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CITY OF JUSTIN 

PLANNING AND ZONING COMMISSION AGENDA 
AUGUST 19, 2025 

415 N. COLLEGE AVE. 
6:30 PM  

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

A. Call to Order and Roll Call. 

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

C. Discuss Old Town and FM 156 Corridor Plan 

D. Discuss FM 407 Update 

E. Discuss update to the Capital Improvement Plan and Impact Fees 

F. Update on Developments in the City of Justin 

G. Discuss regular agenda items. 

H. Adjourn. 

2. CONVENE INTO REGULAR SESSION AT 7:30 PM 

3. CALL TO ORDER AND ROLL CALL 

4. PLEDGE OF ALLEGIANCE 

5. PUBLIC COMMENT: 

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

6. CONSENT ITEMS: 

 A. Consider approval of the minutes for April 15, 2025 

 B. Consider approval of the minutes for May 20, 2025 
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7. PUBLIC HEARING: 

 A. Conduct a Public Hearing to hear concerns for or against a recommendation to City Council 
to rezone the subject property from Residential Estate Single Family (SF-RE) to Planned 
Development Light Industrial  legally described as A0993A MARY POLK, TR 20B, 
A0993A MARY POLK, TR 20C, A0993A MARY POLK, TR 20, A0993A MARY POLK, 
TR 20D. Generally located northeast from the intersection of Sam Reynolds Road and Boss 
Range Road. 

 B. Consider and act upon a recommendation to City Council to rezone the subject property 
from Residential Estate Single Family (SF-RE) to Planned Development Light Industrial 
legally described as A0993A MARY POLK, TR 20B, A0993A MARY POLK, TR 20C, 
A0993A MARY POLK, TR 20, A0993A MARY POLK, TR 20D. Generally located 
northeast from the intersection of Sam Reynolds Road and Boss Range Road. 

8. FUTURE AGENDA ITEMS: 

  

 A. Update on Future Agenda Items 

9. DEVELOPMENT UPDATE: 

 A. Development Update 

10. 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. 

11. ADJOURNMENT: 

  

I, the undersigned authority, do hereby certify that the above notice of the meeting of the City Planning 
& Zoning Commission of the City of Justin, Texas, is a true and correct copy of the said notice that I 
posted on the official bulletin board at Justin Municipal Complex, 415 North College Street, Justin, 
Texas, a place of convenience and readily accessible to the general public at all times. 
 
Said notice has been posted this 14th day of  August by 5:00 p.m., at least 72 hours preceding the 
scheduled meeting time. 
 

Matthew Cyr  

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

MEETING MINUTES  
TUESDAY, APRIL 15, 2025  

 
JUSTIN CITY HALL 

415 NORTH COLLEGE STREET 
 
Members Present: 
Rod Stokes, Tom Cronberger, Scott Hill, David Beck, Emily Krzyzek, and Courtney Porter. 
 
Staff Present: 
Matt Cyr, Director of Development Services and Economic Development 
 

1. WORK SESSION 
 
A. Call to Order and Roll Call. 

B. Briefing regarding the March 27th and April 10th Council Meetings. 

 a. Sign Kiosk Agreement (March 27th) 

 b. Demolition Permit Moratorium Old Town (March 27th) 

 c. Cuesta Annexation (March 27th) 

 d. Treeline Interlocal Agreement (April 10th) 

C. Discuss Legislative Updates 

D. Discuss Old Town Phase III Preliminary Schedule 

E. 112 W 4th Street Property 

F. Update on Developments in the City of Justin 

G. Discuss regular agenda items. 

H. Adjourn. 

 
Discussion was held on these items. Chairman Beck adjourned work session at 7:28pm. 

 
2. CONVENE INTO REGULAR SESSION AT 7:30 PM 
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Chairman Beck started the meeting at 7:30 pm. 
 

 
3. CALL TO ORDER AND ROLL CALL 

 
Chairman Beck called roll. The following members were present: 

 
Rod Stokes, Tom Cronberger, Scott Hill, David Beck, Emily Krzyzek, and Courtney Porter. 
 

4. PLEDGE OF ALLEGIANCE 
 
Ryan Stevens lead the pledge.  

 

5. PUBLIC COMMENT: 
 

In order to the business flow and provide all citizens the opportunity to speak, the 
Planning & Zoning Commission Chair may impose a three-minute limit on any person 
addressing the Commission.  Speaker slips must be completed prior to speaking. 
 
To allow the public the ability to participate in the public comment portion and not 
attend the meeting in person, the City allows the following: email comments may be 
submitted with name and address to the Director of Planning and Development 
Services by 5:00 pm on the day of the meeting to mcyr@cityofjustin.com.  Staff will 
read any received email to Commission during the discussion of this item.  Please 
identify the agenda item to discuss.   
 
Chairman Beck opened the floor to Public Comment at 7:31pm 
 
Matt Cyr asked if the two speakers would like to hold their comment until the actual 
item.  
 
The speakers responded that they would hold until the item came up. 
 
Chairman Beck closed the floor to Public Comment at 7:32 pm. 
 
 

6. PUBLIC HEARING: 
 

A. Conduct a Public Hearing to hear concerns for or against a recommendation to City 
Council to rezone the subject property 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 
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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) 

  
Matt Cyr gave a brief presentation to the Commission of the item. 
 
Lucas Tribble, applicant and representative of Meritage Homes came forward to provide 
a presentation to the Commission.  
 
Chairman Beck opened the Public Hearing at 8:21pm 
 
Will Holbrook, resident at 10516 Range Road, spoke against the proposed zoning 
change.  
 
