84,000
• Net Profit: $96,000

7. Legal & Licensing

• TABC State liquor license (wine & spirits)
• Business license (LLC)

8. Appendix

• Founders/Owners Experience
• Bar layout/floorplan (refer to separate attachment)
• Sample representation of interior and exterior furnishings

Founders/Owners Experience:
In Dan’s career, he worked in Sales for several small and large companies and owned two 
businesses.  His first business was a successful furniture store specializing in antique 
reproductions for 13 years. Hazel had a very rewarding and successful 40-year career with the 
Federal Reserve System, where she started as a high school intern and retired as a Vice 
President.

In 2010, Dan and Hazel opened Grapes to Wine (GTW) in the Bartonville Town Center to 
provide a unique wine tasting experience and club membership for the local community. With 
Dan’s expert wine knowledge and business savvy, the wine club membership reached ~400 
members, which became the largest wine club out of a single location in the state of Texas. 
GTW offered music on Friday and Saturday nights and quickly became known for the place 
couples would go for date night. GTW motto was “Enter as Strangers and leave as Friends” 
because many in the community met there and became great friends. There were many sold 
out events, everything from wine and food pairings to wine tastings curated by well-known 
Napa Valley winemakers. As the business grew, it required them to expand from 1,200 sq ft to 
almost 6,000 sq ft. It employed full-time and part-time people from the community.
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Sample Representation of furnishings:
Please find below pictures representing 
of the interior and exterior furnishings.

Comfortable chairs and side tables

Comfortable seating

High-top table and stools

Outside seating bench
Bourbon Bar
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ORDINANCE NO. 806-25

AN ORDINANCE OF THE CITY OF JUSTIN, TEXAS, 
APPROVING A SPECIFIC USE PERMIT FOR A WINE AND 
BOURBON BAR (GRAPES TO WINE+) LOCATED AT 112 W. 
4TH STREET IN THE OLD TOWN DISTRICT; PROVIDING 
FOR CONDITIONS; PROVIDING FOR INCORPORATION 
OF PREMISES; PROVIDING A CUMULATIVE CLAUSE; 
PROVIDING A SEVERABILITY CLAUSE; AND PROVIDING 
AN EFFECTIVE DATE.

WHEREAS, Dan and Hazel Adams (the "Applicants") submitted an application for a 
Specific Use Permit (SUP) to allow the use of a wine and bourbon bar, known as "Grapes 
to Wine+," at 112 W. 4th Street, within the Old Town District of the City of Justin, 
Texas; and

WHEREAS, the property is currently owned by the City of Justin and the proposed use 
aligns with the City’s intent to activate and revitalize the Old Town area with unique and 
locally supported businesses; and

WHEREAS, the City Council adopted the Unified Development Code (UDC) in 
February 2025, which requires a Specific Use Permit for all bar uses; and

WHEREAS, in accordance with the requirements of the UDC, a public hearing was 
properly noticed and held before the Planning and Zoning Commission on May 20, 2025, 
and before the City Council on May 22, 2025 and June 26, 2025; and

WHEREAS, the Planning and Zoning Commission recommended approval of the 
Specific Use Permit subject to certain conditions, and the City Council finds that the 
proposed use meets the criteria set forth in the UDC and the goals of the Imagine Justin 
Comprehensive Plan adopted in 2023.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS, THAT:

SECTION 1. The above and foregoing premises are true and correct and are 
incorporated herein and made a part of this Ordinance for all purposes.

SECTION 2. The City of Justin hereby approves a Specific Use Permit (SUP) for the 
operation of a wine and bourbon bar known as Grapes to Wine+ at 112 W. 4th Street, 
legally described as OT JUSTIN BLK 32, LOT 23.

SECTION 3. This Ordinance shall be cumulative of all other ordinances of the City of Justin 
and shall not repeal any of the provisions of said ordinances except as expressly provided herein.
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SECTION 4. If any provision of this Ordinance or the application thereof to any person or 
circumstance shall be held to be invalid, such invalidity shall not affect the other provisions of 
this Ordinance which can be given effect without the invalid provision or application.

SECTION 5. This Ordinance shall take effect immediately upon its passage and approval by the 
City Council of the City of Justin, Texas.

.
DULY PASSED by the City Council of the City of Justin, Texas, on the 26th day of  June 
2025.

On first reading, the 22nd day of May 2025.

On the second and final reading, the 26h day of June  2025.  

