
 

PLANNING AND ZONING 
COMMISSION AGENDA 
MONDAY, JUNE 8, 2026 

6:00 PM 
  

CITY OF ENNIS CITY HALL 
COMMISSION CHAMBERS 

107 N. SHERMAN 
ENNIS, TEXAS 75119 

(972) 875-1234 
  
As authorized by Texas Government Code Section 551.071 - this meeting may be convened into closed 
Executive Session for the purposes of seeking confidential legal advice from the City Attorney on any item on 
the agenda at any time during the meeting. 
The City of Ennis reserves the right to re-align, recess, or reconvene the Regular Session or called Executive 
Session or order of business at any time prior to adjournment.   
A. CALL TO ORDER 

 Roll Call 
 Pledge of Allegiance  
 Invocation  

B. CITIZEN PUBLIC COMMENT PERIOD 
The Planning and Zoning Commission invites citizens to address the Commission on any 
topic not already scheduled for a Public Hearing. Citizens wishing to speak should complete 
a “Citizen Comment Period” form and present it to staff prior to the meeting. Speakers are 
limited to 3 minutes. In accordance with the Texas Open Meetings Act, the Planning and 
Zoning Commission cannot take action on items not listed on the agenda. However, your 
concerns may be addressed by City Staff, placed on a future agenda, or responded to by 
some other course.   

C. CONSENT ITEMS 
The following may be acted upon in one motion.  A Planning and Zoning Commissioner may 
request items to be removed from the Consent Agenda for individual consideration.     

 C.1. Approval of the May 11, 2026 Regular Meeting Minutes.  
2026 05 11 P&Z Meeting Minutes  

D. PUBLIC HEARING  
 D.1. Conduct a public hearing and discuss and consider a request for ZONING CHANGE 

from Agricultural (A) and Single-Family Residential District – 10 (R-10) to Planned 
Development (PD) for an approximately 124.289-acre tract of land situated in the 
William Garrett Survey, Abstract No. 382, John Holt Survey, Abstract No. 452, John F. 
Reagor Survey, Abstract No. 931 and B.F. Reagor Survey, Abstract No. 943, City of 
Ennis, Ellis County, Texas. Located at 2200 Country Club Road. Ellis CAD ID 183729. 
This request includes a concept plan containing approximately 86 single-family 
residential lots and 1.27 acres of common area open space. Tranquility Subdivision. 
P&Z Case No.: ZAXA-26-6 
Owner: Land of Tranquility LLC 
Applicant: Chad Adams, Oakhull Investments LLC  
ZAXA-26-6  

E. ITEMS FOR DISCUSSION AND INDIVIDUAL  CONSIDERATION  
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 E.1. Consider approving a FINAL PLAT for the Sonoma Trail Retail Addition consisting of 

2 commercial lots and measuring approximately 2.66 acres, located in the Thomas 
Havens Survey, Abstract No. 489, City of Ennis, Ellis County, Texas. Generally 
located in the 300 to 400-Block of N Sonoma Trl. Ellis CAD ID 185436. 
P&Z Case No.: PLAT-26-11 
Owner: Sonoma Trail 45 LLC 
Applicant: Vasquez Engineering LLC  
PLAT-26-11  

F. ADJOURNMENT 
I, the undersigned authority, do hereby certify that this Notice of Meeting was posted in accordance 
with the regulations of the Texas Open Meetings Act on the bulletin board located at the entrance to 
the City of Ennis City Hall, a place convenient and readily accessible to the general public, as well as 
to the City's website at www.ennistx.gov and said Notice was posted prior to the following date and 
time: TUESDAY, JUNE 2, 2026 AT 5:00 P.M. and will remain posted for at least two hours after said 
meeting was convened. 

 
Jorge Barake, City Planner  
Community Health and Development Department 

 
Erica Stubbs, Senior Planner  
Community Health and Development Department  
 
Planning and Zoning Commission Meetings are available to all persons regardless of disability. If you require 
special assistance, please contact the City of Ennis at (972) 875-1234 ext. 2236 or write to: PO Box 220, Ennis, TX 
75120, at least 48 hours in advance of the meeting.  
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 PLANNING AND ZONING COMMISSION 

AGENDA SUMMARY FORM 

 
 
To: Planning and Zoning Commission 
Subject: Approval of the May 11, 2026 Regular Meeting Minutes. 
Meeting: PLANNING AND ZONING COMMISSION - 08 Jun 2026 
Department: Planning & Development 
Staff Contact: Jorge Barake, Planner 
 
BACKGROUND INFORMATION: 
Minutes for the May 11, 2026 Regular Meeting are submitted for Planning and Zoning Commission's 
review and approval.          
 
ATTACHMENTS: 
2026 05 11 P&Z Meeting Minutes 
 
 

C.1.

Page 3 of 114



MINUTES 
CITY OF ENNIS 

PLANNING AND ZONING COMMISSION   
Monday, May 11, 2026, 6:00 P.M 

 

 

A. CALL TO ORDER 
 

Chairperson Ian Coleman called a Regular Session of the Ennis Planning and Zoning Commission to order Monday, 
May 11, 2026, at 6:00 P.M. in the Ennis City Hall Commission Chambers, 107 N Sherman St, Ennis, Texas 75119. 

 

Senior Planner, Erica Stubbs called roll and verified a quorum: 
 

Chairperson Coleman Present Commissioner McCauley Present 
Vice-Chairperson Hughes Present Commissioner Sacha Present 
Commissioner Estes Present Commissioner Snodgrass Present 
Commissioner Garrett Present   

 

The Pledge of Allegiance was recited. 
 

The Invocation was given by Vice-Chairperson Hughes 
 
B. CITIZEN PUBLIC COMMENT PERIOD 

 

No one from the public spoke. 
 
C. CONSENT ITEMS 
 

 C.1 Approval of the April 27, 2026 Regular Meeting Minutes 
 

Motion by Vice-Chairperson Hughes; second by Chairperson Snodgrass to approve the April 27, 2026, regular 
meeting minutes as submitted. 

 

A vote was cast, 7 in favor, 0 against. Motion adopted. 
 

D. ITEMS FOR DISCUSSION AND INDIVIDUAL CONSIDERATION 
 

 D.1 Consider approving a FINAL PLAT for the Seven Eleven Ensign Addition consisting of 1 commercial lot 
and measuring approximately 1.887 acres, located in the Williamson H. Bundy Survey, Abstract No. 64, and 
David Rose Survey, Abstract No. 905, City of Ennis, Ellis County, Texas. 4009 Ensign Rd. Portion of Ellis CAD ID 
189871. 

  P&Z Case No.: PLAT-26-8 
  Owner: VRE Ensign 7E LLC 
  Applicant: Triangle Engineering 
   

  Item presented by Erica Stubbs, Senior Planner 
 

  The applicant, Keyur Rathod with Triangle Engineering, was available for questions. 
 

 Motion to approve the item as presented by Commissioner Garrett; second by Commissioner McCauley. 
 

Commissioner Sacha commented on the proposed secondary driveway from the US-287 access road from the 
existing drive approach.  

 

 A vote was cast. 7 in favor, 0 against. Motion adopted. 
 
E. ADJOURNMENT 

 

With no other business, Chairperson Coleman declared the meeting adjourned at approximately 6:07 P.M. 
 

ATTEST:      APPROVED: 
 

___________________________   ___________________________ 
Erica Stubbs, Senior Planner    Ian Coleman, Chairperson 

 

___________________________ 
Troy Foreman, Assistant Director 
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 PLANNING AND ZONING COMMISSION 

AGENDA SUMMARY FORM 

 
 
To: Planning and Zoning Commission 
Subject: Conduct a public hearing and discuss and consider a request for ZONING 

CHANGE from Agricultural (A) and Single-Family Residential District – 10 (R-10) 
to Planned Development (PD) for an approximately 124.289-acre tract of land 
situated in the William Garrett Survey, Abstract No. 382, John Holt Survey, 
Abstract No. 452, John F. Reagor Survey, Abstract No. 931 and B.F. Reagor 
Survey, Abstract No. 943, City of Ennis, Ellis County, Texas. Located at 2200 
Country Club Road. Ellis CAD ID 183729. This request includes a concept plan 
containing approximately 86 single-family residential lots and 1.27 acres of 
common area open space. Tranquility Subdivision. 
P&Z Case No.: ZAXA-26-6 
Owner: Land of Tranquility LLC 
Applicant: Chad Adams, Oakhull Investments LLC 

Meeting: PLANNING AND ZONING COMMISSION - 08 Jun 2026 
Department: Planning & Development 
Staff Contact: Erica Stubbs, Senior Planner 
 
BACKGROUND INFORMATION: 
The subject 124.298-acre property is located at 2200 Country Club Road and is currently split zoned 
Agricultural (A) and Single-Family Residential-10 (R-10). The applicant requests a zoning change to 
Planned Development (PD) for the development of a rural estate style subdivision comprised of 86 
single-family residential lots and named "Tranquility Subdivision". 
  
The Future Land Use Plan designates the property for "New Neighborhoods". 
  
The property is situated between fully developed residential subdivisions to the north (Casa Linda 
Subdivision, R-5), south (Sunset North Addition, R-10) and east (Bluebonnet Hills Estates, R-10). The 
western property boundary abuts the floodplain.  
  
The request for Planned Development (PD) zoning also includes a concept plan as required by 
sections 3.3.1 (table 3.3-1) and 3.3.4 of the Unified Development Ordinance (UDO). The concept plan 
allows for review of various development-related aspects, including proposed major street patterns; 
land use and development patterns and trends; environmental issues and constraints; development 
character and design standards; conformance to the Comprehensive Plan, the PD regulations, the 
UDO, and other applicable plans and guidelines; and the property’s relationship to adjoining areas. 
Review of a concept plan also assists the city in evaluating the possible impacts of the proposed 
development in terms of provision of essential public facilities and services, respecting and preserving 
important natural features and the environment, provision of open space and recreational 
opportunities, and protecting the general health, safety and welfare of the community. 
  

D.1.
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The proposed concept plan for the Tranquility Subdivision consists of 86 single-family residential lots, 
1 common area lot and 2 linear lots reserved for entry features, monuments and signage. The 
average single-family lot size in the subdivision is 1.29 acres. Minimum single-family lot size is 1 acre 
and maximum single-family lot size is 3.23 acres.  
Gross density of the proposed Tranquility Subdivision is .69 dwelling units per acre.  
Net density is .78 dwelling units per acre. 
The proposed lot development standards align with the Residential Estate (RE) zoning district with 
the exception of the minimum gross living area.  
  
The proposed minimum home size in the Tranquility Subdivision is 2,200 square feet, well above the 
1,200 square feet required by the UDO. Each dwelling shall have a minimum 2-car garage and be 
side or rear facing, no garages will be permitted along the primary street facade. Facade materials 
specified in the PD standards require a minimum of 80% brick, stone/ manufactured stone, fiber 
cement board or stucco on each facade. No conceptual images of homes were submitted with the 
application as required by UDO section 3.3.4(4)(b)(iii)(2). 
  
Accessory structures shall be permitted including agricultural buildings. No size restrictions are 
placed on accessory structures per the PD standards. Accessory structures are permitted to be 25-
feet in height compared to 24-feet as specified by the UDO. In addition, there is no limit to the number 
of accessory structures permitted on each lot.  
  
Home sales prices are anticipated in the range of $650,000 - $800,000 and possibly higher based 
upon similar developments in Ellis County. Estimated home prices are not inclusive of the property.  
  
No specific details have been provided regarding the 1.27 acre common area lot located adjacent to 
Stephen F. Austin Elementary School. In addition, no amenities are proposed for this subdivision. 
  
A minor collector street is indicated on the concept plan per the City's adopted thoroughfare plan. 
This is designated as “Street A” connecting Country Club Rd to Bluebonnet Hills Drive. 
All local streets throughout the subdivision terminate in cul-de-sacs. Topography of the property is a 
limiting factor for street connectivity within the subdivision. 
In accordance with UDO Section 9.4.1 (5)(b)(2) the maximum permitted block length is 1,200 feet and 
limited to a maximum of 12 lots. The concept plan deviates from this standard, with 15 lots served by 
street “EA”. 
  
Proposed street construction standards fall below the standards as specified in the Ennis 
Infrastructure Design Standards.  
Minor Collector (Street A) - 
Proposed: 60-feet right-of-way, 37-feet wide paving, 6-inches reinforced concrete on 6-inches lime 
stabilized subgrade, no curb and gutter 
Infrastructure Design Standards: minimum 60-feet right-of-way, minimum 37-feet wide paving (back 
of curb to back of curb), 7-inches reinforced concrete on 8-inches lime stabilized subgrade, 6-inch 
integral stand up curbs  
Local streets -  
Proposed: 60-feet right-of-way, 30-feet wide paving, 6-inches reinforced concrete on 6-inches lime 
stabilized subgrade, no curb and gutter 
Infrastructure Design Standards: minimum 50-feet right-of-way, minimum 30-feet wide paving (back 
of curb to back of curb), 6-inches reinforced concrete on 6-inches lime stabilized subgrade, 
mountable/laydown curb and gutter or 6-inch integral stand up curbs  
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A traffic impact analysis (TIA) or traffic impact worksheet has not been submitted per UDO section 
3.3.4(4)(b)(x). 
  
Drainage is proposed to be addressed through open ditches on both sides of each street. The City 
may be responsible for maintenance of the ditches depending on the location of the ditches. If located 
in the right-of-way accepted by the City, maintenance will be the responsibility of the City. If located in 
an easement on the individual properties, maintenance will be the responsibility of the Homeowner's 
Association (HOA). 
  
4-feet wide sidewalks on one (1) side of the street are proposed. The submitted concept plan does 
not indicate the locations of sidewalks. Concept Plans are required to indicate Major internal 
circulation systems, locations of roadways, locations of trails, trail amenities, bicycle paths, etc. (ref. 
UDO Sec. 3.3.4 (4) (b))  
Although the UDO does not require sidewalks abutting residential lots one-acre or larger, the request 
is for Planned Development (PD) zoning. Planned Development zoning districts fall under the 
umbrella of Special Zoning Districts the UDO describes as having “pedestrian-friendly and walkable 
environments”. (ref. UDO Sec. 4.5). 
  
Wastewater is proposed to be served through individual, lot-level aerobic on-site sewage facilities 
(OSSF) in lieu of connecting to the City's wastewater system.  This will require the applicant to file an 
appeal to City Commission for consideration to install OSSF on the residential lots due to the 
property's proximity to an organized sewage system. (ref. Ennis Code of Ordinances Sec. 18-407). 
The effect of Accessory Dwelling Units (ADUs) on OSSF will need to be considered. 
  
The proposed subdivision perimeter fencing falls below the standards specified in UDO Section 
7.3.4(2)(a).  
Proposed subdivision perimeter fencing: 6-feet high wood privacy fencing, constructed section by 
section as each home is built 
UDO standards subdivision perimeter fencing: 6-feet to 8-feet high, 100% masonry or any other 
sustainable material with more than a 30-year life expectancy, low maintenance materials and 
complemented with landscaping where appropriate. Prohibited materials: chain link, vinyl and wood. 
Fencing is required to be completely installed for the boundary prior to the issuance of a building 
permit. 
  
Applicable City standards, existing topographic contours, demographic and housing market 
characteristics are attached to this report for reference and informational purposes. 
  
Notification letters were sent to the eighty (80) surrounding property owners within 200 feet.  Zero (0) 
approvals and twenty one (21) protests were returned. 
 
ATTACHMENTS: 
ZAXA-26-6_Application 
ZAXA-26-6_Letter of Intent 
ZAXA-26-6_Vicinity Map 
ZAXA-26-6_Aerial Map 
ZAXA-26-6_Current & Proposed Zoning 
ZAXA-26-6_Future Land Use Plan 
ZAXA-26-6_Zoning Exhibit 
ZAXA-26-6_Concept Plan 
ZAXA-26-6_Development Standards 

D.1.
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ZAXA-26-6_Referenced City Standards 
ZAXA-26-6_2ft Contours 
ZAXA-26-6_Demographic Profile_1mi radius 
ZAXA-26-6_Housing Market Characteristics_1mi radius 
ZAXA-26-6_200ft Buffer 
ZAXA-26-6_200ft Buffer Responses 
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pẑ�z{�‰zoƒs

Š‹

hl…rmŒrs

•Ž••ŽŠ‘

’•……rno�“ƒrs

[”

„…zizƒr•�“ƒrs

†‡ŵv‡cầ]
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Tranquility Estates, Ennis, Texas 

Oakhull Investments, LLC is pleased to present Tranquility Estates, a residential 
development opportunity located within the city of Ennis, Texas. This thoughtfully planned 
±1 acre residential project is designed to deliver high-quality living in a peaceful, low-
density setting while remaining well connected to the broader Dallas–Fort Worth 
Metroplex. 