Marcus Miller, resident at 10536 Range Road, stated that their was pending litigation on 
the access rights related to the road.  
 
Dave Wallace, resident at 10652 Range Road, reiterated the same comment that Mr. 
Miller stated and spoke against the rezone request. 
 
No one else came forward. 

 
B. Consider and act upon a recommendation to City Council to rezone the subject property 

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). 

 
The Commission held a discussion related to the item.  
 
Commissioner Stokes made a motion to approve the item with the condition to require a 
percolation study and to reduce the discretion of the developer for lot sizes to be from 
10% to 5%. 
 
Commissioner Porter seconded the motion. 
 
The motion passed 5-1 
 

C. Conduct a Public Hearing to hear concerns for or against a recommendation to City 
Council 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 
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as follows: Beginning on West 12th Street proceeding East to North FM Rd 156, 
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 12th Street, proceeding East on 12th Street to N FM 156. 

 
Matt Cyr gave a brief presentation of the item.  
 
Chairman Beck opened and clsoed the Public Hearing at 8:52pm 

 
 

D. Consider and act upon a recommendation to City Council 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 West 
12th Street proceeding East to North FM Rd 156, 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 12th Street, 
proceeding East on 12th Street to N FM 156. 

 
Commissioner Scott Hill made a motion to recommend approval. 
 
Commissioner Cronberger seconded the motion. 
 
The motion passed unanimously. 
 
 

7. FUTURE AGENDA ITEMS: 
Matt Cyr provided an update to the Commission. 

   
8. DEVELOPMENT UPDATE: 

Matt Cyr provided an update to the Commission. 
 

9. EXECUTIVE SESSION 
No action was taken. 
 

10. ADJOURNMENT 
 

Chairman Beck adjourned the meeting at 9:00pm. 
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PLANNING & ZONING COMMISSION  
 

MEETING MINUTES  
TUESDAY, MAY 20, 2025  

 
JUSTIN CITY HALL 

415 NORTH COLLEGE STREET 
 
Members Present: 
Rod Stokes, Tom Cronberger, Emily Krzyzek, David Beck, Tory Turner, Gary Davis, Vicente 
Barrientos, Scott Hill and Courtney Porter. 
 
Staff Present: 
Matt Cyr, Director of Development Services and Economic Development 
 
A. Call to Order and Roll Call.  
 
B. Briefing regarding the May 8th Council Meeting.  

 
a. Historical Preservation Ordinance   
b. Strategic Services Agreement with Treeline 
c. Accepting the Oliver Creek Resolution to Comply with the Developers Agreement  

 
C. Discuss FM 407 Update  
 
D. Update on Developments in the City of Justin E. Discuss regular agenda items.  
 
F. Adjourn. 
 
Discussion was held on these items. Chairman Beck adjourned work session at 7:26 pm. 

 
1. CONVENE INTO REGULAR SESSION AT 7:30 PM 

 
Chairman Beck started the meeting at 7:30 pm. 
 

 
2. CALL TO ORDER AND ROLL CALL 

 
Chairman Beck called roll. The following members were present: 

 
Rod Stokes, Tom Cronberger, Emily Krzyzek, David Beck, Tory Turner, Gary Davis, Vicente 
Barrientos, Scott Hill and Courtney Porter. 
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3. PLEDGE OF ALLEGIANCE 
 
Ryan Stevens lead the pledge.  

 

4. PUBLIC COMMENT: 
 

In order to the business flow and provide all citizens the opportunity to speak, the 
Planning & Zoning Commission Chair may impose a three-minute limit on any person 
addressing the Commission.  Speaker slips must be completed prior to speaking. 
 
To allow the public the ability to participate in the public comment portion and not 
attend the meeting in person, the City allows the following: email comments may be 
submitted with name and address to the Director of Planning and Development 
Services by 5:00 pm on the day of the meeting to mcyr@cityofjustin.com.  Staff will 
read any received email to Commission during the discussion of this item.  Please 
identify the agenda item to discuss.   
 
Chairman Beck opened the floor to Public Comment at 7:31pm 
 
Chairman Beck closed the floor to Public Comment at 7:32 pm. 
 
 

5. CONSENT ITEMS: 
 

A. Consider approval of the minutes for January 21, 2025. 
 

B. Consider approval of the minutes for March 18, 2025. 
 
Commissioner Krzyzek requested to correct an error on the members present. 
 
Commissioner Barrientos made a motion to approve the minutes with he amendment.  
 
Commissioner Krzyzek seconded that motion. 
 
The motion passed unanimously. 
 

6. PUBLIC HEARING: 
 

A. Conduct a Public Hearing to hear concerns for or against a recommendation for a Specific 
Use Permit for Grapes to Wine+, a Wine/Bourbon Bar use located at 112 W 4th Street. 

 
Matt Cyr gave a brief presentation of the item.  

Dan and Hazel Adams, applicant, came forward to speak about their business.  
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B. Consider and act upon a recommendation to City Council for a Specific Use Permit for 
Grapes to Wine+, a Wine/Bourbon Bar use located at 112 W 4th Street. 
 
Commissioner Cronberger made a motion to approve as presented.  
 
Commissioner Davis seconded the motion. 
 
The motion passed unanimously. 

 
 

C. Conduct a Public Hearing to hear concerns for or against a recommendation to a Planned 
Development Amendment to reduce roadway impact fees at LaDera Timberbrook legally 

described as A0439A M. GARNETT, TR 3, 53.182 ACRES, OLD DCAD TR 2 and 
A0439A M. GARNETT, TR 3D, 6.483 ACRES. 
 