APPROVED:

__________________________________________
James Clark, Mayor

ATTEST:

___________________________________________
Amy Piukana, City Secretary

APPROVED AS TO FORM:

____________________________________________
City Attorney
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 1. (ACTION ITEM(S)) 
 
Title: Consider approving Resolution 760-25 authorizing the City Manager or designee to negotiate 

and execute a lease agreement with Grapes to Wine+; and take appropriate action. 
 
Department: Administration 
 
Contact: Matthew Cyr, Director of Planning and Development 
 

Recommendation: 

Staff recommends approval with the following conditions: 1. The City Attorney review and approve the 
lease agreement 2. Any other conditions from City Council or EDC/CDC 
 

Background: 

Staff will discuss in executive session in accordance with State Laws. 
 

City Attorney Review: No 
 

Attachments: 

1. Resolution GW+ Lease 
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RESOLUTION NO. 760-25

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF JUSTIN, 
TEXAS, AUTHORIZING THE CITY MANAGER OR DESIGNEE TO 
NEGOTIATE AND EXECUTE A LEASE AGREEMENT WITH GRAPES 
TO WINE+ FOR THE CITY-OWNED PROPERTY LOCATED AT 112 W. 
4TH STREET; AND PROVIDING AN EFFECTIVE DATE.

WHEREAS, the City of Justin acquired the property located at 112 W. 4th Street in 
March 2025 with the intent to support economic development and activate the Old Town 
District with unique and locally oriented businesses; and

WHEREAS, Dan and Hazel Adams, doing business as Grapes to Wine+, have submitted 
a proposal to lease the property for the purpose of operating a wine and bourbon bar that 
aligns with the City’s revitalization and downtown development goals; and

WHEREAS, the proposed use has been reviewed and is subject to a Specific Use Permit 
(SUP) in accordance with the City’s Unified Development Code (UDC); and

WHEREAS, the City Council desires to authorize the City Manager or designee to 
negotiate and execute a lease agreement with Grapes to Wine+, subject to the terms and 
conditions acceptable to the City and consistent with the goals of the Old Town District.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS, THAT:

SECTION 1. That the City Manager or designee is hereby authorized to negotiate and 
execute a lease agreement with Grapes to Wine+ for the use of the City-owned property 
located at 112 W. 4th Street, Justin, Texas, for the purpose of operating a wine and bourbon 
bar.

SECTION 2. That the lease agreement shall include such terms and conditions as are 
determined necessary and appropriate by the City Manager or designee, in consultation 
with the City Attorney, and shall be consistent with the City’s development goals for the 
Old Town District.

SECTION 3. That this Resolution shall become effective immediately upon its passage.

SECTION 5: That this resolution shall take effect immediately upon its passage.
.
DULY PASSED by the City Council of the City of Justin, Texas, on the 8th day of  May 
2025.
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APPROVED:

__________________________________________
James Clark, Mayor

ATTEST:

___________________________________________
Amy Piukana, City Secretary

APPROVED AS TO FORM:

____________________________________________
City Attorney
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 2. (ACTION ITEM(S)) 
 
Title: Consider approving Resolution 758-25 for Architectural Services with FGMArchitects in the 

amount of $148,415 related to the renovation of City Hall, Joe Merle Morris Community 
Center, Police Department, Council Chambers, and the design of a New Gymnasium; and take 
appropriate action. 

 
Department: Administration 
 
Contact: Jarrod Greenwood, City Manager 
 

Recommendation: 

Staff recommends approving Resolution 758-25, as presented. 
 

Background: 

This facility was originally constructed as an elementary school in the 1960s and currently houses 
several essential municipal functions, including City Administration, Police Department, Utility Billing, 
Library, Municipal Court, City Council Chambers, and Development Services.  

As the City of Justin has grown, so too have the demands on this facility. In its current state, the building 
has proven inadequate for the City’s expanding operational and community needs.  

The Needs Assessment that Council approved in August 2024, resulted in a list of significant 
deficiencies/issues, which included: 

• Original 1964 construction has aging infrastructure that is no longer capable of handling the 
demands of current needs: 

o Substandard electrical 
o Lack of meeting space 
o Leaking roofs 
o Poor air quality 

• Lack of ADA accessibility and overall code compliance 
• Absence of fire sprinklers  
• Poor air circulation and climate control throughout 
• No climate control in the gymnasium; 
• Significant drainage issues around the building and site 
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To address these issues and plan for the future, staff recommends entering into an agreement with 
FGMArchitects to perform Phase One for professional design services, including: 

• Programming and schematic design 
• Site civil engineering planning 
• Development of cost estimates 
• Preparation of preliminary design materials suitable for public engagement and future funding 

considerations 

  

FGMArchitects' Phase One Fee is $148,415, which includes a $5,200 credit for previously completed 
field work. The scope also includes community presentations and support during public meetings as 
needed. 