Tranquility Estates is situated in Ennis, just 30 minutes south of Dallas and 
approximately 11 minutes from Waxahachie, offering residents the ideal balance of small-
town charm and metropolitan accessibility. The development emphasizes privacy, open 
space, and community-oriented living—an increasingly desirable lifestyle choice for 
homeowners seeking tranquility without sacrificing convenience. This neighborhood will 
offer move-up homes tailored to stable, higher-income buyers seeking long-term 
value. 

The City of Ennis benefits from exceptional regional connectivity, positioned at the 
crossroads of Interstate 45, US Highway 287, and US Highway 34. As part of the dynamic 
Dallas–Fort Worth Metroplex, Ennis provides access to a strong employment base, quality 
healthcare, educational opportunities, and essential services, while maintaining lower 
density, reduced traffic, and a more relaxed pace of life compared to core urban markets. 

Ellis County continues to experience significant population and economic growth, 
ranking among the fastest-growing counties in the nation. Its affordability, strategic 
location, and expanding infrastructure make it an increasingly attractive destination for 
residential development. Tranquility Estates is well positioned to benefit from these 
favorable market fundamentals, offering long-term value supported by sustained demand 
for thoughtfully designed residential communities in Ennis. 
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ORDINANCE NO. _______ 

PLANNED DEVELOPMENT ORDINANCE 

TRANQUILITY SUBDIVISION 

City of Ennis, Ellis County, Texas 
Prepared by: Oakhull Investments 

Date: March 2026 

DRAFT — FOR REVIEW PURPOSES ONLY 

PROJECT SUMMARY 
Developer:  Oakhull Investments 
Project:  Tranquility Subdivision — Planned Development (PD) 
Location:  City of Ennis, Ellis County, Texas 
Total Lots:  86 single-family residential lots 
Minimum Lot Size:  1 acre (43,560 sq. ft.) 
Development Character:  Rural Estate Residential 
Wastewater:  Aerobic Septic Systems (OSSF) 
Street Type:  Rural Estate — 30’ pavement width with one-sided sidewalk 
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SECTION 1 — AUTHORITY AND PURPOSE 

This Texas,Ennis,ofCityAuthority. by the isOrdinance(PD)DevelopmentPlanned adopted1.1 
pursuant to the authority granted under the Texas Local Government Code and the City of Ennis Unified 
Development Ordinance (UDO). 
 

 development ofsetcomprehensive  aestablish this  isOrdinance1.2  to The  ofpurpose Purpose.
standards for the Tranquility Subdivision, a master-planned rural estate residential community located 
within the corporate limits of the City of Ennis, Ellis County, Texas.  The development is intended to 
promote large-lot, low-density residential living consistent with the rural character of the surrounding 
area, while providing safe and functional infrastructure tailored to that environment. 
 
1.3  Compliance.  Except as expressly modified herein, all applicable provisions of the City of Ennis 
UDO,  andordinances applicable  other and  shall regulations not the within development toapply
Tranquility Subdivision PD. 
 

SECTION 2 — PROPERTY DESCRIPTION 

2.1  General Location.  The subject property is located within the City of Ennis, Ellis County, Texas, 
generally situated near the intersection of Bluebonnet Hills Drive and Country Club Road. 
 
2.2  Legal Description. See attached exhibit. 
 
2.3  Acreage.  The total gross acreage of the PD tract is approximately 124 acres, including all street 
rights-of-way, open space, and drainage easements. 
 
2.4  Existing Zoning.  The subject property is currently zoned R-5 Single-Family Residential 5 and R-
10 Single-Family Residential 10 within the City of Ennis. 
2.5  Proposed Zoning.  This Ordinance rezones the subject property to Planned Development (PD) — 
Rural Estate Residential, as established herein. 
 

SECTION 3 — PERMITTED USES 

3.1  The following uses are permitted by right within the Tranquility PD: 
• Single-family detached dwellings 
• Accessory structures customarily incidental to a single-family residential use, including but not 

limited to garages and detached buildings. 
• Home occupations in accordance with UDO regulations 
• Community entry features, monuments, and signage 
• Utility and drainage infrastructure including but not limited to water lines, aerobic septic 

systems, and stormwater facilities 
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SECTION 4 — LOT DEVELOPMENT STANDARDS 

4.1  The following minimum lot and building standards shall apply to all residential lots within the
Tranquility Subdivision PD: 
 

Standard Requirement 

Minimum Lot Area 1 acre (43,560 square feet) 

Minimum Lot Width 100 feet 

Minimum Lot Depth 120 feet 

Minimum Front Yard Setback 
— Arterial or Collector Street 

30 feet 

Minimum Front Yard Setback 
— Local Street 

20 feet 

Minimum Street Side Yard 
Setback (all roadways) 

15 feet 

Minimum Interior Side Yard 
Setback 

10 feet 

Minimum Rear Yard Setback 10 feet 

Maximum Lot Coverage 40% of gross lot area (all buildings on lot) 

Maximum Building Height — 
To highest eave or parapet 

35 feet 

Maximum Building Height — 
To top of roof structure 

45 feet 

Minimum Gross Living Area 2,200 square feet 

Total Residential Lots 86 lots 

 
4.2  Cul-de-Sac Lots.  Lots located on cul-de-sac bulbs shall maintain a minimum lot width of 100 feet 
at 1 ofmaximumAacre.ofbuilding lotminimuma and line the areafront fifteen (15) lots may be 
served by any single cul-de-sac street in accordance with UDO Section 9.4.1(5)(b)(i)(2). 
 
4.3  Flag Lots.  Flag lots are prohibited within the Tranquility Subdivision PD. 
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SECTION 5 — BUILDING STANDARDS 

5.1  Exterior Materials.  All primary dwelling units shall employ a combination of the following exterior 
facade materials covering no less than 80% of each facade: 

• Brick 
• Stone or manufactured stone 
• Fiber cement board (Hardie Board or equivalent) 
• Stucco 

 
5.2  Garages.  Each dwelling unit shall provide a minimum of a two (2)-car garage. Garage doors shall 
not face the front street frontage of the lot. All garage doors shall be oriented to the side or rear of the 
primary notdoesopening garagethesuchstreet thattoperpendicularsetbe shallordwelling, the
directly face the public right-of-way. On corner lots, the front street frontage shall be as designated on 
the final plat. Where a third garage bay is provided, the third bay shall be set back a minimum of twenty-
five (25) feet behind the front building line of the primary dwelling. Garage doors shall not occupy more 
than fifty percent (50%) of the width of the primary front facade. 
 
5.3  Accessory Structures.  Accessory structures shall not exceed 25 feet in height and shall be set 
back a minimum of 10 feet from all property lines.  Agricultural buildings (barns, equipment storage) 
are permitted and shall be compatible in materials and color with the primary dwelling. 
 
5.4  Driveways.  Each lot shall have a paved driveway constructed of concrete. 
 

SECTION 6 — STREET DESIGN STANDARDS 

6.1  Design Standard.  All internal streets within the Tranquility Subdivision PD, except as designated 
below for collector streets, shall be designed and constructed within a 60-foot right-of-way with a 6-inch 
Portland Cement Concrete (PCC) pavement section on a 6-inch lime-stabilized subgrade, consistent 
with the rural character of this development. 
 
6.2  Rural Estate Local Streets.  All internal local residential streets within the subdivision shall meet 
the following standards: 
 

Element Rural Estate Standard 

Right-of-Way Width 60 feet 

Minimum Pavement Width 30 feet (edge-of-pavement to edge-of-pavement) 

Pavement Section — Surface 6″ Reinforced Concrete Pavement 

Pavement Section — 
Subgrade 

6″ Lime-Stabilized Subgrade 

Crown Parabolic crown 

Curb and Gutter Not required; open ditch drainage section per Section 8 

D.1.

Page 21 of 114

estubbs
Line
Line annotation



PLANNED DEVELOPMENT ORDINANCE  |  TRANQUILITY SUBDIVISION  |  CITY OF ENNIS, TEXAS 

Oakhull Investments  |  Confidential Draft  |  Page 5 of 11 

Element Rural Estate Standard 

Sidewalk Required on one side of the street only; 4-foot minimum width, 
placed adjacent to the edge of pavement on one side of the 
street 

Street Grade (max) 8% maximum longitudinal grade 

Roadside Drainage Open ditch (swale) — see Section 8; 10-foot drainage 
easement each side of ROW 

Cul-de-Sac Radius 50-foot minimum pavement radius 

Cul-de-Sac Length 1,400 feet maximum from the nearest intersection 

Speed Limit 25 mph design speed 

 
6.3  Collector Streets.  Street A, as shown on the approved Concept Plan (CP-U), is classified as a 
Minor  street spine primarythe as servesPlanThoroughfare  Ennis ofCity the on Collector  and

 shall and  be designed Ato Bluebonnet Road. Club  Country and Drive Hills   Streetconnecting 
constructed within a 60-foot right-of-way with a minimum pavement width of 37 feet, measured edge-
of-pavement to edge-of-pavement, with a 6-inch Reinforced Concrete Pavement section on a 6-inch 
lime-stabilized subgrade. forDrainage  Street A shall  byprovidedbe  swalesroadsideditch  open 
consistent with Section 8 of this Ordinance. Curb and gutter is not required on Street A. 
 
6.4  Sidewalk Placement.  Sidewalks along local rural estate streets shall be placed adjacent to the 
edge of the pavement on one side of the street.  Sidewalk installation shall be the responsibility of each 
individual lot owner at the time of home construction. 
 
6.5  Street Lighting.  Street lighting shall be installed at all intersections and at the terminus of each cul-
de-sac.  Midblock lighting will be installed. 
 
6.6  Street Names.  All street names shall be submitted to the City of Ennis for approval prior to final 
plat recordation and shall not duplicate or closely resemble existing street names within the City. 
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SECTION 7 — WASTEWATER AND UTILITY STANDARDS 

On7.1 - Sewage bySite servedbe shall entirelySubdivision TranquilityThe (OSSF).Facilities PD
individual, lot-level aerobic on-site sewage facilities (OSSF), in lieu of connection to the City of Ennis 
municipal wastewater system.  Each lot shall be required to install a permitted aerobic septic system in 
conformance with all applicable requirements including: 

• Texas Commission on Environmental Quality (TCEQ) Title 30 Texas Administrative Code, 
Chapter 285 

• Ellis County regulations for on-site sewage facilities 
• City of Ennis and the Zoning Board of Adjustment authorizes OSSF use within the city limits, 

per TCEQ standards. 
• All permits and inspections required by the governing authority having jurisdiction. 

 
7.2  OSSF Setbacks.  All aerobic septic system components — including tanks, spray heads, and spray 
fields — shall conform to all setback requirements established by TCEQ Chapter 285, Ellis County, and 
the City of Ennis.  Minimum setbacks shall not be less than: 

System Component Minimum Setback 

Septic Tank 10 feet from property lines, 50 feet from water wells 

Spray Field / Spray Heads 10 feet from property lines, 15 feet from dwellings on same lot 

Spray Field 150 feet from any potable water supply well 

Maintenance Access Access easement of 10 feet minimum to all system 
components 

 
7.3  System Maintenance.  Each OSSF shall be maintained under a current service and maintenance 
contract provider. service OSSF   Homeowners shall be required to comply with alllicenseda  with
periodic inspection and maintenance requirements as prescribed by TCEQ and the governing 
regulatory authority. The Homeowners Association (HOA) may elect to coordinate maintenance
contracts on behalf of residents. 
 
7.4  Water Service.  Potable water service to the subdivision shall be provided by the City of Ennis 
municipal water line construction,main Allsystem supply corporation.orwater licensed a water
extensions, and service connections shall conform to the City of Ennis Public Works Infrastructure
Design Standards and shall be designed by a Texas-licensed engineer. 
 
7.5  Dry Utilities.  Electric, gas, cable, and telecommunications utilities shall be installed underground 
within the subdivision.  All utility easements shall be shown on the final plat.  Pad-mounted transformers 
and related above-  decorative with landscaping or  fencing  be shallground equipment  screened
compatible with the rural estate character of the development. 
 

SECTION 8 — DRAINAGE STANDARDS 

8.1   DitchOpen  Drainage System.  In keeping with the rural estate character of the Tranquility
Subdivision, the stormwater drainage system for internal local streets shall be constructed as an open 
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 curb or sewer stormditch oflieu  in system, swale)(roadside  undergroundclosed -and-gutter 
conveyance.  The following standards shall govern the design and construction of the drainage system: 

Element Standard 

Ditch Type Trapezoidal or parabolic roadside swale 

Minimum Side Slope 3:1 (H:V) or flatter 

Maximum Velocity (2-yr 
storm) 

6 feet per second 

Design Storm — Minor 
System 

Roadside ditches & driveway culverts

Design Storm — Major 
System 

Cross-drainage culverts

Driveway Culverts Each residential driveway crossing a roadside ditch shall 
include a pipe sized by the design engineer; minimum 12-inch 
diameter 

8.2  Drainage Easements.  All drainage swales, detention facilities, and stormwater outfall structures 
located outside of the street right-of-way shall be located within a dedicated drainage easement shown 
on the final plat. 

8.3  Detention / Retention.  A drainage study prepared by a Texas-licensed engineer shall be submitted 
with the  If plans.engineering required by  Engineer,Citythe final on- or detention stormwatersite 
retention facilities shall be designed to limit post-development peak flows to pre-development 
conditions for the 10-year and 100-year storm events. 

8.4  Maintenance.  HomeownersThe (HOA)Association  shall forresponsible be  the ongoing 
maintenance of all open drainage swales and drainage easements within the subdivision that are not 
within a dedicated public street right-of-way, unless accepted for maintenance by the City. 
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SECTION 9 — OPEN SPACE AND AMENITIES 

 
9.1  Open Space.  The Tranquility Subdivision PD shall provide open space in the form of drainage 
easements, landscaped common areas, and entry features as depicted on the Concept Plan. No 
minimum percentage open space dedication is required beyond that shown on the approved Concept 
Plan, consistent with the rural estate character of the development in which each lot of one (1) acre or 
greater provides inherent open space through low-density residential use. 
 
9.2  Homeowners Association (HOA). A Homeowners Association shall be established by the 
developer. The HOA shall be responsible for: 

• Maintenance of all common open space and amenity areas 
• Maintenance of entry features, monuments, and landscaping within the public right-of-way 
• Maintenance of open ditch drainage swales within drainage easements not accepted by the 

City 
• Enforcement of subdivision deed restrictions and architectural standards 

 
9.3  Tree Preservation.  The developer shall make reasonable efforts to preserve existing mature trees, 
particularly along drainage ways and open space areas.  
 

SECTION 10 — LANDSCAPING AND ENTRY FEATURES 

10.1  Entry Features. The developer shall construct a landscaped entry feature at the primary
subdivision entrance consistent with the rural estate character of the development. 
 
10.2  Individual Lot Landscaping.  Each individual residential lot shall install a minimum of three (3) 
shade trees 3of - and Nativeissuance.ofCertificate Occupancytimeatgreaterorcaliperinch of
drought-tolerant species are encouraged. 
 
10.3 Perimeter Fencing and Screening.  Notwithstanding any provision of the City of Ennis UDO

frontages, wallscreen masonrynostreetalong or arterialrequiring a screen wall collectormasonry
shall be required within the Tranquility Subdivision PD. In lieu thereof, residential lots backing or siding 
to any collector or arterial street right-of-way shall provide a six-foot (6’) wood privacy fence along the 
affected property line. fence Such shall homebuilderthe  at the time of home by installed be
construction, prior to issuance of a Certificate of Occupancy. Internal lot-to-lot fencing shall be at the 
discretion of individual homeowners and shall not be required by this Ordinance. 
 

SECTION 11 — VARIANCES AND WAIVERS INCORPORATED 

11.1  This Planned Development Ordinance incorporates and grants the following modifications to the 
City of Ennis UDO and Public Works Infrastructure Design Standards, as applied to the internal local 
streets of the Tranquility Subdivision: 
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UDO / Design Standard 
Provision 

Modification Granted by this PD 

Minimum local street 
pavement width (30’ B-B per 
City standard) 

Reduced to 30’ parabolic crown for all internal rural estate 
local streets 

Curb and gutter requirement 
for local streets 

Waived for all streets within the Tranquility Subdivision PD, 
including collector streets; open ditch drainage section 
permitted on all streets per Section 8 of this Ordinance 

Sidewalk requirement on 
both sides of local streets 

Reduced to one (1) side only for internal local residential 
streets. 