Matt Cyr gave a brief presentation on the item.  
 

John Delin, applicant with Integrity Group, came forward to speak. 
 
The Commission and Applicant held discussion.  

 
D. Consider and act upon a recommendation to City Council for a Planned Development 
Amendment to reduce roadway impact fees at LaDera Timberbrook legally described as 
A0439A M. GARNETT, TR 3, 53.182 ACRES, OLD DCAD TR 2 and A0439A M. 
GARNETT, TR 3D, 6.483 ACRES. 
 
Commissioner Hill made a motion to table the item to provide localized data and traffic 
information at the next P&Z meeting. 
 
Commissioner Stokes seconded the motion. 
 
The motion passed unanimously. 

 
 

7. FUTURE AGENDA ITEMS: 
Matt Cyr provided an update to the Commission. 

   
8. DEVELOPMENT UPDATE: 

Matt Cyr provided an update to the Commission. 
 

9. EXECUTIVE SESSION: 
No action was taken. 
 

10. ADJOURNMENT 
 

Chairman Beck adjourned the meeting at 9:00pm. 
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Planning and Zoning Commission Coversheet 

August 19, 2025 
415 N. COLLEGE AVE. 

 
Agenda Item: B. (PUBLIC HEARING:) 
 
Title: Consider and act upon a recommendation to City Council to rezone the subject property from 

Residential Estate Single Family (SF-RE) to Planned Development Light Industrial legally 
described as A0993A MARY POLK, TR 20B, A0993A MARY POLK, TR 20C, A0993A 
MARY POLK, TR 20, A0993A MARY POLK, TR 20D. Generally located northeast from the 
intersection of Sam Reynolds Road and Boss Range Road. 

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

Recommendation: 

The Justin Industrial Park aligns with the city’s economic development objectives to expand the 
industrial tax base, diversify land uses, and create employment opportunities. The PD standards exceed 
the city’s minimum requirements for building quality, landscaping, and screening, and the traffic impact 
is manageable. 

Staff recommends approval of the zoning and development plan as submitted. 
 
 

Background: 

Project Overview 

The Justin Industrial Park is a proposed 74-acre Planned Development (PD) located in the southern 
portion of the city. The development is designed to create a high-quality, cohesive light industrial uses. 
It will be divided into three tracts: 

• Tract 1: 7.92 acres 

• Tract 2: 58.56 acres 

• Tract 3: 1.25 acres 
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Zoning and Land Use 

• Proposed zoning: PD-LI (Planned Development – Light Industrial) 

• Permitted additional uses: 

o Data centers (height limited to 45’) 

o Indoor vehicle sales and display (no outdoor storage) 

o Permanent batch plants (Tracts 1 and 3 only) 

• Prohibited uses include sexually oriented businesses, gambling facilities, tattoo parlors, and 
marijuana manufacturing. 

 

Design Standards 

• Maximum height: 45 feet (with limited exceptions to 50 feet) 

• Lot coverage: Up to 80% 

• Building materials: Minimum 25% stone, cast stone, decorative concrete, or similar on street-
facing facades; no corrugated metal panels permitted. 

• Utilities: Overhead electrical is not permitted and will be buried underground. This will also 
extend utilities down the FM 156 corridor to make other properties viable for development.  

 

Infrastructure and Site Planning 

• Water/Sewer: The development will connect to existing 12-inch and 8-inch waterlines and 
sanitary sewer systems. 

• Drainage: Planned storm drain system with curb inlets and junction boxes to manage runoff. 

• Lighting: dark-sky compliant streetlights planned throughout and will be presented with 
infrastructure plans. 

• Landscaping: 

o 20’ landscape buffer along the north and west boundaries (Type F2: min. 4 canopy trees, 
4 understory trees, 12 shrubs, 6’ fence). 

o 15’ buffer along street ROW (Type F1: min. 3 canopy trees, 6 understory trees, 10 
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shrubs). 

 

Traffic Impact 

A trip generation analysis estimates: 

• Daily trips: 1,934 

• AM Peak Hour: 290 trips (223 in / 67 out) 

• PM Peak Hour: 279 trips (68 in / 211 out) 
The relatively low PM peak trip count (17 net new trips) reflects the nature of light industrial 
operations. 

 

Comprehensive Plan 

The Justin Industrial Park proposal is consistent with the plan’s goals by locating light industrial uses in 
a planned, well-buffered district that expands the City’s employment base and diversifies its tax base. 
The project’s PD-LI zoning, architectural standards, landscape buffers, and infrastructure design meet or 
exceed the quality and compatibility objectives outlined in the comprehensive plan. Additionally, its 
integration with existing utilities, dark-sky lighting, and site screening aligns with the plan’s emphasis 
on infrastructure efficiency, community character, and sustainable growth. Based on these factors, the 
proposed development is compliant with and supportive of the Imagine Justin Comprehensive Plan’s 
vision and implementation framework. 
 

Fiscal Impact Analysis 

As part of the Phase II planning deliverables, the Planning and Zoning Commission and City Council 
approved a fiscal impact analysis study that is utlized to determine the fiscal impact of each 
development. Based on the development uses the base floor of the fiscal impact would be anywhere 
from $1,124,000- $1,750,000 per year at full buildout, which is roughly $15,191 per acre. This does not 
include cost of services, however, the cost of services for light industrial is lesser than a residential 
development.  
 