 
 
  
 

City Attorney Review: N/A 
 

Attachments: 

1. Resolution 758-25 Agreement with FGMArchitects For City Hall-Community Ctr Remodel 
2. FGMA Proposal_Justin City Hall, PD, Council Chambers & New Gymnasium 2025-04-22 
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CITY OF JUSTIN
RESOLUTION 758-25

A RESOLUTION OF THE CITY COUNCIL OF CITY OF JUSTIN, AUTHORIZING THE 
CITY MANAGER TO ENTER INTO AN AGREEMENT WITH FGMARCHITECTS FOR 
PHASE ONE DESIGN SERVICES FOR THE RENOVATION OF CITY HALL, JOE 
MERLE MORRIS COMMUNITY CENTER, POLICE DEPARTMENT, COUNCIL 
CHAMBERS, AND THE DESIGN OF A NEW GYMNASIUM; AUTHORIZING THE 
CITY MANAGER TO EXECUTE SAID AGREEMENT.

WHEREAS, the current Community Center was constructed as an elementary school in the 
late 1960’s and over the years has been remodeled to serve the City of Justin as a Community Center; 
and

WHEREAS, the current municipal operations conducted within the facility include: city 
administration; police; utility billing; library; municipal court; City Council meetings; senior 
citizen programs; youth sports; economic development/community development corporation; and 
building permitting and development services; and

WHEREAS, the requests and needs to utilize the facilities are increasing as the community 
continues to grow; and

WHEREAS, the current state of the facilities are not able to handle these additional requests 
and needs to utilize the facilities are increasing as the community continues to grow; and

WHEREAS, City Council approved Resolution 703-24 for a Needs Assessment of the facility 
on August 22, 2024; and  

WHEREAS, a report was presented on February 27, 2025 to Council of the deficiencies found, 
which included: the structure was built in 1964; it is not ADA accessible; there are no fire sprinklers; 
the facility/campus is not ADA compliant; the facility/campus is not Code compliant, the existing 
gymnasium is not climate controlled, and there are water drainage issues in and around the building; 
and

WHEREAS, the proposed Agreement with FGMArchitects will provide for a preliminary set 
of project documents and budget based on the recommended improvements/renovations to allow 
Council an opportunity to determined what course of action might be necessary to best meet the current 
and future needs of the community; and 

WHEREAS, the City Council finds that the passage of this resolution is in the best interest 
of the citizens of Justin.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 
JUSTIN, TEXAS:

SECTION 1: That, all matters stated in the Recitals hereinabove are found to be true and 
correct and are incorporated herein by reference as if copied in their entirety.

SECTION 2: That the City of Justin City Council hereby approves Resolution 758-25, 
authorizing the City Manager to enter into an agreement with FGMArchitects for Phase One 
professional architectural and engineering services for the renovation of City Hall, Joe Merle 
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Morris Community Center, Police Department, Council Chambers, and the design of a New 
Gymnasium in the amount of $148,415, attached as Exhibit ''A.

SECTION 3: If any portion of this Resolution shall, for any reason, be declared invalid by 
any court of competent jurisdiction, such invalidity shall not affect the remaining provisions hereof 
and the Council hereby determines that it would have adopted this Resolution without the invalid 
provision.

SECTION 4: That this resolution shall become effective from and after its date of 
passage.

DULY PASSED and approved by the City Council of the City of Justin, Texas, by a vote 
on this the 22nd day of May 2025.

      APPROVED:

____________________________________
      James Clark, Mayor

ATTEST:

_____________________________
Amy Piukana, City Secretary

APPROVED AS TO FORM:

____________________________________
Matthew Boyle, City Attorney
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WE BUILD COMMUNITY 

FGM Architects Inc. | An Employee-Owned Firm 
fgmarchitects.com 

April 22nd, 2025 
 
Mr. Jarrod Greenwood 
City Manager 
City of Justin 
415 N. College Ave. 
Justin, Texas 76247 
 
Subject:  Fee Proposal for Professional Design Services: Renovations to Existing City Hall 

Administration, Police Department, Council Chambers & New Gymnasium 
 
 
Dear Mr. Greenwood, 
 
FGM Architects Inc. (FGMA) is pleased to submit this proposal for the above-mentioned work. On the 
following pages we have summarized our understanding of the project, identified our project team, 
outlined our scope of work and proposed a fee for our professional services.   
 