Municipal wastewater 
connection requirement 

Waived. 

Maximum cul-de-sac lot 
count (12 lots per UDO Sec. 
9.4.1(5)(b)(i)(2)) 

Increased to a maximum of fifteen (15) lots per cul-de-sac 
street. This PD expressly modifies UDO Sec. 9.4.1(5)(b)(i)(2) 
in recognition of the rural estate character and one (1) acre 
minimum lot size. Emergency access provisions and 
turnaround dimensions shall comply with applicable fire code 
requirements at time of final engineering plan approval. 

Subdivision perimeter 
fencing material requirement 
(100% masonry per UDO 
§7.3.4(2)(a)) 

Modified per Section 10.3 of this Ordinance. No masonry 
screen wall is required. In lieu thereof, lots backing or siding to 
any collector or arterial street right-of-way shall provide a six-
foot (6’) wood privacy fence installed by the homebuilder at 
time of home construction, prior to Certificate of Occupancy. 

 
11.2  Nothing in this Ordinance shall be construed to waive or supersede any applicable state law,
TCEQ regulation, or fire code requirement without independent approval from the authority having
jurisdiction. 
 

SECTION 12 — ADMINISTRATION AND AMENDMENTS 

12 designee,or Development,andPlanning shallDirector Ennis ofCityThe Interpretation..1 of
administer and interpret the provisions of this Ordinance.  Any question of interpretation not resolved 
through this Ordinance shall be referred to the City Commission. 
 
12.2  Concept Plan.  The Concept Plan attached as Exhibit A is hereby incorporated into this Ordinance 
and shall serve as the general guide for the layout and character of the Tranquility Subdivision PD.  
Minor oralignment,streetcount,lotalterthat notdo PlanConceptthe to substantiallyadjustments
open space configuration may be approved administratively by the Director of Planning and
Development. 
 
12.3  Amendments.  Any material amendment to this Ordinance, including changes to permitted uses, 
development standards, or the approved Concept Plan, shall require a public hearing before the City 
of Ennis Planning and Zoning Commission and approval by the City Commission, in accordance with 
the UDO. 
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12.4  Expiration.  If no final plat is approved and recorded within [three (3)] years of the adoption of this 
Ordinance, this PD zoning designation shall expire and the property shall revert to its previous zoning 
classification, unless extended by the City Commission upon written request by the developer. 
 

SECTION 13 — EFFECTIVE DATE AND ADOPTION 

This Ordinance shall take effect immediately upon adoption and publication as required by law. 
 
PASSED AND APPROVED by the City Commission of the City of Ennis, Texas, on this the _____ day 
of _______________, 2026. 
 
 

_________________________________ 
Mayor, City of Ennis, Texas 
 

_________________________________ 
City Secretary, City of Ennis, Texas 
 
 
APPROVED AS TO FORM: 

_________________________________ 
City Attorney, City of Ennis, Texas 
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EXHIBIT A — CONCEPT PLAN 

The Concept Plan for the Tranquility Subdivision Planned Development is attached hereto and 
incorporated herein.  The Concept Plan depicts: 

• Overall subdivision layout with 86 single-family residential lots 
• Proposed street network including collector and local rural estate streets 
• Proposed cul-de-sac locations and configurations 
• General lot configuration and open space areas 
• Entry locations and primary access points 

 
See  CPattached -U or most current  conceptapproved plan prepared by Petitt Engineering &
Consulting, dated March 2026, or as subsequently revised.] 
 

EXHIBIT B — PROPERTY DESCRIPTION 

To be provided by the project surveyor upon completion of the boundary survey. 
 

EXHIBIT C — ZONING EXHIBIT 

Depicting existing zoning designations and the boundary of the proposed PD tract in relation to
surrounding properties and streets. 
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43563 s.f.
1.00 Ac.

17

43563 s.f.
1.00 Ac.

18

43561 s.f.
1.00 Ac.

19

43562 s.f.
1.00 Ac.

20

134201 s.f.
3.08 Ac.

1

59318 s.f.
1.36 Ac.

38
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1.34 Ac.
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1.39 Ac.

41
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1.26 Ac.

42
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1.25 Ac.

43
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1.48 Ac.

44

44815 s.f.
1.03 Ac.

244804 s.f.
1.03 Ac.

344797 s.f.
1.03 Ac.

444788 s.f.
1.03 Ac.

544780 s.f.
1.03 Ac.

644782 s.f.
1.03 Ac.

744765 s.f.
1.03 Ac.

844760 s.f.
1.03 Ac.

9

44760 s.f.
1.03 Ac.

12

46101 s.f.
1.06 Ac.

13

74642 s.f.
1.71 Ac.

14

57096 s.f.
1.31 Ac.

15

46554 s.f.
1.07 Ac.

16

44760 s.f.
1.03 Ac.

17

44760 s.f.
1.03 Ac.

18

44764 s.f.
1.03 Ac.

19

49672 s.f.
1.14 Ac.

20

45833 s.f.
1.05 Ac.

21

46489 s.f.
1.07 Ac.

22

56277 s.f.
1.29 Ac.

3

57572 s.f.
1.32 Ac.

4

61705 s.f.
1.42 Ac.

5
44880 s.f.
1.03 Ac.

644880 s.f.
1.03 Ac.

744880 s.f.
1.03 Ac.

844898 s.f.
1.03 Ac.

9

140824 s.f.
3.23 Ac.

17

58320 s.f.
1.34 Ac.

20

59195 s.f.
1.36 Ac.

21

57759 s.f.
1.33 Ac.

22

57481 s.f.
1.32 Ac.

23

57203 s.f.
1.31 Ac.

24

44898 s.f.
1.03 Ac.

2544880 s.f.
1.03 Ac.

26

93877 s.f.
2.16 Ac.

27

84364 s.f.
1.94 Ac.

28

46000 s.f.
1.06 Ac.

2946000 s.f.
1.06 Ac.

30
64805 s.f.
1.49 Ac.

31

47292 s.f.
1.09 Ac.

32

44750 s.f.
1.03 Ac.

33

44750 s.f.
1.03 Ac.

34

44750 s.f.
1.03 Ac.

35

101798 s.f.
2.34 Ac.

36

127655 s.f.
2.93 Ac.

37

126213 s.f.
2.90 Ac.

10

68573 s.f.
1.57 Ac.

11

45480 s.f.
1.04 Ac.

12

45480 s.f.
1.04 Ac.

11

45480 s.f.
1.04 Ac.

10

45480 s.f.
1.04 Ac.

14

45480 s.f.
1.04 Ac.

13

45480 s.f.
1.04 Ac.

15

112057 s.f.
2.57 Ac.

2

76753 s.f.
1.76 Ac.

16

58593 s.f.
1.35 Ac.

19

99548 s.f.
2.29 Ac.
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L E G A L D E S C R I P T I O N : 

B E I N G a l l that parcel of l and located i n the Ci ty of E n n i s , E l l i s County, Texas 
and being a part of the Wi l l iam Garret t Survey, Abstract Number 382 , a part of 
the J o h n Holt Survey, Abstract Number 452 , a part of the J o h n F Reagor 
Survey, Abstract Number 9 3 1 and a part of the B F Reagor Survey, Abstract 
Number 943 , and being a part of that called 125.40 acre tract of l and described 
in deed to Fa l len Fami ly Limited Partnership recorded in Volume 2615 , Page 
533 , Deed Records E l l i s County, Texas and being further described as follows: 

COMMENCING at a one inch iron pipe found at the southerly west corner of 
said 125.40 acre tract of land, sa id point being at the south corner of that 
called 0 .7295 acre tract of land described in deed to Michael B . F r ench and 
wife, Shel l i L. F r ench recorded in Volume 2308, Page 1016, Deed Records E l l i s 
County, Texas , said point being at the southerly west corner of that called 
0.6002 acre tract of l and described in deed to Michael F r ench and Shel l i 
F r ench recorded in Volume 2767 , Page 1018, Deed Records E l l i s County, Texas 
and said point being i n the northeasterly right-of-way line of Country C lub 
Road (Farm-to-Market Highway No. 1722, a n 8 0 ' right-of-way); 

T H E N C E South 70 degrees 19 minutes 27 seconds E a s t , 10.61 feet along the 
northeasterly right of way line of Country C lub Road to a one-half inch iron rod 
wi th cap stamped " 3 B " set at the south corner of sa id 0.6002 acre tract of land 
and being the POINT O F B E G I N N I N G of th is tract of land; 

T H E N C E North 18 degrees 20 minutes 49 seconds E a s t , 299.30 feet to a one-
hal f inch iron rod wi th cap stamped " 3 B " set at the east corner of sa id 0.6002 
acre tract of land; 

T H E N C E North 77 degrees 28 minutes 43 seconds West, 206.52 feet to a one-
hal f inch iron rod wi th cap stamped "OB" set at the north corner of sa id 0.6002 
acre tract of land, sa id point being in the southwesterly line of said 125.40 acre 
tract of land and said point being in the easterly line of Lake C lark ; 

T H E N C E along the southwesterly line of sa id 125.40 acre tract of l and and 
along the easterly line of Lake C l a r k as follows: 

North 71 degrees 07 minutes 33 seconds West, 120.71 feet to a one-half 
inch iron rod wi th cap stamped " 3 B " set for corner; 

North 11 degrees 23 minutes 33 seconds West, 203.98 feet to a one-half 
inch iron rod wi th cap stamped " 3 B " set for corner; 
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North 59 degrees 29 minutes 08 seconds E a s t , 280.22 feet to a one-half 
i nch iron rod w i th cap stamped " S B " set for corner; 

North 30 degrees 30 minutes 52 seconds West, 1,095.82 feet to a two 
and one-half inch iron pipe found at the west corner of sa id 125.40 acre tract 
of land and being at the southerly east corner of that called T rac t Two, a 
21 .405 acre tract of land described in deed to Jones/Lakes ide , L . L . C . recorded 
in Volume 1815, Page 1654, Deed Records E l l i s County, Texas ; 

T H E N C E North 06 degrees 23 minutes 54 seconds E a s t , 976.32 feet along the 
northwesterly line of sa id 125.40 acre tract of land to a one-half i nch iron rod 
wi th cap stamped " 3 B " set in the southeasterly line of that called T rac t I , a 
63 .1580 acre tract of l and described in deed to Jones/Lakes ide , L . L . C . 
recorded in Volume 1505, Page 187, Deed Records E l l i s County, Texas ; 

T H E N C E South 80 degrees 51 minutes 37 seconds Eas t , 482 .56 feet to a 
concrete monument found at the south corner of Lot 3, B lock 14, C a s a L inda 
Addition, Section 13, Phase 1, a n addition to the City of E n n i s , Texas recorded 
i n Cabinet D, Slide 305 , Plat Records E l l i s County, Texas ; 

T H E N C E North 7 1 degrees 17 minutes 43 seconds E a s t , 833.17 feet to a one-
hal f inch iron rod w i th cap stamped " 3 B " set at the north corner of sa id 125.40 
acre tract of land, said point being i n the southeast line of Lot 14, B lock 14, 
C a s a L inda Addition, Section 14, a n addition to the City of E n n i s , Texas 
recorded in Cabinet F , Slide 208 , Plat Records E l l i s County, Texas and said 
point being at the west corner of that called 11.178 acre tract of land described 
in deed to Harr iet Jef fers, Trustee of the Harr iet Jeffers Revocable T r u s t 
recorded in Volume 2750 , Page 1817, Deed Records E l l i s County, Texas ; 

T H E N C E along the northeasterly l ine of sa id 125.40 acre tract of l and a s 
follows: 

South 19 degrees 40 minutes 40 seconds Eas t , 377.17 feet to a five-
eighths inch iron rod found in the southwesterly line of sa id 11.178 acre tract 
of land; 

South 3 1 degrees 3 1 minutes 15 seconds Eas t , 837.32 feet to a one inch 
iron pipe found at the south corner of that called 5.194 acre tract of l and 
described in deed to Thomas Walter E r w i n , I I I recorded in Volume 642 , Page 
837, Deed Records E l l i s County, Texas and said point being at the west corner 
of Lot 8, B lock A, Bluebonnet Hi l ls Es ta tes No. 2, an addition to the Ci ty of 
E n n i s , Texas recorded in Cabinet A, Slide 453 , Plat Records E l l i s County, 
Texas ; 
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South 30 degrees 24 minutes 38 seconds E a s t , 1,192.18 feet to a one-
hal f inch iron rod w i th cap stamped " 3 B ' set in the southwesterly line of that 
called 1.01928 acre tract of land described in deed to the E n n i s Independent 
School Distr ic t recorded in Volume 605 , Page 720 , Deed Records E l l i s County, 
Texas and being i n the northwesterly line of that called 5.00 acre tract of land 
described in deed to the E n n i s Independent School Distr ic t recorded in Volume 
479 , Page 345 , Deed Records E l l i s County, Texas ; 

South 59 degrees 11 minutes 27 seconds West, 177.60 feet to a Cedar 
fence post found at the west corner of sa id 5.00 acre tract of land; 

South 30 degrees 48 minutes 33 seconds E a s t , 809 .87 feet to a one-half 
i nch iron rod w i th cap stamped " 3 B " set i n the southeast line of sa id 125.40 
acre tract of land, said point being at the south corner of that called 0.59 acre 
tract of land described in deed to E n n i s Independent School Distr ic t recorded 
in Volume 586, Page 749, Deed Records E l l i s County, Texas and sa id point 
being i n the approximate centerline of Sunse t Drive (a variable width right-of-
way); 

T H E N C E South 59 degrees 33 minutes 38 seconds West, 937.82 feet to a one-
hal f inch iron pipe found at the south corner of sa id 125.40 acre tract of land, 
said point being at the west corner of Lot 1, Sunse t North Add'n Part 4, a n 
addition to the Ci ty of E n n i s , Texas recorded in Cabinet A, Slide 368 , Plat 
Records E l l i s County, Texas and being in the northeasterly right-of-way line of 
Country C lub Road; 

T H E N C E along the southwesterly l ine of sa id 125.40 acre tract of land as 
follows: 

Northwesterly, 31.98 feet, along the northeasterly right-of-way line of 
Country C lub Road and along a non-tangent curve to the left having a central 
angle of 02 degrees 25 minutes 23 seconds, a rad ius of 756.20 feet, a tangent 
of 15.99 feet, and whose chord bears North 54 degrees 07 minutes 0 1 seconds 
West, 31.98 feet to a one-half inch iron rod wi th cap stamped " 3 B " set at the 
south corner of Lot 2, Country C lub Road Addition No 4, a n addition to the Ci ty 
of E n n i s , Texas recorded in Cabinet H , Slide 470 , Plat Records E l l i s County, 
Texas ; 

North 3 1 degrees 27 minutes 42 seconds West, 699 .01 feet to a one-half 
i nch iron rod found at the north corner of Lot 1, of sa id Country C lub Road 
Addition No 4; 

South 59 degrees 33 minutes 40 seconds West, 538.78 feet to a one-half 
inch iron rod w i th cap stamped " 3 B " set at the west corner of sa id Lot 1 and 
being i n the northeasterly right-of-way line of Country C lub Road; 

D.1.

Page 32 of 114



North 70 degrees 19 minutes 27 seconds West, 599.16 feet along the 
northeast right-of-way line of Country C lub Road to the POINT O F B E G I N N I N G 
and containing 5,414,045 square feet or 124.289 acres of land. 

B a s i s of Bear ing is derived from G P S observations relative to the Texas W D S 
R T K Network - Texas State Plane Coordinate System, North Centra l Zone 
(4202), NAD83. 

S U R V E Y C E R T I F I C A T I O N : 

I hereby certify that this description as shown hereon is a true and accurate 
representation, to the best of my knowledge and belief, of the property as 
determined by a n on-the-ground survey performed under my supervis ion 
dur ing the month of December, 2023 . 

E d w a r d Scott Bacak , R .P .L .S . No. 6248 
Dated: December 30, 2025 
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PLANNING, DEVELOPMENT AND INSPECTION SERVICES DEPARTMENT 
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ADOPTED  April 2018 

City of Ennis – Unified Development Ordinance  Article IV  Page | 4-6  
 

4.2.3 Residential Estate (RE) 

(1) Purpose: (2) Density 

The Residential Estate (RE) district is intended to 
accommodate large estate style (one-acre) single-family 
detached residential uses and Accessory Buildings. The 
district provisions allow compatible agricultural uses 
that are in keeping with the rural character of these 
neighborhoods. 