Developers Agreement: 

The Developers Agreement originally executed on December 7, 2015 and was later amended again in 
2018 and 2021. The Developers Agreement outlines Light Industrial as a potential use.  
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City Attorney Review: No 
 

Attachments: 

1. Development Regulations- Justin Industrial Park 
2. Zoning Exhibits 
3. Trip Generation Letter 
4. Engineering Exhibits 
5. Justin Industrial Park -Landscape Buffer Exhibit 
6. Comp Plan- South Gateway 
7. Executed Developers Agreement 
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Planned Development ___ 

Justin Industrial Park 

Purpose and Intent 

The purpose of the Justin Industrial Park Planned Development (PD) is to achieve a 

quality, cohesive, and compatible light industrial and manufacturing district within the 

southern part of Justin, Texas. 

Project Location and Description 

The Project contains approximately 74 acres as described in Exhibit “A” – Zoning 

Exhibits.  

Creation of Tracts 

This PD is divided into three tracts: Tract 1, Tract 2, and Tract 3, as shown on the 

Zoning Exhibits (Exhibit “A”). 

Definitions 

Unless otherwise stated, the definitions in the City’s Code of Ordinances apply. 

Lot coverage means the percentage of the gross lot area that is covered by the 

horizontal footprint of all principal and accessory structures, measured at ground 

level, including eaves and other projections. Lot coverage is calculated by dividing 

the total area of these structures (as measured from the outside face of exterior 

walls or roof overhangs) by the gross lot area, and expressing the result as a 

percentage. Uncovered decks, driveways, walkways, swimming pools, and 

landscaped open areas are excluded. 

Data center means a facility whose primary service is data processing and is 

used to house computer systems and associated components, such as 

telecommunications and storage systems, including but not limited to web 

hosting organizations and internet service organizations. 

Vehicle display and sales (indoor) means a facility for the indoor display and 

indoor retail sale only (no rentals) of new or used automobiles and motorcycles. 

Outdoor storage and display are prohibited. 

Proposed Site Zoning and Land Use 

The proposed zoning classification for the Project is “PD LI”. Except as noted in the 

development standards below, the base zoning district standards for the District LI – 

Light industrial shall apply.  
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Exhibits 

The following exhibits are incorporated into this ordinance: Exhibit “A” Zoning Exhibits. 

 

 

 

Administrative adjustments 

The City Manager or designee may approve a deviation to standards up to 25% of the 

established requirement specifically to accommodate applicant requests or to address 

the following site-specific conditions: 

i. Steep grades on the site 

ii. Existing utilities and/or easements 

iii. Existing vegetation that is to be preserved 

iv. Accommodate wider sidewalks, trails, or cross access between properties 

Sec. 52-314 Light industrial development standards 

The maximum height of 45 feet is measured to top of deck or top plate, save for the 

following exclusions: parapets and architectural features. 

The Director of Development Services may approve of a height exception for water towers 

or tanks, standpipes, elevator housing, air-conditioning equipment, stairways, ventilation 

fans, and similar equipment that exceed the maximum 45 feet allowed in the LI zoning 

district, but that does not exceed 50 feet in height. 

Lot Coverage (maximum) Percentage may be up to 80%. 

Sec. 52-316 Planned development (PD) 

Development plan required: A development plan is not required for this planned 

development as stipulated by Sec. 52-316 (g) (1). 

Sec. 52-317 Schedule of uses 

All uses shall follow the City of Justin Code of Ordinances with the exception of the 

following: 

-Vehicle display and sales (indoor) (as defined herein under Definitions) 

 

- Data center (as defined herein under Definitions) 

• A data center shall be permitted with the following conditions: 

o Shall not exceed 45 feet in height; 
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o Shall not have a change in any design standards such as parking, 

density, landscaping by more than 10 percent.  

o All changes within 10 percent are subject to approval by the City 

Manager or designee. Check Sec.52-207. 

- Batch plant, concrete or asphalt (permanent) (Tracts 1 and 3 only) 

• Any other location shall comply with the City of Justin Code of Ordinances. 

 

The following uses are prohibited: 

- Club, commercial or business 

- Dance hall 

- Gambling facility (including bingo and 8-liners) 

- Sexually oriented business  

- Tattoo parlor 

- Manufacturing medical marijuana 

Sec. 52-401 Access and Parking 

Off-street parking and loading spaces must be provided in accordance with the City’s 

Code of Ordinances. 

Sec. 52-402 Building Standards 

Except as provided in this section, consult the City’s Code of Ordinances for the specific 

requirements. 

Sec. 52-274: Architectural features 

(1) Building materials 

a. Base standard. 

1. Primary materials for buildings in the LI district where buildings do not face F.M. 407, 

F.M. 156, or the railroad, shall be constructed of the following: 

(i) The facade adjacent to a street shall be constructed of a minimum of 25 percent of 

the following materials including, but not limited to: 

A.  Stone. 

B. Cast stone. 

C. Decorative concrete stamped and stained to resemble the appearance of stone. 

D. Or similar. 
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All buildings erected on any tract shall be faced with masonry, concrete, stone, 

glass, cement plaster, exterior insulation facing system (EIFS), or factory finished 

metal panels. Factory finished metal panels shall not included standard 

galvanized or painted corrugated or “R” type panels, aluminum, asbestos, or iron 

or steel or corrugated aluminum, asbestos, iron, or steel. 

No building shall be constructed with a wooden frame. Should any building be 

constructed of light weight aggregate, concrete blocks, tile blocks or tile bricks, 

the front of such building must be finished with face brick, common brick 

painted, limestone or their equivalent. 