Please review the following information and let me know if you have any questions or concerns. We 
look forward to continuing our good working relationship with the City of Justin on this important 
project.  
 
Sincerely, 
 
 
 
Charlie Kearns | Principal 
charliekearns@fgmarchitects.com 
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PROJECT UNDERSTANDING 
The City of Justin (City) has asked FGMA to provide programming, schematic design and cost estimating 
services to identify the total project costs for the renovation of the existing City Hall building and the 
addition of a new Gymnasium on the same site.  It is our understanding that the programming 
documents, schematic plans, renderings and cost estimates will be used for the purpose of educating 
the citizens about the project for a potential general obligation bond election in the future.   
 
The City has identified the following areas of concern to be addressed as part of this project: 
 

• Provide Programming and Schematic Design for the existing City Hall facility to provide for 
better utilization of the space for: 

o City Administration 
o City Council Chamber 
o Police Headquarters 
o Municipal Court  
o Adaptive Re-Use of the Existing Gymnasium for Council Chambers and Flex Space 
 

• Provide Schematic Drawings / Design Narrative and a cost estimate to address the drainage 
issues of the entire existing City Hall site. 

 

• Provide Schematic Design documents / Design Narratives and a cost estimate for a new 
gymnasium of approximately 8,500sf to be located on the existing city hall site. 
 

• Present our findings to the City Council, attend Town Hall meetings and other events as 
requested by the City of Justin to assist in answering questions on the scope and cost estimates. 
 

Based upon previous Rough Order of Magnitude (ROM) estimates the anticipated construction budgets 
at this time for the City Hall Renovation are $8,000,000.00 with an additional $400,00.00 for site parking 
and drainage improvements.  The ROM for the construction of a New Gymnasium is $3,850,00.00. 
 
Our proposed professional services will be performed in two phases.  Phase One, as presented in this 
proposal, includes the Programming, Schematic Design deliverables and cost estimates.  Phase Two, to 
be part of a subsequent proposal, will include preparation of design documents to be used for bidding, 
permitting and construction administration services should the City elect to move forward with the 
funding and completion of these projects. 
 
DESIGN TEAM  
Design team members and roles are listed below: 
 
FGM Architects     Architect 
Westwood    Civil Engineer 
JQ Engineering    Structural Engineer 
MD Engineering    Mechanical/Electrical/Plumbing/Technology Engineer 
McAdams    Landscape Architect 
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PRELIMINARY PROJECT SCHEDULE 
Based on our current understanding of the City’s goals and objectives and the scope of professional 
services described above, we have prepared a Preliminary Project Schedule upon which our Proposal is 
based. We will review this schedule with the city at the project kick-off meeting to clarify and confirm 
the assumptions made. 
 
We propose to start work on June 2, 2025, and complete the project August 29, 2025. 
 
Phase/Activities      Duration 
Kick-Off / Programming Meeting   week 1 
Prepare conceptual design    week 2-5 
Owner review/approval     week 6 
Schematic Design Drawings / Design Narratives  week 7-10 
Cost estimating      week 11-12 
Final review/approval     week 13 
 
ASSUMPTIONS 
The FGMA team has made the following assumptions in the preparation of this Proposal: 

• FGMA has included the design (SD Narratives) of conventional Architectural, Structural, 
Mechanical, Electrical, Plumbing and Civil Engineering systems as part of this Proposal. Specialty 
consultation services such as vibration, audio visual, datacom, acoustic, signage, security, 
environmental, and material testing are not included in this Proposal. If these services are 
required, FGMA will work with the city to select an appropriate consultant; consultant fees 
would be treated as a reimbursable expense. 

• LEED documentation is not included in this Proposal. 

• Energy modeling is not included in this Proposal. 

• Geotechnical investigation is not included in this proposal. 

• Existing building drawings and any other pertinent documents shall be made available to the 
FGMA team for its use by the beginning of the Scope Investigation Phase. The FGMA team shall 
perform a visual site survey to verify the existing conditions and will double-check key 
dimensions; however, detailed, measured drawings will not be prepared.  