Dwelling Units/Acre (maximum) 1.0 

(3) Lot Dimensions  
(a) Lot Area (minimum) sq. ft. 43,560 

(b) Gross Living Area (minimum) sq. ft. 1,000 

(c) Lot Width (minimum) feet 100 

Figure i: Lot Dimension Measurement 

 
Figure ii. Setback Measurement 

 

(d) Lot Depth (minimum) feet 120 
(4) Setbacks  

(e) Street, Front (minimum) feet  
Arterial or Collector  30 
Local Street 20 

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

(g) Rear (minimum) feet  10 

Alley  5 

Any residential lot 10 

(h) Side, Interior (minimum) feet 10 

Figure iii. Height Measurement 

 

(5) Height (maximum) feet  
(i) To highest level eave or parapet 35 
(j) To top of the roof structure 45 

(6) Lot Coverage (maximum) Percentage  
All buildings on the lot 40% 
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ADOPTED    April 2018 
 

City of Ennis – Unified Development Ordinance  Article IX Page | 9-12   

access easements shall be required between and/or across any non-
residential lots fronting on arterial and collector streets in order to 
minimize the total number of access points along those streets and to 
facilitate traffic flow between lots. The location and dimensions of the 
easement shall be in accordance with the city’s Infrastructure Design 
Standards. A note shall be provided on the plat indicating the lots served 
by the private access easement. The minimum width of a private access 
easement shall be 20 feet. The easement shall be increased to 24 feet 
when it functions as a required fire lane. For 24-foot and 22-foot local 
standards, private access easements are required to provide rear access 
to residential lots. For this use, the private access easement width may 
be reduced by the Administrator if not needed for fire access.. 

(d) Maintenance of Private Access Easement: Maintenance of any private 
access easement is the responsibility of the property owner or property 
owner's association, as applicable. When an easement is created by plat, 
a maintenance note as approved by the Administrator shall be added to 
the plat acknowledging maintenance responsibility. When the easement 
is created by separate instrument, the maintenance responsibility shall 
be acknowledged with the separate instrument. 

(e) Adequate Access: Each single-family residential subdivision shall have at 
least two constructed points of public ingress and egress, except: 

i. When 30 or fewer residential units are constructed with one point of 
street ingress and egress. 

ii. The Administrator may approve up to 40 units with one point of 
access when requested. In evaluating a request, the Administrator 
shall consider factors including the timing of construction of other 
public improvements that provide a second point of access, public 
safety, and convenience is undeveloped if especially property, 
adjoining the subdivision and future stub streets are provided. 

iii. The City Commission may grant a waiver to these regulations for more 
than 40 units with one point of access only when unique topographic 
or infill circumstances exist. 

(f) Stub Streets Required: Street stubs for future connections shall be 
required to any adjoining undeveloped property at a minimum spacing 
of 1,000 feet. A street stub for a future connection may provide the 
justification for the waiver of the Adequate Access (see (e) above) 
requirement. 

(5) Street Layout Requirements 
(a) Intersections 

i. Intersection Offsets 
1. No street intersecting an arterial or collector street shall vary from 

a 90 degree angle of intersection by more than 10 degrees. 
2. The number of collector or local street offsets shall be minimized. 

However, when approved by the Administrator because no other 
reasonable alternative exists, a minimum centerline offset 
distance of 125 feet shall be maintained. 

3. There shall be a minimum of 600 feet between intersections of 
arterials or collector type streets. 
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ADOPTED    April 2018 
 

City of Ennis – Unified Development Ordinance  Article IX Page | 9-13   

ii. Arterial streets shall be intersected only by collector streets or other 
arterial streets, unless the only means of ingress and egress to a 
subdivision is from the arterial street. In this event, the local street 
intersection may be required to be configured to accommodate 
stacking and turning traffic with a flared intersection per the city’s 
Infrastructure Design Standards. All costs associated with the 
construction of this flare configuration shall be borne by the 
developer. 

iii. Visibility triangles, as required by Article VII, shall be provided at the 
intersection of all public streets. In addition, visibility easements may 
be required where sight distance may be limited due to topography, 
roadway Thehindrance.sight other or vegetation, curvature, 
easement shall be dedicated by plat. 

(b) Residential Block Length: The following standards shall be followed in 
the design of residential blocks. 

i. Block lengths and cul-de-sacs shall be appropriate to the density and 
type of development as follows: 
1. Generally, the maximum length of any block in a residential zone 

district shall be 600 feet.   
2. If utilizing rural standards, the maximum block length shall be 

1000 to 1200 feet with a maximum of 12 lots. 

ii. Alternative Block Lengths 
1. The Administrator may approve alternative block lengths under 

the following conditions: 
 
 
 
 
 
 
 
 
 
 

(The rest of this page left blank intentionally.) 
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a. Proximity to a railway, expressway, waterway 
b. Topographic features 
c. An infill development with no alternate access 

2. When considering a request for alternative block lengths, the 
Administrator shall consider the following: 

a. Alternative designs which would reduce block length 
b. The effect of long blocks on access, congestion, and delivery of 

municipal services 
c. Means of mitigation, including but not limited to mid-block 

turnarounds, limitation on the number of lots to be created and 
served, fireadditionaland of access, temporary points 
protection measures  

(c) Curvilinear Street Design Requirements 
i. Roadway layout may include curvilinear design. If curvilinear street 

design is utilized, then local and collector streets shall be designed 
with a maximum of 50 percent of the lots within the subdivision to 
have curved frontage.  

ii. The roadways shall also conform to the following: 
1. Fit the road to natural topography 
2. Avoid monotony of lot appearance 
3. Reduce speeds through neighborhoods 
4. Discourage through traffic intrusions by eliminating straight views 

from one block to the next 
iii. Local and collector streets that connect one major collector or arterial 

to another major collector or arterial directly are discouraged. 
 

(d) Cul-de-Sacs: Dead end streets are permitted only where a future 
extension planned into adjacentoranticipatedconnectionor is
property. If the dead end is greater than 150 feet measured from the 
property line, a turnaround facility will be required. The developer shall 
be responsible for acquiring the right-of- orway easement and

theconstructing turnaround. bewillturnaround The considered 
temporary until the street is extended or a permanent cul-de-sac is 
constructed. The temporary turnaround may be constructed without 
curb and gutter but shall meet all other design criteria. The turnaround 
shall be constructed off-site, unless the developer is unable to obtain 
off-site right-of-way. The Administrator may approve the construction 
of the turnaround within the limits of the development based on 
phasing and timing of future connectivity. 

i. A cul-de-sac shall have a 50-foot right-of-way radius at the closed end. 
The radius of the paved area of the turnaround shall be a minimum of 
39 feet. 
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(c) Local Streets: For local streets, the right-of-way can vary depending on 
the standards utilized as shown in Table 9.3-2 below: 

 

TABLE 9.3-2: Right of Way Widths and Local Streets 
Pavement Width Right-of-Way Width On-Street Parking (Parallel) 

30 feet (curb & gutter) 50 feet Allowed on both sides 
26 feet (curb & gutter) 50 feet Allowed on one side 
28 feet (rural design) 60 feet plus 10 feet drainage 

easement on each side 
None allowed 

 
i. Rural Design: A rural design for a local street includes 28 feet of pavement 

with no curb and gutter. This standard shall only be used in residential 
developments with lots one acre or greater in size. On street parking shall 
not be permitted. 

ii. Flare at Intersection: Right-of-way for all local streets shall flare to 60 
feet at intersections with any arterial street. 

(d) Alleys:  
i. Residential alleys shall be a minimum of 20-foot wide ROW with a 

minimum 12-foot wide pavement. 
ii. Commercial alleys shall be minimum 24-foot wide ROW with a 

minimum 24-foot wide pavement. 
(7) Sidewalks 

(a) Sidewalks Required: The developer shall install sidewalks on all public 
streets within and abutting the development and standards shall meet 
Article VII. Sidewalks are not required for the local rural streets where 
the lots are one acre or larger in area. A waiver of sidewalks may be 
granted by the Administrator if it is determined that construction is not 
feasible rengineeringfortime of at development oreasons
inappropriate due to the nature of the project. 

(b) Standards: Sidewalks shall be built in accordance with the City’s 
Infrastructure Design Standards, any adopted Trail Plan, and Texas 
Accessibility Standards. 

(c) The developer may, at his own option, choose to provide additional 
private access easements for sidewalks, walkways, or bicycle facilities. 
Construction and maintenance of these private access easements will 
be the responsibility of the developer and/or subsequent owners. 

(8) Development Requirements 
(a) State Roadways: The developer may be required to construct curbs, 

gutters, and sidewalks to TxDOT’s standards on developments abutting 
roadways designated as state highways, or on right-of-way or land 
owned by the State. 

(b) Coordination with Planned Street Projects: Where a development will 
abut an existing street for which construction plans have been prepared 
for future improvements, the plans for the development shall be 
coordinated with the street construction plans. If the developer 
requests an alteration to the construction plans, and the City agrees to 
the alteration, the developer shall pay to revise the plans as necessary 
and escrow any increased construction costs. The escrow will not be 
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streets, and all alleys, shall meet all requirements shown in this Standard for street lights, street signs, 
pavement marking, and duct banks. 
 

B. All testing shall be at the contractor’s or developer’s expense and completed by a testing laboratory
approved by the Public Works Director with current AASHTO accreditation that demonstrates the 

 dete The Cityprocedures.applicable test  shall to capabilitieslaboratory’s  perform rmine the type, 
frequency and location of all required testing. Testing laboratories shall notify the City 48-hours in advance 
of field testing or sampling. A copy of all test results shall be provided to the City of Ennis Public Works 
Director for approval. All contractors must satisfactorily pass all tests with written test results in the City’s 
possession before the City will approve any construction. 

 
1. No surface paving may be installed unless the sub-grade and base (if applicable) has passed density 

compaction  Items as and 247  132 TxDOTper range  contentappropriate moisture the testing for
applicable. 
 

2. No surface paving may be placed without passing the sub-base preparation test. 
 

3. The City may periodically require additional test or proof rolling to assist them in evaluating the quality 
of work. 
 

4. No concrete may be poured without an inspector on site. 
 

5. No concrete may be poured before 6:00 AM without express written authorization from the Director 
of Public Works. 

 
6. All concrete paving, asphalt paving, and base courses are subject to coring for verification of depth.  

All  laboratory aby performed  be shall developerthe and expense of the at be shall testing core
selected by the City of Ennis Director of Public Works. All coring holes shall be immediately sealed 
with a City of Ennis approved material to the appropriate level. 

 
C. Where referred to in this Standard, Proof Rolling shall be defined as: 

 
1. Upon completion of subgrade, subbase or base compaction the exposed subgrade areas shall be 

properly proof rolled in order to verify suitability to receive the base or pavement course.   
 

2. Proof roll shall consist of passing over the exposed surface with a 25 ton (+/- 1-ton) loaded tandem 
dump truck during dry weather and observed by the City Inspector. Result of observations shall be 
documented including horizontal limits of area rolled, approximate extent of vertical deflections, and 
any observed excessive rutting or pumping (soft spots). Excessive rutting shall be considered 
prolonged deflection (rutting) in excess of 1-inch for new construction or ½-inch for reconstruction.  
Excessive pumping shall be considered temporary deflection with rebound (pumping) in excess of 1-
inch for new construction or ½-inch for reconstruction.  Areas of surface soils that are observed to 
excessively rut or excessively pump under the truck load (unsuitable subgrade) shall be removed to 
such an extent as directed by the Inspector, replaced with sand or other approved suitable material, 
and compacted. 

 
2.2.  – Design  

 
A. Residential Streets: 

 
1. be constructed Shall byperformed  professional pavementaccordance with ain  design  a

engineer, licensed in the state of Texas. The AASHTO pavement design method shall be used, 
except that other methods may be proposed for consideration by the Public Works Director. A 
geotechnical investigation and report of the site soils shall be performed by a professional
engineer, licensed in the state of Texas in support of the pavement design and submitted to the 
City of Ennis. 
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2. Streets shall be a minimum of thirty (30) feet in width (back of curb-to-back of curb) and located 
within a fifty (50) foot minimum ROW.  
 

3. Residential streets shall consist of hot-mix asphalt (flexible pavement design). See street section 
detail. 

 
4. Hot-mix asphalt surfacing shall be in accordance with TxDOT standard specification item 340, 

Dense-Graded Hot-Mix Asphalt (Small Quantity). Hot-mix shall be Type C, PG 64-22, two and 
one-half (2 1/2) inches typical. 

 
5. All Residential streets shall have a minimum eight (8) inches of Flexible Base Material for base 

layer  extended beyond thematerialbase  of the flexible  (4)four minimum of with a  inches
proposed street width a minimum of one-foot on both sides.  For example, on a proposed 30-foot 
wide street the subgrade shall be worked at 32-foot width. 

 
6. Flexible Base Material shall be placed on (6) inch thick lime stabilized subgrade or flexible base 

material  and Collector  Paved ConcreteIndustrial/Commercial requirementsthe to  similar  for
Streets. 
 

7. Proof rolling of the finished subgrade with a loaded tandem axle dump truck may be required and 
witnessed by the City inspectors immediately prior to placement of the base layer (flexible base 
material). 

 
8. All testing shall be at the developer’s expense and completed by a testing laboratory approved 

by the City and with current AASHTO accreditation that demonstrates the laboratory’s capabilities 
to perform applicable test procedures. 

 
9. The City may periodically require additional test or proof rolling to assist them in evaluating the 

quality of work.   
 

10. All new residential subdivision streets shall typically require a mountable/laydown curb and gutter. 
On a case by case basis, however, the Public Works Director reserves the right to require six (6) 
inch integral stand up curbs in lieu of mountable curbs.  

 
11. Valley gutters shall be required at all intersecting streets where drainage flows across the 

intersection. See pavement detail sheets for valley gutter cross-section detail.  
 

12. At the Public Works Director’s discretion, concrete residential streets (rigid pavement design) may 
be allowed and shall be a minimum of six (6) inch thickness reinforced concrete pavement. 

 
a. Concrete streets shall be a minimum of thirty (30) feet in width (back of curb to back of curb) 

and located within a minimum fifty (50) foot ROW.  
 

b. Concrete streets shall consist of six sack, minimum 4,000 psi compressive strength concrete 
for 28-day breaks, NCTCOG Class P1. 

 
c. Concrete streets shall, at a minimum, be reinforced with No. 4 (1/2 inch) steel deformed

reinforcement bars placed on 12-inch centers both directions and tied at every overlap 
(splice). 

 
d. All splices shall have a length of not less than 30x the diameter of the reinforcement bar. 

 
e. Concrete Pavement shall be constructed on lime stabilized subgrade or flexible base material 

similar to the requirements for Industrial/Commercial and Collector Concrete Paved Streets. 
 

f. Driveways shall be constructed of 6” thick 4,000 psi concrete reinforced with No. 4 (1/2 inch) 
steel reinforcement bars placed on 18-inch centers both directions and tied at every overlap 
(splice). 
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B. Industrial/Commercial and Collector: 

 
1. in accordance with a pavement design performed by a professionalShall be constructed 

engineer, licensed in the state of Texas. The AASHTO pavement design method shall be used, 
except that other methods may be proposed for consideration by the Public Works Director. A 
geotechnical  a professional be performed by of the site soilsand report investigation  shall
engineer, licensed in the state of Texas in support of the pavement design submitted to the city. 

 
2. inch of seven (7) be  shalldesign)Concrete streets (rigid pavement a minimum thickness 

reinforced concrete pavement for collector streets, and eight (8) inches or more for commercial/ 
industrial  to be a traffic study the right reserves Director Works The Public streets. to require
conducted by the Owner/Contractor in support of proposed pavement design and concrete
thickness. 

 
3. Streets shall be minimum widths as listed below: 
 

a. Industrial/Commercial – forty- eight (48’) feet – sixty (60’) feet, seventy (70’) feet – eighty 
(80’) ROW  

 
b. Collector – thirty- (37’ Bseven -B) feet – forty-  Bfour (44’ - anticipated  based on B) feet

traffic, sixty (60’) feet – seventy (70) feet ROW 
 
4. Concrete streets shall consist of six sack, minimum 4,500 psi compressive strength concrete for 

28-day breaks, NCTCOG Class P2. 
 
5. Concrete streets shall, at a minimum, be reinforced with No. 4 (1/2 inch) steel reinforcement bars 

placed on 12-inch centers both directions and tied at every overlap (splice). 
 