Where the exterior (except the front wall) is constructed of light weight aggregate 

or concrete blocks, unless such exterior walls are finished in stucco, or gunite, or 

their equal, the building shall be tolled or painted and such exterior walls shall be 

rubbed down and covered sufficiently with standard waterproofing paint. 

7. Each building shall provide a minimum of four, a maximum of ten 'old west' detail 

devices. No more than two of any one device shall be allowed. Acceptable devices 

include, but are not limited to, the following: 

(i) A wagon wheel. 

(ii) Hitching posts. 

(iii) Wood barrels. 

(iv) Cedar railing. 

(v) Western designed signage. 

(vi) Statue. 

(vii) Special landscaping elements. 

(viii) Decorative brick pattern. 

(ix) Metal Texas star. 

(x) Or similar device. 

Sec. 52-403 Site Development 

(a) Landscape: Landscaping must be provided in accordance with the City’s Code of 

Ordinances. 

(b) Site plan required: All uses shall submit a site plan meeting the requirements 

outlined in Sec. 52-316 (h). A site plan shall be administratively approved if all regulations 

are followed in accordance with the Unified Development Code. Any requested variances 
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or exceptions shall be forwarded to the Planning and Zoning Commission for a 

recommendation and City Council for ultimate approval. 

Additional Provisions 

All utilities are to be buried underground. 

The roadway stub out connection to property ID 68537, or legally described as A0993A 

MARY POLK, TR 19(PT), 46.286 ACRES, OLD DCAD SHT 2, TR 10, may be waived at 

the discretion of the Director of Planning and Development. The intent is to serve a 

roadway connection to the adjacent business. 

The property must be properly maintained in a state of good repair and neat appearance. 

Development and use of the Property must comply with all federal and state laws and 

regulations, and with all ordinances, rules, and regulations of the city. 
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DENTON COUNTY, TEXAS

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT

PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

TYPE OR PRINT NAME PE #

PRELIMINARY
-FOR REVIEW ONLY-

CHANDLER DAVIS                    149398

DATE
7/30/2025

Civil Engineering + Planning

FEET
0 150 300 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

1) THE SANITATION CONTAINER SCREENING WALLS
SHALL BE BRICK MASONRY, STONE MASONRY, OR
OTHER ARCHITECTURAL MASONRY FINISH,
INCLUDING A METAL GATE, PRIMED AND PAINTED,
AND THE SANITATION CONTAINER SCREENING
WALLS, GATE, AND PAD SITE SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE CITY
DESIGN SPECIFICATION.

2) MECHANICAL AND HEATING AND AIR CONDITIONING
EQUIPMENT  IN NON RESIDENTIAL USES SHALL BE
SCREENED FROM VIEW FROM THE PUBLIC
RIGHT-OF-WAY AND FROM ADJACENT RESIDENTIAL
PROPERTIES.

ZONING NOTES

ZONING EXHIBIT LEGEND

PROPOSED LOT

EXISTING SF-1 ZONING

PROPERTY BOUNDARY

PROPOSED ROW PAVEMENT
(PUBLIC)

EXISTING FEMA FLOODPLAIN
(ZONE A)

54,481 SQ FT (1.25 ACRES) TRACT 3 AREA

TOTAL AREA 3,281,534 SQ FT (75.33 ACRES)

TRACT 2 AREA

SITE DATA

345,132 SQ FT (7.92 ACRES) TRACT 1 AREA

TBDPARKING REQUIRED:

ZONING: PLANNED DEVELOPMENT

TBDOPEN SPACE PROVIDED:

331,115 SQ FT (7.60 ACRES) PROPOSED RIGHT OF WAY AREA

2,550,806 SQ FT (58.56 ACRES)

PROPOSED RIGHT OF WAY
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THESE DOCUMENTS ARE FOR DESIGN
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DATE
7/29/2025

FEET
0 100 200 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

PROPOSED PLATT EXHIBIT LEGEND

PROPOSED LOT 1
PROPOSED ZONING AS LIGHT INDUSTRIAL

PROPOSED LOT 2
PROPOSED ZONING AS LIGHT INDUSTRIAL

PROPOSED LOT 3
PROPOSED ZONING AS LIGHT INDUSTRIAL

PROPERTY BOUNDARY

FEMA ZONE A

METES AND BOUNDS:
TRACT 1:
FROM THE POINT OF BEGINNING #1 NORTH 1°31'01" WEST
801.69' FEET
THENCE SOUTH 89°49'18"WEST 291.49' FEET
THENCE SOUTH 37°14'24"EAST 449.58' FEET
THENCE NORTH 1°31'01" WEST 442.84' FEET
THENCE SOUTH 89°49'18"WEST 554.06' FEET RETURNING TO
THE POINT OF BEGINNING
CONTAINING  9.11 ACRES, MORE OR LESS

TRACT 2:
FROM THE POINT OF BEGINNING #1 SOUTH 89°49'18" WEST,
561.48 FEET
THENCE SOUTH 89°49'18" WEST 554.06 FEET
THENCE SOUTH 1° 31'01" EST 442.84 FEET
THENCE SOUTH 37° 14'24" EAST 449.58 FEET
THENCE NORTH 89° 49'18" EAST 113.27 FEET
THENCE SOUTH 1° 31'01" EAST 305.06 FEET
THENCE SOUTH 89°49'18" WEST, 1,315.65 FEET
THENCE NORTH 1°33'49" WEST, 1,981.39 FEET
THENCE NORTH 88°26'28" EAST, 686.08 FEET
THENCE NORTH 1°31'01" WEST, 300.00 FEET
THENCE NORTH 88°26'26" EAST, 559.00 FEET
THENCE NORTH 1°31'03" WEST, 35.26 FEET
THENCE NORTH 88°28'57" EAST, 250.00 FEET
THENCE SOUTH 1°31'01" EAST, 1,245.72 FEET RETURNING TO
THE POINT OF BEGINNING
CONTAINING 64.00 ACRES, MORE OR LESS