• Performance verification of the existing building systems is not included in the scope of this 
Proposal. 
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COMPENSATION 
 
Phase One: 

City Hall Renovation Project (including Parking/Drainage design) 
A/E Fee is based on 12.5% of the Budgeted Cost of the Work 

Programming, Schematic Design and Cost Estimating $115,500 
 
New Gymnasium Project (including Parking and Drainage design) 

A/E Fee is based on 9.0% of the Budgeted Cost of the Work 
Programming, Schematic Design and Cost Estimating $38,115 

 
Phase One Professional Services Fee $153,615 
Credit for Previous Field Measurement and Programming of City Hall -$5,200 
Proposed Total Fee $148,415 
 
 
Additional Services: For any Additional Services authorized by the City beyond the scope of this 
Proposal, FGMA and its consultants shall be compensated either based on their standard hourly rates 
for the professional and technical employees engaged on the Project or based on a negotiated lump 
sum.  
 
 
ACCEPTED BY: 
Jarrod Greenwood 
City Manager 
 
_____________________________________ 
Signature 
 
_____________________________________ 
Date 
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 3. (ACTION ITEM(S)) 
 
Title: Consider approving Resolution 761-25 appointing an alternate member to the Parks and 

Recreation Board; and take appropriate action. 
 
Department: Administration 
 
Contact: Joshua Little, Public Works Director 
 

Recommendation: 

Staff recommends the appointment of Jason Palmer to Alternate Place 8 for the Parks and Recreation 
Board. 
 

Background: 

Mr. Alwyn Dowell was recently appointed to Place 5 regular seat. This created a vacancy for the Place 8 
Alternate position. The Parks Board recently reviewed the application for an alternate position submitted 
by Jason Palmer. The Parks Board is recommending the City Council consider appointing Jason Palmer 
to the Place 8 Alternate.  
 
Current places: 
 

• Members 
o Place 1: Jacqueline Steinbacher  - Vice Chairperson 

o Place 2: Mark Allen 

o Place 3: Gary Foree 

o Place 4: Robin Amerine - Chairperson 

o Place 5: Alwyn Dowell  

o Place 6: Marcus Gallegos 

o Place 7: Amy Shadowens 

o Place 8: (Alt#1) 
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City Attorney Review: N/A 
 

Attachments: 

1. Resolution 761-25 Jason Palmer to Place 8 Park Board 
 

Page 476 of 478



RESOLUTION  761-25

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF JUSTIN, TEXAS 
APPOINTING JASON PALMER TO PLACE 8 ALTERNATE SEAT ON THE 
PARKS AND RECREATION BOARD.

WHEREAS, a vacancy exists on the City of Justin Parks and Recreation Board in Place 
8; and

WHEREAS,   Jason Palmer will be appointed to fill the Place 8 alternate seat; and

WHEREAS, the City Council wishes to fill the vacancy on the Parks and Recreation 
Board; and

WHEREAS,   the City of Justin City Council declares it in the best interests of the health, 
safety, and welfare of the public to adopt this resolution; and

WHEREAS,  all prerequisites for the adoption of this resolution have been met, including 
but not limited to the Open Meetings Act.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE 
CITY OF JUSTIN, TEXAS:

Sec. 1. That all matters stated hereinabove

Sec. 2. Jason Palmer is hereby appointed to the Parks and Recreation Board to 
complete the current term of Place 8 for a term expiring December 31, 
2026.

Sec. 3. Sec. 3. That this Resolution shall take effect immediately upon passage. 

AND IT IS SO RESOLVED AND APPROVED THIS 22nd OF MAY, 
2025. 

ATTEST: CITY OF JUSTIN

__________________________  ________________________________
Amy M. Piukana James Clark
City Secretary Mayor
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City Council Coversheet 

May 22, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: 3. (CEREMONIAL ITEM(S)) 
 
Title: Consider and take action to appoint a Mayor Pro Tem 
 
Department: Administration 
 
Contact: Amy Piukana, City Secretary 
 

Recommendation: 

The City Staff recommends the City Council appoint a member of the City Council to serve as Mayor 
Pro Tem for a one-year term. 
 

Background: 

The City Charter Chapter 3.05 states that the Mayor Pro-Tem shall be elected by the City Council at the 
first regular meeting after each election. The Mayor Pro-Tem serves the duties of the Mayor during the 
absence of the Mayor.  
 
The following is a list of past Mayor Pro Tems:  

• Shelby St. Claire (2024 to Present) 
• John Mounce (2022-2024) 
• James Clark (2021 to 2022) 
• Lynn Crites (2019-2021) 
• Alan Woodall (2018-2019) 
• David Wilson (2017-2018) 
• David Speicher (2015-2017) 

 
 

City Attorney Review: No 
 

Attachments: 

None 
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