6. Pavement shall be constructed on eight (8) inch thick Lime Stabilized Subgrade or on flexible 
base material. the following exceed  ormeet Lime stabilized subgrade  shalland compaction
requirements: 
 

a. The subgrade shall be treated with lime at a rate of 6% by weight and mixed wet.  Due to the 
potential presence of sulfates an observation/mellowing period will be required.  The treated 
area shall be kept moist for a period of 4-days.  A seal coat may be applied at an appropriate 
rate for the asphalt emulsion chosen from TxDOT Item 300, Table 18 rather than keeping the 
surface wet or as approved by the City. 

 
b. After 4-  be re the subgrade shalldays -  not  thanless ofmixed and compacted to a density

ninety-five (95) percent of the maximum density at +3%/-0% of optimum moisture content for 
a depth of eight (8) inches below the finished subgrade elevation. 

 
c. Proof rolling of the finished grade with a loaded tandem axle dump truck may be required and 

witnesses by City Inspectors. 
  
7. If used in lieu of lime stabilized subgrade, flexible base may be placed at a minimum six (6)

inches thickness placed on proof rolled subbase. 
 

a. Proof rolling of the finished grade subbase with a loaded tandem axle dump truck will be 
required and witnessed by a City Inspector. 

 
8. Stabilized subgrade or flexible base shall extend a minimum 1’-0” outside the proposed back of 

curb for the width of the street being installed. 
 
9. Streets shall have six (6) inch integral stand up curbs. 
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10. Fire lanes and commercial property driveway approaches shall be constructed to the same 
materials, thickness, reinforcing, subgrade or base, and design requirements as collector street 
pavement.  

 
C. Alleys: 

 
1. Shall be constructed in accordance with a pavement design performed by a professional

engineer, licensed in the state of Texas. The AASHTO pavement design method shall be used, 
except that other methods may be proposed for consideration by the Public Works Director. A 
geotechnical  professional be performed by shall  a ofand report investigation  the site soils
engineer, licensed in the state of Texas in support of the pavement design submitted to the city. 

 
2. Alleys (rigid pavement design) shall be a minimum of six (6) inch thickness reinforced concrete 

pavement. The Public Works Director reserves the right to require a traffic study to be conducted 
by the Owner/Contractor in support of proposed pavement design and concrete thickness. 

 
3. Alleys shall be minimum width of twenty (20’) feet edge to edge on twenty-five (25’) ROW. 
 
4. Concrete Alleys shall consist of six sack, minimum 4,000 psi compressive strength concrete for 

28-day breaks, NCTCOG Class P1. 
 
5. Concrete Alleys shall, at a minimum, be reinforced with No. 4 (1/2 inch) steel reinforcement bars 

placed on 12-inch centers both directions and tied at every overlap (splice). 
 
6. Alley pavement shall be constructed on eight (8) inch thick Lime Stabilized Subgrade or on 

flexible base material. Lime stabilized subgrade and compaction shall meet or exceed the 
following requirements: 
 

a. The subgrade shall be treated with lime at a rate of 6% by weight and mixed wet.  Due to the 
potential presence of sulfates an observation/mellowing period will be required.  The treated 
area shall be kept moist for a period of 4-days. A seal coat may be applied at an appropriate 
rate for the asphalt emulsion chosen from TxDOT Item 300, Table 18 rather than keeping the 
surface wet or as approved by the City. 

 
b.  4After -days the subgrade shall be re-  thanless not ofmixed and compacted to a density

ninety-five (95) percent of the maximum density at +4%/-0% of optimum moisture content for 
a depth of eight (8) inches below the finished subgrade elevation. 

 
c. Proof rolling of the finished grade with a loaded tandem axle dump truck may be required and 

witnesses by City Inspectors. 
 

d. All testing shall be at the developer’s expense and completed by a testing laboratory
approved by the City and with current AASHTO accreditation that demonstrates the
laboratory’s capabilities to perform applicable test procedures. 

e. The City may periodically require additional test or proof rolling to assist them in evaluating 
the quality of work.   

 
7. If used in lieu of lime stabilized subgrade, flexible base may be placed at a minimum six (6)

inches thickness placed on proof rolled subbase. 
 

a. Proof rolling of the finished grade subbase with a loaded tandem axle dump truck will be 
required and witnessed by a City Inspector. 

 
8. Stabilized subgrade or flexible base shall extend a minimum 1’-0” outside the proposed edge of 

pavement for the width of the alley being installed. 
 
9. Alley shall have no curbs but shall be constructed in a “Vee” shape with 2% slope toward the 

center of the alley. 
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CONSTRUCT CONCRETE LAY-DOWN
CURB AND GUTTER MEETING

REQUIREMENTS OF TxDOT ITEM 529 ON
TOP OF 4-INCHES OF FLEXIBLE BASE.

-INSTALL CONCRETE APPROACHES AT ANY LOCATION WHERE NEW STREETS
ATTACH TO EXISTING CONCRETE STREETS.  THE CONCRETE APPROACH SHOULD BE
APPROXIMATLEY 20 FEET IN LENGTH AND HAVE A 3 FOOT TRANSITION LIP WHERE IT
ADJOINS THE ASPHALT STREET.

6" THICK LIME STABILIZED SUBGRADE
OR FLEXIBLE BASE MATERIAL
(SEE NOTES ON THIS SHEET)

SUBGRADE NOTES:

LIME-TREATED SUBGRADE:

- THE STABILIZED SUBGRADE SHALL EXTEND ONE FOOT (1') BEYOND THE PROPOSED STREET WIDTH ON BOTH
SIDES.  FOR EXAMPLE ON A PROPOSED 30 FOOT WIDE STREET THE SUBGRADE SHALL BE WORKED AT A 32
FOOT WIDTH.

-  THE SUBGRADE SHALL BE TREATED WITH LIME AT A RATE OF 6% BY WEIGHT AND MIXED WET. THE TREATED
AREA SHALL BE KEPT MOIST FOR 4 DAYS OF OBSERVATION/MELLOWING PERIOD. AN ASPHALTIC SEAL COAT
MAY BE APPLIED TO ASSIST IN KEEPING THE MOISTURE CONTENT STABLE IF APPROVED BY THE CITY.

- THE STABILIZED SUBGRADE SHALL BE SCARIFIED AND COMPACTED TO 95% STANDARD PROCTOR DENSITY
AT  OPTIMUM MOISTURE CONTENT. PER TxDOT ITEMS 132, 260 AS APPROPRIATE.

- PROOF ROLLING OF THE FINISHED SUBGRADE WITH A LOADED TANDEM AXLE DUMP TRUCK MAY BE
REQUIRED AND WITNESSED BY THE CITY INSPECTORS IMMEDIATELY PRIOR TO PLACEMENT OF FLEXIBLE
BASE MATERIAL.

- ALL TESTING SHALL BE AT THE DEVELOPER'S EXPENSE AND COMPLETED BY A TESTING LABORATORY
APPROVED BY THE CITY AND WITH CURRENT AASHTO ACCREDITATION THAT DEMONSTRATES THE
LABORATORY'S CAPABILITIES TO PERFORM APPLICABLE TEST PROCEDURES.

- THE CITY MAY PERIODICALLY REQUIRE ADDITIONAL TESTS TO ASSIST THEM IN EVALUATING THE QUALITY OF
WORK AND CONTRACTOR'S PERFORMANCE.

FLEXIBLE BASE SUBGRADE

-   FLEXIBLE BASE MATERIAL MAY BE USED IN LIEU OF LIME STABILIZED SUBGRADE.

-  MATERIAL AND INSTALLATION SHALL COMPLY WIHT TxDOT ITEM 247, GRADE 1-2.

-  IF USED IN LIEU OF STABILIZED SUBGRADE, FLEXIBLE MATERIAL SHALL BE PLACED AT A MINIMUM OF SIX (6)
INCHES THICKNESS AND PLACED ON PROOF ROLLED SUBBASE.

-  PROOF ROLLING OF THE FINISHED GRADE SUBBASE WITH A LOADED TANDEM AXLE DUMP TRUCK WILL BE
REQUIRED AND WITNESSED BY CITY INSPECTORS.

-  FLEXIBLE BASE SHALL EXTEND A MINIMUM OF 1'-0" OUTSIDE OF THE PROPOSED BACK OF CURB FOR THE
WIDTH OF THE STREET BEING INSTALLED. FOR EXAMPLE ON A PROPOSED 30 FOOT WIDE STREET THE
SUBGRADE SHALL BE WORKED AT A 32 FOOT WIDTH.

MOUNTABLE CURB AND GUTTER
SEE DETAILS THIS SHEET

PAD FF MINIMUM OF
12" ABOVE TOP OF
MOUNTABLE CURB

(10" ABOVE STANDUP CURB)

FINISHED GRADE FINISHED GRADE

RESIDENTIAL STREET TYPICAL SECTION

MOUNTABLE CURB & GUTTER DETAIL

HMAC SURFACE COURSE, TYPE C PER TxDOT ITEM 340,
2 1/2 " COMPACTED THICKNESS.

4" THICK FLEXIBLE BASE PER
TxDOT ITEM 247, GRADE 1-2.

4" THICK FLEXIBLE BASE PER
TxDOT ITEM 247, GRADE 1-2. THE FOUNDATION
COURSE SHALL EXTEND 1 FOOT BEYOND THE
PROPOSED STREET WIDTH ON BOTH SIDES.

CONCRETE SIDEWALK (TYP.)
5" ABOVE CENTERLINE
TOP OF PAVEMENT OR

APPROVED BY THE CITY.

CONCRETE SIDEWALK (TYP.)
5" ABOVE CENTERLINE
TOP OF PAVEMENT OR
APPROVED BY THE CITY.

1'-0" (TYP)

PAD FF MINIMUM OF
12" ABOVE TOP OF
MOUNTABLE CURB
(10" ABOVE STANDUP CURB)

SHEET NOTE:
-THIS DETAIL SHEET MAY NOT BE ALTERED OR MODIFIED. ANY "PROJECT SPECIFIC" DETAIL
MUST BE DRAWN SEPARATELY AND SUBMITTED TO THE CITY FOR APPROVAL

SMOOTH, LIGHT BROOM FINISH
AND STRAIGHT EDGE, FREE OF
ANY POCKETS

DETAILS SHOWN NOT TO SCALE

CITY OF ENNIS, TEXAS
PUBLIC WORKS

STREETS

RESIDENTIAL STREET DETAILS - HMAC

ST-1

STREET NOTES:

1"

SEE RESIDENTIAL STREET
TYPICAL SECTION

VALLEY GUTTER DETAIL

8' WIDTH

6" - 4000 PSI,
NCTCOG CLASS P1

SEE RESIDENTIAL STREET
TYPICAL SECTION

SMOOTH, LIGHT BROOM FINISH
AND STRAIGHT EDGE, FREE OF
ANY POCKETS

#4 BARS 8" O.C.E.W.1"

ASPHALT
ROADWAY

STORM SEWER MAIN

*WATER UTILITY
MAIN (TYP.)

SANITARY UTILITY
MAIN (TYP.)

*  WATER MAINS ARE PLACED ON THE NORTH AND
WEST SIDES OF THE STREETS AT A DISTANCE OF TEN
FEET (10') FROM THE CENTERLINE OF THE STREET
UNLESS OTHERWISE APPROVED BY THE CITY.

10'-0" 10'-0"CONST. JOINT

LIMIT OF VALLEY
GUTTER FOR

PAVEMENT

1
2" EXP. JOINT

8'-
0"

1
2" EXP. JOINT

LIMIT OF VALLEY
GUTTER FOR PAVEMENT

CONST. JOINT

NOTE:
GUTTER SHALL BE SHAPED TO
CONFORM WITH CONCRETE
VALLEY (OR PAVEMENT) INTERSECTING

VALLEY

THE REINFORCED CONCRETE VALLEY SHALL REPLACE THE TOP OF THE
PAVEMENT WITH THE REMAINING PORTION OF THE PAVEMENT TO BE
CONSTRUCTED INCLUDING SUBGRADE TREATMENT, IN ACCORDANCE WITH THE
TYPICAL PAVING SECTION. THE CONCRETE VALLEY WILL BE GOVERNED
ACCORDING TO CITY STANDARDS FOR CONCRETE CURB AND GUTTER

10/13/2022

1/2" Min
3/4" Max 2.78% Min.

4.17% Max.

1' 1'
APPLY ASPHALTIC PRIME COAT MEETING REQUIREMENTS OF
TxDOT ITEM 300, TABLE 18, APPLY AT A RATE THAT IS IN
ACCORDANCE WITH THE MANUFACTURER'S (SUPPLIER'S)
RECOMMENDATION FOR THE PARTICULAR EMULSION SELECTED.
ALLOW PRIME COAT TO CURE UNDISTURBED BEFORE APPLYING
PAVING. PROTECT AND AVOID SMEARING OR STAINING ADJOINING
SURFACES, APPURTENANCES, AND SURROUNDINGS.
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CONCRETE SIDEWALK (TYP.)
5" ABOVE CENTERLINE
TOP OF PAVEMENT OR

APPROVED BY THE CITY.

CONCRETE SIDEWALK (TYP.)
5" ABOVE CENTERLINE
TOP OF PAVEMENT OR
APPROVED BY THE CITY.

1'-0" (TYP)

PAD FF MINIMUM OF
12" ABOVE TOP OF
MOUNTABLE CURB
(10" ABOVE STANDUP CURB)

2%2%

2% ROOF-TOP CROWN

MINIMUM #4 BARS AT
12" ON CENTER EACH WAY

SHEET NOTE:
-THIS DETAIL SHEET MAY NOT BE ALTERED OR MODIFIED. ANY "PROJECT SPECIFIC" DETAIL
MUST BE DRAWN SEPARATELY AND SUBMITTED TO THE CITY FOR APPROVAL

CONCRETE PAVING NOTES
CONCRETE SHALL BE 4,000 PSI AT 28 DAYS.

-AN ENGINEERED PAVEMENT DESIGN SHALL BE PERFORMED TO DETERMINE THE PAVEMENT THICKNESS AND
REQUIRED REINFORCEMENT. THE DETAILS GIVEN IN THE TYPICAL SECTION ARE MINIMUM REQUIREMENTS.

-EXPANSION JOINTS SHALL BE PLACED IN THE CURB AND GUTTER AT 200' INTERVALS AND AT INTERSECTION
RETURNS AND OTHER RIGID STRUCTURES, OR AS OTHERWISE SPECIFIED BY THE ENGINEER.

-CURB SAWED JOINTS SHALL BE PLACED TO MATCH THE PAVEMENT JOINTS. DEPTH OF SAWCUT SHALL BE
1/4  THE THICKNESS OF THE CURB, AND EXTEND TO THE BACK OF THE CURB.

6" REINFORCED CONCRETE PAVEMENT
SEE CONCRETE PAVING NOTES THIS SHEET.

SMOOTH, LIGHT BROOM FINISH
AND STRAIGHT EDGE, FREE OF
ANY POCKETS

DETAILS SHOWN NOT TO SCALE

CITY OF ENNIS, TEXAS
PUBLIC WORKS

STREETS

RESIDENTIAL STREET DETAILS - CONCRETE

ST-2

1"

#4 X 6"
AT 12" SPACING

*  WATER MAINS ARE PLACED ON THE NORTH AND
WEST SIDES OF THE STREETS AT A DISTANCE OF TEN
FEET (10') FROM THE CENTERLINE OF THE STREET
UNLESS OTHERWISE APPROVED BY THE CITY 10'-0" 10'-0"

STORM SEWER MAIN

*WATER UTILITY
MAIN (TYP.)

SANITARY UTILITY
MAIN (TYP.)

10/13/2022

1' 1'

SUBGRADE NOTES:

LIME-TREATED SUBGRADE:

- THE STABILIZED SUBGRADE SHALL EXTEND ONE FOOT (1') BEYOND THE PROPOSED STREET WIDTH ON BOTH
SIDES.  FOR EXAMPLE ON A PROPOSED 30 FOOT WIDE STREET THE SUBGRADE SHALL BE WORKED AT A 32
FOOT WIDTH.

-  THE SUBGRADE SHALL BE TREATED WITH LIME AT A RATE OF 6% BY WEIGHT AND MIXED WET. THE TREATED
AREA SHALL BE KEPT MOIST FOR 4 DAYS OF OBSERVATION/MELLOWING PERIOD. AN ASPHALTIC SEAL COAT
MAY BE APPLIED TO ASSIST IN KEEPING THE MOISTURE CONTENT STABLE IF APPROVED BY THE CITY.