TRACT 3:

Civil Engineering + Planning

FROM THE POINT OF BEGINNING #2 THENCE NORTH 89°
49'18" EAST 178.22 FEET
THENCE SOUTH 1° 31'01" EAST 305.06 FEET
THENCE SOUTH 89° 49'18" WEST 178.22 FEET
THENCE NORTH 1° 31'01" WEST 305.06 FEET RETURNING TO
THE POINT OF BEGINNING
CONTAINING 1.25 ACRES, MORE OR LESS
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Chandler Davis 

 

 

 

 

 

 

 

 

 

 

 

 

July 9th, 2025 

 

Subject: Trip Generation Memorandum for Justin Industrial Park 

Dear City of Justin Development Services, 

I am writing to provide a trip generation memorandum for the Justin Industrial Park project, which is proposed to 

consist of approximately 19 light industrial buildings and a roughly 7–10-acre batch plant, ITE Land Use Code 110 

General Light Industrial. This memorandum is intended to present an analysis of the expected trip generation from the 

proposed development, which will assist in assessing the potential traffic impact and making informed decisions related 

to transportation planning and infrastructure. 

 

Trip Generation Analysis 

 

Based on the calculated trip generation rates and the project details provided, the development is expected to generate a 

total of 17 trips during the PM Peak hour. These trip generation estimates should assist in evaluating the potential 

traffic impacts associated with the proposed development and in making informed decisions regarding transportation 

planning and improvements in the area. The data table is shown below: 

 

Land Use ITE Gross Intensity/ 
DAILY 

Peak Hour 

Description Code SQFT Units In Out Total 

General Light 
Industrial (AM) 

110 397,000 4.87 1934 223 67 290 

General Light 
Industrial (PM) 

110 397,000 4.87 1934 68 211 279 

 

If you require any additional information or clarification regarding the trip generation analysis or any other aspect of 

the project, please do not hesitate to contact me. 

Sincerely, 

 
 

Chandler Davis, P.E., CFM 
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JUSTIN INDUSTRIAL OVERALL WATER PLAN EXHIBIT
CITY OF JUSTIN

DENTON COUNTY, TEXAS

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT

PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

TYPE OR PRINT NAME PE #

PRELIMINARY
-FOR REVIEW ONLY-

CHANDLER DAVIS                    149398

DATE
7/29/2025

Civil Engineering + Planning

FEET
0 150 300 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

1) THE SANITATION CONTAINER SCREENING WALLS
SHALL BE BRICK MASONRY, STONE MASONRY, OR
OTHER ARCHITECTURAL MASONRY FINISH,
INCLUDING A METAL GATE, PRIMED AND PAINTED,
AND THE SANITATION CONTAINER SCREENING
WALLS, GATE, AND PAD SITE SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE CITY
DESIGN SPECIFICATION.

2) MECHANICAL AND HEATING AND AIR CONDITIONING
EQUIPMENT  IN NON RESIDENTIAL USES SHALL BE
SCREENED FROM VIEW FROM THE PUBLIC
RIGHT-OF-WAY AND FROM ADJACENT RESIDENTIAL
PROPERTIES.

ZONING NOTES

ZONING EXHIBIT LEGEND

PROPOSED LOT

PROPOSED ROW PAVEMENT
(PUBLIC)

EXISTING FEMA FLOODPLAIN
(ZONE A)

PROPERTY BOUNDARY

PROPOSED WATERLINE
EXISTING 8"  WATERLINE
EXISTING 12"  WATERLINE
PROPOSED FIRE HYDRANT
PROPOSED GATE VALVE

54,481 SQ FT (1.25 ACRES) TRACT 3 AREA

TOTAL AREA 3,281,534 SQ FT (75.33 ACRES)

TRACT 2 AREA

SITE DATA

345,132 SQ FT (7.92 ACRES) TRACT 1 AREA

TBDPARKING REQUIRED:

ZONING: PLANNED DEVELOPMENT

TBDOPEN SPACE PROVIDED:

331,115 SQ FT (7.60 ACRES) PROPOSED RIGHT OF WAY AREA

2,550,806 SQ FT (58.56 ACRES)

PROPOSED RIGHT OF WAY
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JUSTIN INDUSTRIAL OVERALL SANITARY SEWER PLAN EXHIBIT
CITY OF JUSTIN

DENTON COUNTY, TEXAS

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT

PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

TYPE OR PRINT NAME PE #

PRELIMINARY
-FOR REVIEW ONLY-
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DATE
7/29/2025

Civil Engineering + Planning

FEET
0 150 300 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

1) THE SANITATION CONTAINER SCREENING WALLS
SHALL BE BRICK MASONRY, STONE MASONRY, OR
OTHER ARCHITECTURAL MASONRY FINISH,
INCLUDING A METAL GATE, PRIMED AND PAINTED,
AND THE SANITATION CONTAINER SCREENING
WALLS, GATE, AND PAD SITE SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE CITY
DESIGN SPECIFICATION.

2) MECHANICAL AND HEATING AND AIR CONDITIONING
EQUIPMENT  IN NON RESIDENTIAL USES SHALL BE
SCREENED FROM VIEW FROM THE PUBLIC
RIGHT-OF-WAY AND FROM ADJACENT RESIDENTIAL
PROPERTIES.

ZONING NOTES

ZONING EXHIBIT LEGEND

PROPOSED LOT

PROPOSED ROW PAVEMENT
(PUBLIC)

PROPOSED PARKING LOT PAVEMENT
(PRIVATE)

PROPOSED LANDSCAPIG

PROPOSED BUILDING

EXISTING FEMA FLOODPLAIN
(ZONE A)

PROPERTY BOUNDARY

PROPOSED SANITARY SEWER

EXISTING SANITARY SEWER
PROPOSED SANITARY SEWER MANHOLE

54,481 SQ FT (1.25 ACRES) TRACT 3 AREA

TOTAL AREA 3,281,534 SQ FT (75.33 ACRES)

TRACT 2 AREA

SITE DATA

345,132 SQ FT (7.92 ACRES) TRACT 1 AREA

TBDPARKING REQUIRED:

ZONING: PLANNED DEVELOPMENT

TBDOPEN SPACE PROVIDED:

331,115 SQ FT (7.60 ACRES) PROPOSED RIGHT OF WAY AREA

2,550,806 SQ FT (58.56 ACRES)

PROPOSED RIGHT OF WAY
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SCALE: 1" = 150'

SHEET
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JUSTIN INDUSTRIAL OVERALL OFFSITE UTILITY PLAN
CITY OF JUSTIN

DENTON COUNTY, TEXAS

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT

PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

TYPE OR PRINT NAME PE #

PRELIMINARY
-FOR REVIEW ONLY-

CHANDLER DAVIS                    149398

DATE
7/29/2025

Civil Engineering + Planning

FEET
0 150 300 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

1) THE SANITATION CONTAINER SCREENING WALLS
SHALL BE BRICK MASONRY, STONE MASONRY, OR
OTHER ARCHITECTURAL MASONRY FINISH,
INCLUDING A METAL GATE, PRIMED AND PAINTED,
AND THE SANITATION CONTAINER SCREENING
WALLS, GATE, AND PAD SITE SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE CITY
DESIGN SPECIFICATION.

2) MECHANICAL AND HEATING AND AIR CONDITIONING
EQUIPMENT  IN NON RESIDENTIAL USES SHALL BE
SCREENED FROM VIEW FROM THE PUBLIC
RIGHT-OF-WAY AND FROM ADJACENT RESIDENTIAL
PROPERTIES.

ZONING NOTES

ZONING EXHIBIT LEGEND

PROPOSED LOT

PROPOSED ROW PAVEMENT
(PUBLIC)

PROPOSED PARKING LOT PAVEMENT
(PRIVATE)

PROPOSED LANDSCAPIG

PROPOSED BUILDING

EXISTING FEMA FLOODPLAIN
(ZONE A)

PROPERTY BOUNDARY

PROPOSED WATERLINE
EXISTING 8"  WATERLINE
EXISTING 12"  WATERLINE
PROPOSED FIRE HYDRANT
PROPOSED GATE VALVE
PROPOSED SANITARY SEWER

EXISTING SANITARY SEWER
PROPOSED SANITARY SEWER MANHOLE

H
IG

H
W

AY
 1

56

54,481 SQ FT (1.25 ACRES) TRACT 3 AREA

TOTAL AREA 3,281,534 SQ FT (75.33 ACRES)

TRACT 2 AREA

SITE DATA

345,132 SQ FT (7.92 ACRES) TRACT 1 AREA

TBDPARKING REQUIRED:

ZONING: PLANNED DEVELOPMENT

TBDOPEN SPACE PROVIDED:

331,115 SQ FT (7.60 ACRES) PROPOSED RIGHT OF WAY AREA

2,550,806 SQ FT (58.56 ACRES)

PROPOSED RIGHT OF WAY
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JUSTIN INDUSTRIAL OVERALL STORM DRAIN PLAN EXHIBIT
CITY OF JUSTIN

DENTON COUNTY, TEXAS

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT

PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

TYPE OR PRINT NAME PE #

PRELIMINARY
-FOR REVIEW ONLY-

CHANDLER DAVIS                    149398

DATE
7/29/2025

Civil Engineering + Planning

FEET
0 150 300 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

1) THE SANITATION CONTAINER SCREENING WALLS
SHALL BE BRICK MASONRY, STONE MASONRY, OR
OTHER ARCHITECTURAL MASONRY FINISH,
INCLUDING A METAL GATE, PRIMED AND PAINTED,
AND THE SANITATION CONTAINER SCREENING
WALLS, GATE, AND PAD SITE SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE CITY
DESIGN SPECIFICATION.

2) MECHANICAL AND HEATING AND AIR CONDITIONING
EQUIPMENT  IN NON RESIDENTIAL USES SHALL BE
SCREENED FROM VIEW FROM THE PUBLIC
RIGHT-OF-WAY AND FROM ADJACENT RESIDENTIAL
PROPERTIES.