- THE STABILIZED SUBGRADE SHALL BE SCARIFIED AND COMPACTED TO 95% STANDARD PROCTOR DENSITY
AT  OPTIMUM MOISTURE CONTENT. PER TxDOT ITEMS 132, 260 AS APPROPRIATE.

- PROOF ROLLING OF THE FINISHED SUBGRADE WITH A LOADED TANDEM AXLE DUMP TRUCK MAY BE
REQUIRED AND WITNESSED BY THE CITY INSPECTORS IMMEDIATELY PRIOR TO PLACEMENT OF FLEXIBLE
BASE MATERIAL.

- ALL TESTING SHALL BE AT THE DEVELOPER'S EXPENSE AND COMPLETED BY A TESTING LABORATORY
APPROVED BY THE CITY AND WITH CURRENT AASHTO ACCREDITATION THAT DEMONSTRATES THE
LABORATORY'S CAPABILITIES TO PERFORM APPLICABLE TEST PROCEDURES.

- THE CITY MAY PERIODICALLY REQUIRE ADDITIONAL TESTS TO ASSIST THEM IN EVALUATING THE QUALITY OF
WORK AND CONTRACTOR'S PERFORMANCE.

FLEXIBLE BASE SUBGRADE

-   FLEXIBLE BASE MATERIAL MAY BE USED IN LIEU OF LIME STABILIZED SUBGRADE.

-  MATERIAL AND INSTALLATION SHALL COMPLY WIHT TxDOT ITEM 247, GRADE 1-2.

-  IF USED IN LIEU OF STABILIZED SUBGRADE, FLEXIBLE MATERIAL SHALL BE PLACED AT A MINIMUM OF SIX (6)
INCHES THICKNESS AND PLACED ON PROOF ROLLED SUBBASE.

-  PROOF ROLLING OF THE FINISHED GRADE SUBBASE WITH A LOADED TANDEM AXLE DUMP TRUCK WILL BE
REQUIRED AND WITNESSED BY CITY INSPECTORS.

-  FLEXIBLE BASE SHALL EXTEND A MINIMUM OF 1'-0" OUTSIDE OF THE PROPOSED BACK OF CURB FOR THE
WIDTH OF THE STREET BEING INSTALLED. FOR EXAMPLE ON A PROPOSED 30 FOOT WIDE STREET THE
SUBGRADE SHALL BE WORKED AT A 32 FOOT WIDTH.

(RESIDENTIAL)

4'-0" 6'-0"

6" THICK LIME STABILIZED SUBGRADE
OR FLEXIBLE BASE MATERIAL
(SEE NOTES ON THIS SHEET)
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6"

#4 REBAR, TYP.
3 PLACES

NOTES:

1. EXPANSION JOINTS SHALL BE CONSTRUCTED USING JOINT MATERIAL OF AN APPROVED TYPE.

2. T= CONCRETE SECTION DEPTH

3. SEE CONCRETE PAVEMENT NOTES FOR DETAILS
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VARIABLE PARKWAY
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VARIABLE WIDTH - SEE IDS SECTION 2.2
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TR
EE

T

VARIABLE PARKWAY

1'-0" (TYP)

MINIMUM #4 BARS AT
12" ON CENTER

EACH WAY

8" THICK STABILIZED
SUBGRADE OR FLEXIBLE BASE
MATERIAL (SEE NOTES) THIS SHEET

2% 2%

SIDEWALK 7" ABOVE
TOP OF MOUNTABLE
CURB (TYP) OR APPROVED
BY THE CITY

FINISHED GRADE FINISHED GRADE

INDUSTRIAL/COMMERCIAL AND
COLLECTOR STREET TYPICAL SECTION

INTEGRAL CURB & GUTTER DETAIL

3" R
3/8" R 1:3 BATTER

1 12" R

REINFORCED CONCRETE PAVEMENT
(7" THICKNESS - COLLECTOR STREETS)
(8" THICKNESS - INDUSTRIAL/COMMERCIAL STREETS)
SEE CONCRETE PAVING NOTES THIS SHEET.

CONCRETE PAVING NOTES
CONCRETE SHALL BE 4,500 PSI AT 28 DAYS.

-AN ENGINEERED PAVEMENT DESIGN SHALL BE PERFORMED TO DETERMINE THE PAVEMENT THICKNESS AND
REQUIRED REINFORCEMENT. THE DETAILS GIVEN IN THE TYPICAL SECTION ARE MINIMUM REQUIREMENTS.

-EXPANSION JOINTS SHALL BE PLACED IN THE CURB AND GUTTER AT 200' INTERVALS AND AT INTERSECTION
RETURNS AND OTHER RIGID STRUCTURES, OR AS OTHERWISE SPECIFIED BY THE ENGINEER.

-CURB SAWED JOINTS SHALL BE PLACED TO MATCH THE PAVEMENT JOINTS. DEPTH OF SAWCUT SHALL BE 1/4
THE THICKNESS OF THE CURB, AND EXTEND TO THE BACK OF THE CURB.

VARIABLE WIDTH - SEE IDS SECTION 2.2

SHEET NOTE:
-THIS DETAIL SHEET MAY NOT BE ALTERED OR MODIFIED. ANY "PROJECT SPECIFIC" DETAIL
MUST BE DRAWN SEPARATELY AND SUBMITTED TO THE CITY FOR APPROVAL

SMOOTH, LIGHT BROOM FINISH
AND STRAIGHT EDGE, FREE OF
ANY POCKETS

DETAILS SHOWN NOT TO SCALE

CITY OF ENNIS, TEXAS
PUBLIC WORKS

STREETS

INDUSTRIAL/COMMERCIAL AND COLLECTOR STREET DETAILS

2% ROOF-TOP CROWN

ST-3

10'-0" 10'-0"

STORM SEWER MAIN

*WATER UTILITY
MAIN (TYP.)

SANITARY UTILITY
MAIN (TYP.)

*  WATER MAINS ARE PLACED ON THE NORTH AND
WEST SIDES OF THE STREETS AT A DISTANCE OF TEN
FEET (10') FROM THE CENTERLINE OF THE STREET
UNLESS OTHERWISE APPROVED BY THE CITY

10/13/2022

1' 1'

SUBGRADE NOTES:

LIME-TREATED SUBGRADE:

- THE STABILIZED SUBGRADE SHALL EXTEND ONE FOOT (1') BEYOND THE PROPOSED STREET WIDTH ON BOTH
SIDES.  FOR EXAMPLE ON A PROPOSED 30 FOOT WIDE STREET THE SUBGRADE SHALL BE WORKED AT A 32
FOOT WIDTH.

-  THE SUBGRADE SHALL BE TREATED WITH LIME AT A RATE OF 6% BY WEIGHT AND MIXED WET. THE TREATED
AREA SHALL BE KEPT MOIST FOR 4 DAYS OF OBSERVATION/MELLOWING PERIOD. AN ASPHALTIC SEAL COAT
MAY BE APPLIED TO ASSIST IN KEEPING THE MOISTURE CONTENT STABLE IF APPROVED BY THE CITY.

- THE STABILIZED SUBGRADE SHALL BE SCARIFIED AND COMPACTED TO 95% STANDARD PROCTOR DENSITY
AT  OPTIMUM MOISTURE CONTENT. PER TxDOT ITEMS 132, 260 AS APPROPRIATE.

- PROOF ROLLING OF THE FINISHED SUBGRADE WITH A LOADED TANDEM AXLE DUMP TRUCK MAY BE
REQUIRED AND WITNESSED BY THE CITY INSPECTORS IMMEDIATELY PRIOR TO PLACEMENT OF FLEXIBLE
BASE MATERIAL.

- ALL TESTING SHALL BE AT THE DEVELOPER'S EXPENSE AND COMPLETED BY A TESTING LABORATORY
APPROVED BY THE CITY AND WITH CURRENT AASHTO ACCREDITATION THAT DEMONSTRATES THE
LABORATORY'S CAPABILITIES TO PERFORM APPLICABLE TEST PROCEDURES.

- THE CITY MAY PERIODICALLY REQUIRE ADDITIONAL TESTS TO ASSIST THEM IN EVALUATING THE QUALITY OF
WORK AND CONTRACTOR'S PERFORMANCE.

FLEXIBLE BASE SUBGRADE

-   FLEXIBLE BASE MATERIAL MAY BE USED IN LIEU OF LIME STABILIZED SUBGRADE.

-  MATERIAL AND INSTALLATION SHALL COMPLY WIHT TxDOT ITEM 247, GRADE 1-2.

-  IF USED IN LIEU OF STABILIZED SUBGRADE, FLEXIBLE MATERIAL SHALL BE PLACED AT A MINIMUM OF SIX (6)
INCHES THICKNESS AND PLACED ON PROOF ROLLED SUBBASE.

-  PROOF ROLLING OF THE FINISHED GRADE SUBBASE WITH A LOADED TANDEM AXLE DUMP TRUCK WILL BE
REQUIRED AND WITNESSED BY CITY INSPECTORS.

-  FLEXIBLE BASE SHALL EXTEND A MINIMUM OF 1'-0" OUTSIDE OF THE PROPOSED BACK OF CURB FOR THE
WIDTH OF THE STREET BEING INSTALLED. FOR EXAMPLE ON A PROPOSED 30 FOOT WIDE STREET THE
SUBGRADE SHALL BE WORKED AT A 32 FOOT WIDTH.

6" INTEGRAL CURB
SEE DETAILS THIS SHEET
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DETAILS SHOWN NOT TO SCALE

CITY OF ENNIS, TEXAS
PUBLIC WORKS

STREETS

SIDEWALK AND CURB RAMP DETAILS

ST-4

TYPICAL SPACING

"W
" (S

EE
 PL

AN
S)

4" SAND CUSHION

"W"
TYPICAL SPACING TYPICAL SPACING

TYPICAL SIDEWALK DETAIL

"W" "W"

SAWCUT OR
TOOLED JOINT

3/8" EXPANSION
JOINT EVERY FIFTH

JOINT AND AT
PROPERTY LINES

#3 BARS 14" OCEW

DETECTABLE WARNING PAVER WITH
TRUNCATED DOMES

NO.3 REBAR AT 14" (MAX) ON-CENTER
BOTH WAYS OR AS DIRECTED

CLASS A CONCRETE - SHALL
CONFORM TO APPLICABLE

SPECIFICATIONS

(MIN.) 5" DEPTH EXCLUSIVE
OF DETECTABLE WARNING

PREFABRICATED DETECTABLE
WARNING PANEL

CURB RAMP DETECTIBLE WARNING DETAIL

SIDE FLARE (TYP)

CURB RAMP DETAIL

PEDESTRIAN TRAVEL DIRECTION

 TURNING
SPACE

DETECTABLE WARNING SURFACE

BACK OF CURB

RAMP

2'(MIN.)

SIDE FLARE (TYP) 5' .

 TURNING

SPACE

5' MIN. 5' MIN.

RAMP

GRADE BREAK (TYP)

FLARE

8.3%
MAX

SIDEWALK

W = SEE PLANS FOR SIDEWALK WIDTH.
RESIDENTIAL 4' MINIMUM
INDUSTRIAL/COMMERCIAL 5' MINIMUM

TYPICAL INDUSTRIAL/ COMMERCIAL AND COLLECTOR
INTERSECTION RAMP LAYOUT

TYPICAL RESIDENTIAL INTERSECTION RAMP LAYOUT

PROVIDE 10' X 10' CORNER
CLIP AT ALL ROADWAY
INTERSECTIONS

MIN. BOC CURB RETURN
RADIUS 20' FOR ALL 30' WIDE
RESIDENTIAL STREETS

MIN 6' RAMP

PROVIDE 15' X 15' CORNER
CLIP AT ALL ROADWAY
INTERSECTIONS

MIN. BOC CURB RETURN
RADIUS 30' FOR ALL STREETS
GREATER THAN 30' IN WIDTH

MIN 6' RAMP
5'X5'(MIN.)
MANEUVERING
SPACE

5'X5'(MIN.)
MANEUVERING
SPACE

5'X5' TURNING FACE

5'X5' TURNING FACE

CR
OS

SW
AL

K

CR
OS

SW
AL

K
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OS
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K

CR
OS
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AL
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CROSSWALK
CROSSWALK

10/13/2022
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verification in writing that the buildable area is adequate for the type of 
housing product (or nonresidential building) proposed for that lot. Final 
approval any for buildableallowed theof area l by beshallot the
Administrator. 

(4) On-Site Easements Shown on Plat: For new development, all necessary on-site 
easements shall be established on the Plat and not by separate instrument, 
and they shall be labeled for a purpose, such as for franchised public utilities. 
Other examples include, but are not limited to, the following:  a drainage 
easement, which is dedicated to the city for a drainage structure; an access 
easement, which is dedicated to the public for unrestricted access purposes; a 
fire lane easement, which is dedicated to the city and its fire suppression and 
emergency medical service providers for access purposes; and an electrical, 
gas, or telephone easement which is dedicated to the specific utility provider 
that requires the easement. 

(5) Visibility Triangles: Visibility triangles meeting the standards in Article VII shall 
be designated as visibility easements on the plat.  
(a) The maximum height of fences, walls, signs, and other similar fixed items 

shall be 30 inches within the visibility easement.  
(b) Landscaping: All landscaping (and any other fixed feature) within the 

triangular visibility easement shall be designed to provide unobstructed 
cross-visibility at a level between 30 inches and eight feet. A limited 
number of single-trunked trees may be permitted in this area provided 
they are trimmed in such a manner that no limbs or foliage extend into 
the cross-visibility area. Landscaping, except grass and low ground 
cover, shall not be located closer than three feet from the edge of any 
street pavement. 

9.4.4 Water and Wastewater Utilities 

(1) Connections for Water: All new Subdivisions shall be connected with the city’s 
water system or other public water supply system approved by TCEQ.  The 
water system shall be capable of providing water for health and emergency 
purposes, including fire protection. The design and construction of water 
system shall comply with the following standards: 
(a) Applicable regulations of the Texas Commission on Environmental 

Quality (TCEQ). 
(b) Standards in the city’s Infrastructure Design Standards. 
(c) Fire protection and suppression standards in accordance with the city’s 

policies and ordinances including Fire Code adopted by the city.  
Additional development will not be allowed without water pressure 
meeting these standards. 

(2) Connections for Wastewater:  
(a) All new subdivisions shall be served by a wastewater collection and 

treatment system authorized and permitted by the TCEQ, except as 
provided below. The design and construction of the wastewater system 
improvements shall be in accordance with the standards in the City’s 
Infrastructure Standards,Design TCEQand in accordance with
standards. 

(b) On-site sewage facilities such as septic or aerobic systems may be 
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permitted where each lot is one acre or more in area, if the subdivision 
is 1,000 feet or more from a connection to a wastewater collection 
system.  They shall meet the city’s adopted standards for on-site sewage 
facilities. 

(3) Subdivider Responsibilities: The Subdivider shall be responsible for the 
following: 
(a) Phasing of development or improvements in order to maintain adequate 

water and wastewater services 
(b) Extensions of utility lines (including any necessary on-site and off-site 

lines) to connect to existing utility mains of adequate capacity 
(c) Providing and/or procuring all necessary easements for the utilities 

(whether on-site or off-site) 
(d) Providing proof to the city of adequate water and wastewater service 
(e) Providing for future expansion of the utilities if such will be needed to 

serve future developments, subject to the city’s policies, if applicable 
(f) Providing all operations and maintenance of the private utilities, or 

providing proof that a separate entity will be responsible for the 
operations and maintenance of the utilities 

(g) Providing all fiscal security required for the construction of the utilities 
(h) Obtaining approvals from the applicable utility providers if other than 

the city  
(i) Complying with all requirements of the utility providers, including the 

city 
(4) Location of Lines: Extension of water and wastewater lines shall be made along 

the entire frontage of the subdivision adjacent to a street or thoroughfare in 
rights-of-way or dedicated Easements. 
(a) If the subdivision is not adjacent to a thoroughfare, the extension of 

utilities shall be to the edge of the Subdivision’s perimeter property line 
adjoining any undeveloped property or accomplished in such a manner 
as to allow future connections to said utilities by new subdivisions.  

(b) If new subdivisions are not likely to be developed beyond the proposed 
subdivision (due to physical constraints), the Administrator may waive 
the requirement for adjacent utility line construction at the time of 
Preliminary Plat approval and prior to construction of the subdivision. 

(c) The city shall determine the location and routing of water and sewer 
extensions and shall retain the authority to reject any extension not 
deemed to be in the best interest of the city. 

(5) Utilities Not Specified: Installation, operations and maintenance of utilities not 
specifically referenced herein shall comply with regulations of the TCEQ and 
with any other applicable State rules and regulations, whichever is the most 
stringent. 

(6) Dead-End Water Lines 
(a) Dead-end water lines should be avoided, but when deemed necessary, 

they should be extended to, and then through, the property sought to 
be subdivided. 

(b) All dead-end water lines shall be valved and provided with a valve and 
fire hydrant located at the extreme end of the line instead of the 
blow-off mechanism for their flushing, in accordance with current city 
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The rules, 30 TAC Chapters 30 and 285 and all future amendments and revisions thereto are incorporated by 

reference and are thus made a part of these rules. A copy of the current rules are attached to these rules as Appendix I. 

(Ord. No. 06-07-05, § 9, 7-17-06) 

Sec. 18-407. - Amendments. 

The City of Ennis, Texas wishing to adopt more stringent rules for its on-site sewage facility ordinance understands 

that the more stringent conflicting local rule shall take precedence over the corresponding Texas Commission on 

Environmental Quality requirement. Listed below are the more stringent rules adopted by Ennis, Texas: 

No conventional septic tanks shall be allowed within the incorporated city limits of Ennis, Texas, unless the applicant 

owns ten (10) acres or more which shall be serviced by a single conventional septic tank. State approved alternative on-

site sewage disposal systems shall be allowed only on lots of one (1) acre or more, provided all other subdivision and 

building ordinances are observed and an organized sewage system is not located within five hundred (500) feet of the 

subject real property. 

(Ord. No. 06-07-05, § 10, 7-17-06) 

Sec. 18-408. - Duties and powers. 

The OSSF Inspector of Ennis, Texas, must be certified by the Texas Commission on Environmental Quality before 

assuming the duties and responsibilities. 

(Ord. No. 06-07-05, § 11, 7-17-06) 

Sec. 18-409. - Collection of fees. 

All fees collected for permits and/or inspections shall be made payable to Ennis, Texas. 

(Ord. No. 06-07-05, § 12, 7-17-06) 

Sec. 18-410. -Appeals. 

Persons aggrieved by an action or decision of the designated representative may appeal such action or decision to 

the City Commission of Ennis, Texas. 

(Ord. No. 06-07-05, § 13, 7-17-06) 

Sec. 18-411. - Penalties. 

This article adopts and incorporates all applicable penalty provisions related to on-site sewage facilities, which 

includes, but is not limited to, those found in Chapters 341 and 366 of the Texas Health and Safety Code, Chapters 7, 26, 

and 37 of the Texas Water Code and 30 TAC Chapter 30 and 285. 

(Ord. No. 06-07-05, § 14, 7-17-06) 
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i. The screen will withstand the pressures of time and nature 
ii. The screen adequately accomplishes the purpose for which it was intended 
iii. Plans shall be sealed by a registered engineer or they shall conform to the 

city’s standard design for screening walls including engineered footings 

(c) Such screen shall be constructed prior to the issuance of a certificate of 
occupancy for any building or portion thereof. 

(d) The areas adjacent to the required screening wall, or areas adjacent to a public 
street or right-of-way, shall be maintained by the property owner in a clean and 
orderly condition, free of debris and trash in accordance with the applicable 
codes of the city. 
 

7.3.4 Single Family, Duplex and Townhome Residential Fencing 

(1) APPLICABILITY 

(a) These standards are applicable in the A, RE, R-10, R-7, R-5, NC, D, TH, and MH 
zoning districts. 

(b) These standards shall also apply to Planned Development and Regional Mixed Use 
zoning districts unless alternative fence design standards are established through 
development specific ordinances. 

(c) Standards in Section 7.3.4 (2) are applicable to replacement and new residential 
fences. 

(2) RESIDENTIAL FENCING TYPES 
Residential fencing standards are divided into two main categories: perimeter 
fencing and privacy fencing. Perimeter fencing is required to be completely installed 
by the developer for the boundary of the approved final plat in the areas as set forth 
below in Section 7.3.4 (2) (a), prior to the issuance of a building permit. Privacy 
fencing is an option left up to the builder or homeowner, but if built it shall follow 
the standards in Section 7.3.4 (2) (b) and (c). 

(a) Subdivision Perimeter Fencing: In the interest of public safety and privacy, 
perimeter fencing, meeting the standards in this section, shall be required on lots 
where the rear and/or side yards are adjacent to a highway frontage road, 
arterial, on identified as collector or the city’s adoptedmost recently
Thoroughfare Plan. Along all other streets, perimeter fencing shall be optional, 
but if provided, standards in this section shall apply. 

i. Height: Six feet minimum and eight feet maximum as measured from the 
highest adjacent grade within ten feet of the fence. In order to create 
variation in the design of the fence, at certain locations for no more than 10 
percent of the total linear length of the fence, the height may be increased to 
10 feet. 

ii. architecturallypercent (brick,masonry100Materials: stone,Approved
finished reinforced concrete), or any other sustainable material with more 
than 30-year life expectancy to give a long lasting, aesthetically pleasing 
appearance. Materials should preferably have a low maintenance factor and 
be complemented with landscaping, where appropriate.  

iii. Any fencing along parks/open space shall meet the requirements of 7.3.4 (2) 
(d). 
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iv. Structural footings of masonry fencing must be engineered. 
v. Prohibited Materials: Chain link, vinyl, and wood fencing are prohibited. 
vi. Design: Adjacent to major thoroughfares, the fence should be curved or 

angled at corner locations to accommodate appropriate visibility and add 
variety. Wall sections greater than 50 feet in length should incorporate at 
least one of the following design features that are proportionate to the fence 
length: 

(i) A minimum one foot change in a fence, the fence should be curved or 
angled at corner locations to accommodate appropriate visibility Use of 
columns at 35-foot intervals; 

(ii) Any other feature, approved by the Administrator that provides adequate 
relief from the monotony of a continuous fence 

vii. Construction Standard: It is intended that all fences erected pursuant to this 
section be constructed in such a manner to last 30 years with minimal 
maintenance required during said period. As such, all fences required by this 
section shall conform to the following minimum standards: 

(i) shallDepartment Building Inspection Administrator The theand/or 
approve plans and specifications for fences and foundations. Such plans 
and specifications shall be submitted at the same time as construction 
plans for other subdivision infrastructure improvements are required. 

(ii) Fences shall be located on or within the private property and outside of 
the public right-of-way. Fences may be in an offset configuration as long 
as there is no encroachment into the right of way. 

(iii) The material, color, and design of fences shall be as specified within an 
approved preliminary plat. 

(iv) All fences shall be placed outside any utility easements unless otherwise 
allowed in writing by the utility company or franchisee. 

viii. It shall be the responsibility of any person, firm, corporation or other entity 
who shall own or occupy any lot or lots on which a fence was constructed 
pursuant to the terms of this section to adequately maintain the fence and to 
prevent it from becoming dilapidated or unsightly, unless otherwise specified 
as the responsibility of a mandatory homeowners association or other entity. 
Failure to maintain a fence or screening wall shall be considered a violation of 
this Ordinance. 

(b) Privacy Fencing in A and RE zoning districts:  

i. Height: The height shall not exceed six feet measured from the highest adjacent 
grade within ten feet of the fence 

ii. Approved Materials 

(i) Post (metal, wood, or masonry) and rail (metal or wood) construction 
(ii) Pipe and cable construction 
(iii) Pipe rail 
(iv) Woven wire 

Note:  Structural footings of masonry fencing must be engineered.  
iii. Prohibited Materials 
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Table 1.7-1: Zoning District Conversions 
Old Zoning Categories New Zoning District Classifications 
Special Districts H-IM Heavy Industrial and Manufacturing 

CA Central Area 
-  PD Planned Development District  
- KC Kaufman Corridor District 

LLR Local Lakeside Retail RMU Regional Mixed Use District 
BP Business Park Overlay - 

PC Private Club - 
Overlay Districts - 

 
- New Overlay Districts 
- Neighborhood Historic Overlay District 
 HD Historic Downtown Overlay District 

 

1.8 MINIMUM REQUIREMENTS 
This ordinance establishes minimum requirements for the establishment of public health, 
safety, and welfare. 

 

1.9 CONFLICTING PROVISIONS 
1.9.1 Harmonious Development 

The City of Ennis intends that all provisions of this ordinance be construed harmoniously. 
When two or more provisions of this ordinance may appear to be in conflict, the 
Administrator shall construe such provisions in such a manner, if possible, as to give effect 
to both by harmonizing them with each other. In cases of conflict, the Administrator shall 
make an interpretation as to which provision governs. 

1.9.2 Conflict with Other Public Laws, Ordinances, Regulations, or Permits 

This ordinance is intended to complement other city, state, and federal regulations that 
affect land use. This ordinance is not intended to revoke or repeal any other public law, 
ordinance, regulation, or permit. However, where conditions, standards, or requirements 
imposed by any provision of this ordinance are either more restrictive or less restrictive 
than comparable standards imposed by any other public law, ordinance, or regulation, the 
provisions that are more restrictive or that impose higher standards or requirements, as 
long as the City of Ennis is not preempted by such laws, as determined by the Administrator, 
shall govern. 

1.9.3 Conflict with Agreements between Private Parties 

This ordinance is not intended to revoke or repeal any easement, covenant, or other 
agreements between private parties. However, where the regulations of this ordinance are 
more restrictive or impose higher standards or requirements than such easement, 
covenant, or other agreements between private parties, then the requirements of this 
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ordinance shall govern. Nothing in this ordinance shall modify or repeal any private 
covenant or deed restriction, but such covenant or restriction shall not excuse any failure 
to comply with this ordinance. In no case shall the City of Ennis be obligated to enforce the 
provisions of any easements, covenants, or agreements between private parties, unless the 
city is a party to such agreements and only if the city decides, in its sole discretion, to pursue 
enforcement action. 

 

1.10 SEVERABILITY 
1.10.1 Generally 

It is expressly declared that this ordinance and each section, subsection, sentence, and 
phrase would have been adopted regardless of whether one or more portions of this 
ordinance is declared invalid or unconstitutional. 

(1) If any section, subsection, sentence, or phrase of this ordinance is held to be invalid or 
unconstitutional by a court of competent jurisdiction for any reason, the remaining portions 
of this ordinance shall not be affected. 

(2) If any court of competent jurisdiction invalidates the application of any provision of this 
ordinance, then such judgment shall not affect the application of that provision to any other 
building, structure, or use not specifically included in that judgment. 

(3) If any court of competent jurisdiction judges invalid any condition attached to the approval 
of an application for development, then such judgment shall not affect any other conditions 
or requirements attached to the same approval that are not specifically included in that 
judgment. 
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3.3 SPECIFIC REVIEW PROCEDURES 
3.3.1 Zoning Map Amendment (Rezoning) and Zoning UDO Text 

Amendment  

(1) APPLICABILITY AND JURISDICTION: All zoning map 
amendment (rezoning) and zoning related UDO text
amendments require a public review process that includes 
public hearings at the P&Z and City Commission. The City 
Commission shall be the final authority for approval of these 
applications theby after a recommendation P&Z. The 
procedures for all zoning map amendment (rezoning) and 
UDO text amendment applications shall be as follows (see 
Figure 3.3-1) 

(2) PRE-APPLICATION MEETING: per Section 3.2.3. Any of the 
following parties may initiate a policy related application 
request: 

(a) The City Commission on its own motion, or on petition of 
an interested property owner 

(b) The Administrator 
(3) Application Submittal per Section 3.2.4 
(4) Completeness Determination per Section 3.2.4 
(5) Application Review per Section 3.2.5 
(6) Notice procedures for the type of application per Section 

3.2.6 (see Table 3.2-1) 
(7) Approval Procedure: 

(a) Planning and Zoning Commission Action: The P&Z shall 
hold a public hearing on any zoning change or policy 
related application. The Commission shall forward a 
report that may recommend approval, approval with 
conditions, or denial, of the application and forward it to 
the City Commission. 

(b) Action by City Commission: The City Commission has final 
authority to approve, approve with conditions, or deny any proposed zoning 
change or policy related application request. 

(8) Additional Review and Approval Criteria: Table 3.3-1 shall establish additional review 
and approval criteria for the Administrator, the P&Z and City Commission for different 
policy related applications. 

  

Figure 3.3-1: Zoning Change and 
Zoning Text Amendment 

Procedures 
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Table 3.3-1: Additional Standards and Criteria for Policy Related Applications 

Application Additional Review Standards & Approval Criteria 

UDO Zoning 
Text 

Amendment  

 
Planning and Zoning Commission and City Commission Criteria 

i. Any of the general approval criteria in Section 3.2.7 (2). 
ii. Whether the proposed amendment is supported by sound planning principles. 
iii. Whether the proposed amendments implement specific policies in the city’s adopted 

Comprehensive Plan. 
iv. Whether the amendment promotes the public health, safety, & welfare. 
v. Whether the amendment corrects an error or omission made when this Ordinance was 

adopted or last amended. 
vi. Whether the amendment is otherwise in the best interest of the city 
vii. Any other factors required or allowed by Texas law 

 

Zoning 
Change 

Planning and Zoning Commission and City Commission Criteria 
i. As a legislative decision, the decision of a zoning change is subject to the City 

Commission’s discretion. The P&Z and City Commission may consider any or all of the 
following factors, along with any other relevant facts or circumstances: 
a. The Comprehensive Plan and other adopted plans 
b. The character of the surrounding neighborhood 
c. Any other factors required or allowed by Texas law and case law 

ii. Protest Petition: In the case of a valid protest petition the rules covering protest 
petitions Thein the Texas Local Government Code Chapter 211 shall apply.
Administrator may prescribe the forms to be used for protest petitions. 

iii. A Concept Plan shall be required with any zoning change request to either the RMU 
Regional Mixed Use or PD Planned Development Districts. 
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3.3.4 Concept Plan  

(1) PURPOSE AND INTENT: The purpose of a Concept Plan is to 
allow opportunity for the P&Z and City Commission to 
preview various development-related aspects of a project, 
including proposed major street patterns; land use and 
development patterns and trends; environmental issues and 
constraints; development character and design standards; 
conformance to the Comprehensive Plan and other adopted 
plans, the zoning district or PD regulations, the UDO, and 
other applicable plans and guidelines; and the property’s 
relationship to adjoining areas. Review of a Concept Plan also 
assists the city in evaluating the possible impacts of the 
proposed development in terms of provision of essential 
public preservingand respectingservices, and facilities 
important natural features and the environment, provision of 
open space and recreational opportunities, and protecting 
the general health, safety and welfare of the community. 

(2) APPLICABILITY: Submission and approval of a Concept Plan is 
the first step in the approval process for all development 
within the RMU PlannedPD andUse Regional Mixed
Development Districts. 

(3) MINIMUM ACREAGE REQUIRED: 
(a) All applications for new Concept Plans shall include a 

minimum acreage of 20 acres for RMU Districts. 
(b) Any amendments to Concept Plans beyond administrative 

modifications shall be brought back through the public 
process for the entire acreage included in the originally 
approved Concept Plan. 

(c) Minimum acreage for any additions to previously 
approved Concept Plans shall be 5 acres within the RMU 
District. The additional acreage shall be contiguous with 
the originally approved Concept Plan.  

(4) REVIEW PROCEDURES: All Concept Plans shall follow a public review process that 
includes public hearings at the P&Z and City Commission. The City Commission shall 
be the final authority for approval of these applications after a recommendation by 
the P&Z. The procedures for all Concept Plan applications shall be as follows (see 
Figure 3.3-4): 

(a) Pre-application Meeting: In addition to the procedures established in Section 
3.2.3, at a pre-application meeting with staff, the potential applicant shall provide 
a preliminary conceptual plan, which shall include, at minimum: 
i. Proposed uses within the district (based on the zoning district standards) and 

their location 
ii. Number and type of dwelling units, as applicable 
iii. Square footage and heights of proposed nonresidential uses, as applicable 
iv. Proposed parking capacity and configuration 
v. Conceptual drawings of proposed structures, internal circulation systems, 

street and block layout of the development, and such other site information 

Figure 3.3-4: Concept Plan Review 
Procedures 
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as may be required by the city 
vi. An assessment of the compatibility of the uses, building configuration and 

design of the proposed project with the surrounding neighborhood and 
future uses in the Comprehensive Plan. Include specific discussion on how 
land use transitions between existing and proposed development will be 
addressed (transition uses, buffers, screening, etc.) and any other information 
required by the Administrator 

(b) Application Submittal: A Concept Plan application shall include the following: 
i. A statement indicating the ownership of all interest in the property included 

in the Concept Plan, with the written consent of all owners. 
ii. A master plan indicating the broad concept of the proposed development, its 

conformance to the zoning district standards, any sub-districts, the location of 
different land uses and the location of major streets, blocks, or other area 
devoted to each use. The Concept Plan may show the area proposed to be 
subdivided and platted as allowed for in this Ordinance. The plan shall 
indicate: 
1. Generally, where each type of use will be located in the development and 

the total acreage devoted to each use. Label proposed uses on the plan 
appropriately. 

2. Major internal circulation systems, locations of roadways, locations of 
trails, trail amenities, bicycle paths, etc. 

3. Areas designated for residential uses shall indicate the maximum number 
of dwelling units per gross acre to be permitted for each residential area 
proposed including sizes of building lots and types of dwelling units 
anticipated. 

4. Acreage and location of any open space, civic spaces and school sites 
including whether each open/civic space will be privately owned 
(common area for residents only) or dedicated to public use. 

5. A parking demand analysis for the mix of uses proposed to support the 
on-street and off-street parking proposed in the development. 

6. Illustrations depicting the general development character of the project 
including architectural renderings and elevations. 

7. Provision for public (water, sewer, storm water) and private utilities 
(telecommunications, natural gas, electric) as required by other articles in 
this Ordinance, adopted master plans and the most current version of the 
city’s Infrastructure Design Standards. 

iii. In the case of Concept Plan for a PD, if the applicant is proposing to create 
different development standards than the ones specified in this Ordinance, in 
addition to the above standards, the application shall include: 
1. Development standards and other restrictions proposed by the applicant 

to be applied to each sub-district or proposed use or specific area similar 
to standards in the zoning districts contained in this Ordinance including: 
building setbacks, height limits, access requirements and grade or slope 
restrictions, special provisions addressing sensitive areas, parking 
requirements, landscape requirements, architectural design standards, 
street graphic regulations, impervious surface and floor area ratios. 

2. Demonstrate through written explanation and graphic material, how the 
character of the development as a result of the modified standards will be 
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superior in terms of mixed use, walkability, and landscape quality to that 
produced by the existing standards. Graphic material shall include 
building elevations, renderings, and sketches to illustrate development 
character and quality. 

3. Graphic illustrations and written explanations of how the revised PD 
addresses the specific constraints and opportunities of the site and 
surrounding area in a superior manner to what might be accomplished 
without the PD standards. 

iv. A regional location map showing the relationship of the site to connecting 
roadways, public utilities and adjoining land uses. 

v. A site map illustrating site boundaries, acreage, any existing structures and 
existing zoning. 

vi. A site topographic map showing any steep slopes (slopes over 10% grade at 
an appropriate scale), major vegetation elements, streams, rivers, ditches, 
and areas subject to one- hundred-year flooding. 

vii. A non-binding development schedule indicating the improvements included 
in each phase and the approximate dates when construction of the various 
stages of the development is anticipated to begin and be completed. 

viii. Copies of any special private covenants, conditions and restrictions which will 
govern any use or occupancy within the development. The applicant may also 
impose additional covenants, conditions, and restrictions on any particular 
area during the subdivision process. 

ix. Evidence that the development has been designed with consideration of the 
site's natural environment and the surrounding area and does not 
unreasonably impact wildlife, natural vegetation, or unique natural or historic 
features. 

x. A daily and peak hour trip generation and directional distribution report (traffic 
impact analysis) by use unless the City Manager or his designee finds that the 
traffic to be generated by the proposed district does not warrant the 
preparation and submission of a study or agrees to an alternative 
methodology that is acceptable to the city and applicant. 

xi. The applicant may submit any other information or exhibits which he/she 
deems pertinent to the evaluation of the proposed Concept Plan. 

(5) DETERMINATIONCOMPLETENESS : A PlanConcept  theapplication requires 
submission of a complete Concept Plan described in Section 3.3.4 (4)(b) above, 
information outlined in Section 3.2.4, and a completed application form provided by 
the Zoning Administrator. The Administrator shall make a completeness 
determination within 14 days of the date of the Submittal. 

(6) APPLICATION REVIEW: Per Section 3.2.5, Section 3.3.4 (4)(b) and based on the extent 
to which the application meets the recommendations in the Comprehensive Plan and 
the specific zoning district purpose. 

(7) NOTICE: Notice procedures for Concept Plan applications must be completed as 
described in Section 3.2.6 (see Table 3.2-1). 

(8) APPROVAL PROCEDURES: 
(a) Action by the Planning and Zoning Commission: The P&Z shall hold a public 

hearing on any Concept Plan. The Commission shall approve, approve with 
conditions, or deny the application and forward its report and recommendation 
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to the City Commission. If the Concept Plan is submitted with a zoning change 
application, the public hearing for the Concept Plan may be combined with the 
public hearing for the zoning change. 

(b) Action by the City Commission: The City Commission has final authority to 
approve, approve with conditions, or deny any Concept Plan applications. 

(c) Review and Approval Criteria: General criteria in Section 3.2.7(2) and this Section 
shall establish the review and approval criteria for the Administrator, the P&Z and 
City Commission for Concept Plan applications. 
i. The Concept Plan addresses a unique situation, confers a substantial benefit 

to the city, or incorporates creative site design such that it achieves the 
purposes of this Ordinance and represents an improvement in quality over 
what could have been accomplished through strict application of the 
otherwise applicable district or development standards. Such improvements 
in quality may include but are not limited to: improvements in open space 
and trail provisions and access; environmental protection; tree/vegetation 
preservation; efficient provision of streets, roads, and other utilities and 
services; and/or mix of uses or innovative housing types. 

ii. The development shall have appropriate transitions to the surrounding area, 
with adequate standards to mitigate any potentially negative impacts. 

iii. Streets within the development shall provide adequate internal circulation for 
a variety of modes of transportation as well as connect to the city’s overall 
system to provide a seamless, multi-modal network. 

iv. Streets shall be designed to create a pleasant walking and biking environment 
with on- street parking where appropriate and streetscape enhancements. 

v. Cul-de-sacs shall be prohibited unless natural features such as topography or 
stream corridors prevent a connection as determined by the Administrator. 

vi. Stub streets may be required where a street is likely to be extended into 
adjoining undeveloped property. 

vii. The Concept Plan shall provide common open space per the requirements of 
the zoning district standards and adequate in terms of location, accessibility 
and usability, area and type of the common open space, and in terms of the 
uses permitted in the development. The development shall ensure optimum 
preservation of the natural features of the terrain. 

viii. The Concept Plan demonstrates compliance with all of the requirements of 
the applicable development regulations.  The Concept Plan may not authorize 
exceptions to the minimum requirements of any applicable development 
regulation unless the underlying zoning is amended through the zoning 
change process. 

(9) CONCEPT PLAN APPROVAL: The approved Concept Plan with all the associated exhibits 
shall be tied to the zoning application to the PD or Regional Mixed Use Districts. The 
approved PD or Regional Mixed Use zoning, the respective approved Concept Plans, 
all exhibits, and any associated development agreements together establish the uses 
permitted, character of the development, and any modifications to the zoning 
regulations which are applicable through the rezoning process. 

(10) AMENDMENTS TO APPROVED CONCEPT PLANS: Amendments to previously approved 
concepts plans may be classified as Major or Minor amendments. Table 3.3-2 
classifies major and minor amendments. 
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(a) Major Amendments: Major amendments to approved Concept Plans shall be 
reviewed, processed, and approved in the same manner as required for the 
originally approved Concept Plan, including all notice and citizen participation 
requirements and recommendation by the P&Z and consideration by City 
Commission. 

(b) Minor Amendments: Minor amendments to an approved Concept Plan are 
administrative requests and may be approved, approved with conditions, or denied 
by the Administrator. A minor amendment may be approved administratively so 
long as the amendment does not constitute, as determined by the Administrator, a 
substantial alteration of the fundamental nature and character of the approved 
Concept Plan. Minor amendments may not alter the terms of applicable 
development agreements or be contrary to any applicable ordinance. If the 
Administrator denies the amendment, the applicant may appeal the denial and 
the amendment shall be treated as a Major Amendment. 
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Table 3.3-2: Major and Minor Amendments for Concept Plans 
Type of Concept Plan 
Amendment 

Scale of 
Amendment 

Major Minor Comments 

LAND USES 
Addition of new principal land use 
currently not allowed in the 
development 

Any request n 
  

Change to permitted land uses in 
any location 

Any change that affects overall PD 
density or intensity n  

 

Any change that does not affect 
overall PUD density or intensity  n 

 

Change to use-specific standards for 
permitted uses Any change n  

 

Shift of residential dwelling units from 
one phase, parcel, or development 
unit of the project to another phase, 
parcel, or development unit, based on 
total number of residential dwelling 
units permitted under the approved 
Concept Plan 

>20% shift in dwelling units n   

10% - 20% shift in dwelling units n n 

Considered a major amendment unless the 
Administrator finds, in writing, that the proposed 
transfer will have no material impact on the services and 
infrastructure proposed, provided for, and necessary to 
accommodate and serve the transferred units 

DENSITY 
Increase in the number of total 
residential dwelling units 

≥5% n   
<5%  n  
DEVELOPMENT STANDARDS 

Any change to the alignment of any 
streets shown on the Concept Plan 

≥200’ in any direction n   

<200’ in any direction 

 
n 

Any change in street alignment shall still maintain the 
connectivity to the existing street network and adjoining 
properties as intended in the originally approved Concept 
Plan 

Any change that results in a 
decrease of planned or identified 
parks, trails and/or open space 
(including any natural areas or 
undisturbed open space) 

≥5% n   

<5%  n  

Any change to parking, landscape 
buffer, setbacks, or building design 
standards 

More than 10% reduction or 
change of any numerical standard 

for these elements 

n 
 

 

No more than 10% reduction or 
change of any numerical standard 

for these elements 
 

n 

GENERAL 
Any other amendment that does not 
meet a minor modification threshold 
as listed above or any amendment 
that is deemed by the Administrator 
to make such a significant or 
fundamental change to the originally 
approved Concept Plan, which in the 
Administrator's judgment, should be 
deemed to be a major amendment 

All n 
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4.5 SPECIAL ZONING DISTRICTS 
4.5.1 General Purposes of Special Zoning Districts 

The special zoning districts are intended to: 

(1) Implement the vision for key areas within the city such as Downtown, the Lake 
Bardwell/US 287 Neighborhoods and Kaufman Corridor.  

(2) Provide for a flexible zoning tool in the form of planned development standards 
intended to implement different development projects that can better respond to 
changing market demand. 

(3) Encourage site planning, land use planning, and architectural design that create 
interesting, pedestrian-friendly and walkable environments.  

(4) Maintain and enhance the city’s economic base and provide shopping, entertainment 
and employment opportunities close to where people live and work. 

(5) Provide for a range of housing types within the context of mixed use, walkable 
developments to maximize long-term sustainability. 

4.5.2 Planned Development 

(1) Purpose and Intent: The Planned Development (PD) District is established to provide 
an alternative to the base zoning districts and special zoning districts established in 
this Ordinance.  The PD district is intended to accomplish the following: 

(a) To permit greater flexibility for new development or redevelopment 
projects to best utilize the physical features of the particular site in exchange 
for greater public benefits that would otherwise be achieved through 
development under this Ordinance. 

(b) To ensure that any development impact that occur through the use of 
greater flexibility in development standards and uses are offset by public 
benefits and any negative impacts are mitigated to the extent feasible so as 
minimize the impacts on adjoining properties. 

(c) To encourage the provision and preservation of meaningful and usable open 
space. 

(d) To encourage innovative and integrated design of buildings and uses within 
a larger master planned context of the PD district. 

(2) Review Procedures: The review and approval procedures in Article III: Review 
Procedures under Concept Plans, Development Plan, and Site Plan shall apply. 

4.5.3 Downtown District 

(1) The standards in Downtown District in Article VI: Building and Urban Design 
Standards shall form the exclusive regulations for all development within the 
boundary of the Downtown District.  

The area defined as the Downtown District is illustrated in Figure 4.6-1. 
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2200 COUNTRY CLUB RD
-10759448.28, 3807825.45 (1-mile Ring)

Ring: 1 mile Distance Latitude: 3,807,825.44976

Longitude: -10,759,448.28081

Housing Market
Characteristics
-10759448.28, 3807825.45 (1-mile Ring)
Ring: 1 mile Distance

Median Home Value

$329,664

3.8% higher than Texas

which is $317,618

86
Housing Affordability

Index

24.4%
Percent of Income

for Mortgage

86
Percent of Income for

Mortgage (Index)

1,313Age <18 3,050Age 18-64 908Age 65+ 5,271
Total Pop

0.78%
Pop Growth

2.72
Average HH Size

$264,355
Median Net Worth

Home Value Household Income

Mortgage as % Salary
Year Property Built

Source: This infographic contains data provided by Esri (2025), ACS (2019-2023), U.S. Census (2020). © 2026 Esri

Source: This infographic contains data provided by Esri (2025), ACS (2019-2023), U.S. Census (2020).
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2200 COUNTRY CLUB RD
-10759448.28, 3807825.45 (1-mile Ring)

Ring: 1 mile Distance Latitude: 3,807,825.44976

Longitude: -10,759,448.28081

Census Housing by Size

1-Person

2-Person

3-Person

4-Person

5-Person

6-Person

7+ Person

52% 40% 28% 16% 4% 8% 20% 32% 44%

20.8% 26.3%

34.4% 20.2%

14.9% 19.8%

15.2% 15.2%

8.6% 10.7%

3.6% 3.9%

2.4% 3.6%

Own Rent

Home Ownership

74.4%

25.6%

Own Rent

Hispanic Home Ownership

18.8%

33.8%

Own Rent

Housing by Race of Householder

White

Black

American Indian

Asian

Pacific Islander

Other Race

2+ Races

120 90 60 30 0 30 60 90 120

79.0% 57.3%

2.8% 11.3%

0.6% 1.0%

0.8% 0.0%

0.0% 1.2%

7.8% 14.6%

8.9% 14.6%

Own Rent

Housing by Age of Householder

15-24
25-34
35-44
45-54
55-59
60-64
65-74
75-84

85+

34% 26% 18% 10% 2% 6% 14% 22% 30%

1.4% 6.9%
11.6% 20.4%

16.3% 24.1%
16.6% 18.8%

8.6% 9.3%
11.5% 6.5%

19.0% 8.9%
10.8% 3.4%

4.4% 1.6%

Own Rent

Year Householder Moved In

≤ 1989

1990-99

2000-09

2010-17

2018-20

≥ 2021

30% 22% 14% 6% 2% 10% 18% 26%

9.7% 0.0%

12.3% 0.0%

22.6% 0.2%

13.7% 8.3%

16.5% 9.3%

4.2% 3.2%

Own Rent

Vacant Housing Units

For Rent

Rented, not occupied

For Sale Only

Sold, Not Occupied

Seasonal/Occasional

For Migrant Wrks

Other

0 5 10 15 20 25 30 35 40 45

( Total 73 ) Gross Rent

0%

10%

20%

30%

40%

Source: This infographic contains data provided by Esri (2025), ACS (2019-2023), U.S. Census (2020). © 2026 Esri
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 PLANNING AND ZONING COMMISSION 

AGENDA SUMMARY FORM 

 
 
To: Planning and Zoning Commission 
Subject: Consider approving a FINAL PLAT for the Sonoma Trail Retail Addition consisting 

of 2 commercial lots and measuring approximately 2.66 acres, located in the 
Thomas Havens Survey, Abstract No. 489, City of Ennis, Ellis County, Texas. 
Generally located in the 300 to 400-Block of N Sonoma Trl. Ellis CAD ID 185436. 
P&Z Case No.: PLAT-26-11 
Owner: Sonoma Trail 45 LLC 
Applicant: Vasquez Engineering LLC 

Meeting: PLANNING AND ZONING COMMISSION - 08 Jun 2026 
Department: Planning & Development 
Staff Contact: Jorge Barake, Planner 
 
BACKGROUND INFORMATION: 
The applicant is requesting approval of a FINAL PLAT for a proposed Discount Tire development on approximately 2.66 
acres located in the 300 to 400-Block of North Sonoma Trail and zoned Commercial Corridor (CC).  
  
Respective city departments and franchise utilities have reviewed the subject Final Plat.   
 
ATTACHMENTS: 
PLAT-26-11_Application 
PLAT-26-11_Vicinity Map 
PLAT-26-11_Drone Photo 
PLAT-26-11_Zoning Map 
PLAT-26-11_Final Plat 
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