ZONING NOTES

ZONING EXHIBIT LEGEND

PROPOSED LOT

PROPOSED ROW PAVEMENT
(PUBLIC)

PROPOSED PARKING LOT PAVEMENT
(PRIVATE)

PROPOSED LANDSCAPIG

PROPOSED BUILDING

EXISTING FEMA FLOODPLAIN
(ZONE A)

PROPERTY BOUNDARY

PROPOSED STORM DRAIN
PROPOSED CURB INLET
PROPOSED JUNCTION BOX

15' CURB INLET

15' CURB INLET

15' CURB INLET

20' CURB INLET

15' CURB INLET

ROCK RIP RAP

ROCK RIP RAP

ROCK RIP RAP

PROPOSED NON GROUTED ROCK RIP RAP

54,481 SQ FT (1.25 ACRES) TRACT 3 AREA

TOTAL AREA 3,281,534 SQ FT (75.33 ACRES)

TRACT 2 AREA

SITE DATA

345,132 SQ FT (7.92 ACRES) TRACT 1 AREA

TBDPARKING REQUIRED:

ZONING: PLANNED DEVELOPMENT

TBDOPEN SPACE PROVIDED:

331,115 SQ FT (7.60 ACRES) PROPOSED RIGHT OF WAY AREA

2,550,806 SQ FT (58.56 ACRES)

PROPOSED RIGHT OF WAY
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SHEET

5

JUSTIN INDUSTRIAL OVERALL STREET LIGHT PLAN EXHIBIT
CITY OF JUSTIN

DENTON COUNTY, TEXAS

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT

PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

TYPE OR PRINT NAME PE #

PRELIMINARY
-FOR REVIEW ONLY-

CHANDLER DAVIS                    149398

DATE
7/29/2025

Civil Engineering + Planning

FEET
0 150 300 TEXAS REGISTRATION ENGINEERING FIRM NO. 12452

3000 RACE STREET, SUITE 108
FORT WORTH, TX 76111
PHONE #: (817) 529-2700

1) THE SANITATION CONTAINER SCREENING WALLS
SHALL BE BRICK MASONRY, STONE MASONRY, OR
OTHER ARCHITECTURAL MASONRY FINISH,
INCLUDING A METAL GATE, PRIMED AND PAINTED,
AND THE SANITATION CONTAINER SCREENING
WALLS, GATE, AND PAD SITE SHALL BE
CONSTRUCTED IN ACCORDANCE WITH THE CITY
DESIGN SPECIFICATION.

2) MECHANICAL AND HEATING AND AIR CONDITIONING
EQUIPMENT  IN NON RESIDENTIAL USES SHALL BE
SCREENED FROM VIEW FROM THE PUBLIC
RIGHT-OF-WAY AND FROM ADJACENT RESIDENTIAL
PROPERTIES.

3) ALL LIGHTING SHALL FOLLOW ALL OF CODE
REGULATIONS.

4) ALL LIGHTING SHALL BE DARK SKY COMPLIANT.
5) ALL LIGHTING SHALL BE SUBMITTED WITH THE

CONSTRUCTION PLANS.
6) AN ELECTRICAL PLAN SHALL BE SUBMITTED WITH

THE CONSTRUCTION PLANS.

ZONING NOTES

ZONING EXHIBIT LEGEND

PROPOSED LOT

PROPOSED ROW PAVEMENT
(PUBLIC)

PROPOSED PARKING LOT PAVEMENT
(PRIVATE)

PROPOSED BUILDING

EXISTING FEMA FLOODPLAIN
(ZONE A)

PROPERTY BOUNDARY

PROPOSED STREET LIGHT RADIUS (R200')
PROPOSED STREET LIGHT (24 TOTAL)

54,481 SQ FT (1.25 ACRES) TRACT 3 AREA

TOTAL AREA 3,281,534 SQ FT (75.33 ACRES)

TRACT 2 AREA

SITE DATA

345,132 SQ FT (7.92 ACRES) TRACT 1 AREA

TBDPARKING REQUIRED:

ZONING: PLANNED DEVELOPMENT

TBDOPEN SPACE PROVIDED:

331,115 SQ FT (7.60 ACRES) PROPOSED RIGHT OF WAY AREA

2,550,806 SQ FT (58.56 ACRES)

PROPOSED RIGHT OF WAY
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	1. WORK SHOP SESSION AGENDA (6:30 PM)
	A. Call to Order and Roll Call.
	B. Briefing regarding the June, July, and August Coun
	C. Discuss Old Town and FM 156 Corridor Plan
	D. Discuss FM 407 Update
	E. Discuss update to the Capital Improvement Plan and
	F. Update on Developments in the City of Justin
	G. Discuss regular agenda items.
	H. Adjourn.

	2. CONVENE INTO REGULAR SESSION AT 7:30 PM
	3. CALL TO ORDER AND ROLL CALL
	4. PLEDGE OF ALLEGIANCE
	5. PUBLIC COMMENT:
	6. CONSENT ITEMS:
	A. Consider approval of the minutes for April 15, 202
	P&Z Minutes April 15, 2025

	B. Consider approval of the minutes for May 20, 2025
	P&Z Minutes May 20, 2025


	7. PUBLIC HEARING:
	A. Conduct a Public Hearing to hear concerns for or a
	B. Consider and act upon a recommendation to City Cou
	Coversheet Justin Industrial Park
	Development Regulations- Justin Industrial Park
	Zoning Exhibits
	Trip Generation Letter
	Engineering Exhibits
	Justin Industrial Park -Landscape Buffer Exhibit
	Comp Plan- South Gateway
	Executed Developers Agreement


	8. FUTURE AGENDA ITEMS:
	A. Update on Future Agenda Items

	9. DEVELOPMENT UPDATE:
	A. Development Update

	10. EXECUTIVE SESSION :
	11. ADJOURNMENT:



