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ARTICLE 8.100 PURPOSE
The subdivision of land is a major factor in the process of sound community growth and ultimately becomes a public responsibility in that roads and streets must be maintained and various public services customary to urban areas must be provided.  The welfare of the entire community is thereby affected in many important respects.  It is, therefore, to the interest of the public, the developer, and the future owners that subdivisions be conceived, designed, and developed in accordance with sound rules and proper minimum standards.

The purpose of this chapter is to establish procedures and standards for the development layout and design of subdivisions within the corporate limits of the City of Ganado, Texas and within the extraterritorial jurisdiction of the city as prescribed by State law. This chapter is intended to:


A.
Guide, assist, and expedite developers in correct procedures to be followed, and to inform them of the general standards which shall be required.


B.
Protect the public interest by controlling the location, design, class, and type of streets, sidewalks, utilities, and general services required.


C.
Provide for public welfare and the essential areas required for educational, recreational, industrial, and commercial purposes.

The city planning board, before approving any plats submitted to it, shall refer such plats to the departments, agencies, and utilities herein named for their suggestions and comments by written report.

(Ordinance No. 222, Section I, of March 2, 1993)


ARTICLE 8.200 JURISDICTION
From and after the date of its adoption, this chapter shall govern all subdivisions of land within the corporate limits of the City of Ganado and within the extraterritorial jurisdiction of the City of Ganado as prescribed by state statute.

(Ordinance No. 222, Section II, of March 2, 1993)


ARTICLE 8.300 DEFINITIONS
For the purpose of interpreting this chapter, certain terms, phrases and words used herein shall have the meaning hereinafter ascribed to them as follows:


(1)
Alley.  A permanent public serviceway, dedicated for or in public use, other than a street, place, road crosswalk, or easement, designed to provide a secondary means of access for special accommodation to the back side of abutting properties and not intended for general traffic circulation.


(2)
Barrier (Natural or Artificial).  Any street, highway, river, pond, canal, railroad, levee, embankment, berm, stream, drainage ditch, or screening by fence or hedge.


(3)
Benchmark.  A definite point of known elevation and location and of more or less permanent character.


(4)
Block.  A unit of property entirely surrounded by public highways, streets, railroad rights‑of‑way, waterways, public parks, cemeteries, corporate boundary lines, or other barriers (except alleys, crosswalks, or exterior boundaries of a subdivision, unless such boundary is a street or highway), or any combination thereof.


(5)
Building Setback Line.  The line on a plat delineating the nearest point to which buildings may be located to the property line.


(6)
City.  The City of Ganado, Jackson County, Texas.


(7)
City Engineer.  The City Engineer/Public Works Director for the City of Ganado.


(8)
Commercial Development.  Development of property by construction of a building in one of the following occupancy classifications:



(i)
Assembly.  Business (5000 s.f. or more in area)



(ii)
Educational



(iii)
Factory/Industrial



(iv)
Hazardous



(v)
Institutional



(vi)
Mercantile (5000 s.f. or more in area)



(vii)
Storage (5000 s.f. or more in area)


(9)
Common Land.  That land set aside for open space or recreational use for the owners of the residential lots in a subdivision, which land is conveyed by the developer in fee simple absolute title by warranty deed to trustees whose trust indenture will provide that said common land be used for the sole benefit use and enjoyment of the lot owners present and future.  No lot owner shall have the right to convey his interest in the common land except as incident to the ownership of a regularly platted lot.


(10)
Council/City Council.  The City Council of the City of Ganado, Texas.


(11)
Cul‑De‑Sac.  A short, local street having one end open to traffic and the other end permanently terminated by a vehicular turn‑around.


(12)
Dead‑End Street.  A street having one end open to traffic and the other end closed.


(13)
Design.  The arrangement of land for easement, lots and right‑of‑way, including materials, improvements, alignment, grade and width of these elements.


(14)
Drainage Channel.  A natural watercourse or man‑made indenture for the drainage of surface water.


(15)
Drainage Right‑of‑Way/Easement.  The land required for the installation and maintenance of storm sewers or drainage ditches, or required areas along the natural stream or watercourse for preserving the channel and providing for the flow of water therein to safeguard the public against flood damage.


(16)
Easement.  A grant by the property owner for the use (for specific purposes) of a strip of land by the general public, utility companies, or private individuals.


(17)
Engineer.  A person who is duly licensed and registered by the Texas State Board of Registration for Professional Engineers to engage in the practice of engineering in the State of Texas.


(18)
Floodplain.  Any land area susceptible to being inundated by water from any source.


(19)
Grade.  The slope of a road, street, or sewer specified in percent and shown on road, street, or sewer profiles as required herein.


(20)
Group Housing Development.  Includes multi‑family dwellings, apartment complexes, cluster and patio developments, hotels, motels, townhouses, townhouse groups, and condominium types which allow variations from these regulations.


(21)
Hotel/Motel.  A building containing two (2) or more lodging units occupied on a rental or lease basis for sleeping purposes by guests.  The term "hotel" shall be used interchangeably with the term "motel."


(22)
Improvements.  The totality of grading, crosswalks, culverts, bridges, sanitary and storm sewers, drainage structures, water mains, street surfaces, and/or pavements, streets and road signs, street lights, curbs and gutters, sewage treatment facilities, pedestrian ways, gas mains, monuments, electric utilities, and all other improvements required to render land suitable for the proposed use.


(23)
Improvement Plans.  The engineering plans, prepared by a registered professional engineer, containing all profiles, specifications, construction details, and types of materials for all improvements, excluding dwelling units, to be installed for the development of a subdivision.


(24)
Lot.  An undivided tract or parcel of land having frontage on a public street and which is or in the future may be offered for sale, conveyance, transfer or improvement as a building site; which is designated as a distinct and separate tract.


(25)
Lot Area.  The total horizontal area within the boundaries of a lot exclusive of any land designated for right‑of‑way for street or roadway purposes.


(26)
Lot, Corner.  A lot abutting upon two (2) or more streets or road rights‑of‑way at their intersection.


(27)
Lot Depth.  The horizontal distance between the front and rear lot lines, measured along the median between the two (2) side lot lines.


(28)
Lot, Double Frontage.  A lot which runs through a block from street to street and which has two (2) nonintersecting sides abutting on two (2) or more streets.


(29)
Lot Lines.  The boundaries of a lot.


(30)
Lot Width.  The horizontal distance between the side lot lines measured at right angles to the lot depth at a point midway between the front and rear lot lines.


(31)
May.  Allowable.


(32)
Monument.  An object set in the ground to make the boundaries of real estate or to mark a survey station.


(33)
Multi‑family Dwelling.  Any dwelling on a single parcel of property that serves as the residence for two (2) or more families.  This shall include duplexes, triplexes, fourplexes, apartment buildings, condominiums, hotels and motels.


(34)
Non‑residential Subdivision.  Either or both of (1) a division or re‑division of a tract into more than one (1) lot, plat, or site for commercial or industrial purposes, and (2) the dedication or establishment of a street or improvement in conjunction with or for use in a tract for commercial or industrial purposes.


(35)
Official Submission Date.  The date when a subdivision plan shall be considered submitted to the planning board, and is hereby defined to be the date of the meeting of the planning board at which all required surveys, plans, plats, and data are submitted.


(36)
Off‑Street Parking.  A parking area, situated entirely within the boundary lines of a lot, which is accessible only by use of entrance/exit driveways.


(37)
Open Space, Public.  Land which may be dedicated or reserved for acquisition for general use by the public, including parks, recreational area, school sites, community or public building sites, open or "green space" areas, and other such areas that shall be deemed necessary by the planning board.


(38)
Patio Home.  A dwelling unit that does not have party walls, but has one (1) or more walls built on the side property line and does not have windows, doors, or other openings in these walls.


(39)
Pavement.  An all‑weather, dust‑free asphaltic seal on appropriate base, asphaltic concrete, or concrete surface.


(40)
Pedestrian Way.  An easement or right‑of‑way dedicated to public use to facilitate pedestrian access to adjacent streets, roadways, and properties.


(41)
Person.  Any individual, corporation, firm, partnership, association, estate, organization, or any group acting as a unit.


(42)
Board of Code Enforcement.  The duly appointed Board of Code Enforcement  of the City of Ganado.


(43)
Plat, Final.  The final plat, prepared by a registered public surveyor, showing complete bearings and dimensions of all lines defining lots and blocks, rights‑of‑way for all streets, alleys, roadways, and easements, public areas, and other segments of land as may be required for the development of a subdivision.


(44)
Plat, Preliminary.  A map or plan, prepared by a registered public surveyor, of a proposed land subdivision showing the character and layout of the tract in sufficient detail to indicate clearly the proposed use and suitability of the tract in accordance with the requirements stated herein.


(45)
Replat/Resubdivision.  The subdivision of an existing six (6) or less adjacent lots in a subdivision which has been duly approved and recorded in accordance with this chapter into a new lot or lots.


(46)
Right‑of‑Way.  The land opened, reserved, or dedicated for a street or roadway, sidewalk, drainage area, railroad, or other public purpose.


(47)
Rural Subdivision.  Any proposed subdivision outside of the city limits, but within the extraterritorial jurisdiction of the city as prescribed by State law, but more than one‑fourth mile (1,320 feet), as measured along existing rights‑of‑way, from available and adequate city water and wastewater facilities, as determined by the city engineer.


(48)
Shall.  Mandatory.


(49)
Street.  A right‑of‑way, other than an alley, dedicated or otherwise legally established for public or private use, with a surface, usually affording the principal means of access to abutting property.  A street is intended primarily as a means of vehicular travel. The street right‑of‑way may provide space for public facilities such as sanitary and storm sewers, water, gas, and electric lines, sidewalks, and drainage ways. A street may be designated as a highway, thoroughfare, road, thruway, pike, avenue, boulevard, place, land, drive, court, or circle.  For the purposes of this chapter, streets shall be classified as follows:



(i)
Arterial.  This type of street serves the major traffic movement entering or leaving an area.  Its principal function is to move traffic and, in cases of high traffic volumes, may require limited access or controlled points of access.  These streets are normally characterized by traffic controls and parking restrictions.



(ii)
Collector.  Streets which provide for the traffic movements between arterials and local streets, and provide direct access to abutting property.



(iii)
Local.  The sole function of a local street is to provide access to immediately adjacent property.  A cul‑de‑sac is classified as a local street.



(iv)
Marginal Access Street/Service Road.  A local street parallel and adjacent to arterials, railroad right‑of‑ways, barriers, and which provides access to abutting properties.


(50)
Subdivider/Developer.  Subdivider and/or Developer are synonymous and are used interchangeably.  Their meaning shall be understood to be any person or agent thereof, dividing or proposing to divide land so as to constitute a subdivision as that term is defined herein.  The meanings shall be restricted to include only the owner, equitable owner or authorized agent of such owner or equitable owner, of the land sought to be subdivided.


(51)
Subdivision.  The division of a tract of land which cannot be defined as a minor subdivision, into any number of lots, tracts, sites, parcels, or areas of any size which includes any improvements as defined herein. The term "subdivision" shall also include all redivisions of land or lots.


(52)
Subdivision, Minor.  The division of land into not more than four (4) lots, tracts, sites, parcels, or areas on an existing city, state, or federal highway or road dedicated or deeded to the public prior to the adoption of this section, provided that the proposed subdivision of land:



(i)
Does not include any new streets, easements, rights‑of‑way, utility mains, etc.



(ii)
Conveys any right‑of‑way necessary for road widening and maintenance of city roads, where the granting of such right‑of‑way can be given without due hardship.


(53)
Surveyor.  A person who is duly licensed and registered by the State of Texas as a State Land Surveyor or a Registered Public Surveyor to engage in the practice of surveying in the State of Texas.


(54)
Townhouse.  A dwelling unit structure having a party wall with one (1) or more adjoining dwelling unit structures, with each dwelling unit structure being constructed on a separate lot and suitable for individual ownership.


(55)
Townhouse Group.  Two (2) or more contiguous townhouses connected by party walls.


(56)
Tract.  An area or parcel of land which the developer intends to subdivide and improve, or to 'cause to be subdivided and improved, pursuant to the requirements of this chapter.

(Ordinance No. 222, Section III, of March 2, 1993)


ARTICLE 8.400 SCOPE
This chapter shall not apply to any lot forming a part of a subdivision created and recorded prior to the effective date of this chapter; however, this chapter shall apply to any resubdivision of an existing subdivision, or lot, including thereunder all land within the corporate limits of the City of Ganado or within the extraterritorial jurisdiction of the city as is prescribed by state statute.  It is not intended by this chapter in any way to impair or interfere with private restrictions placed upon property by deeds, covenants or other private agreements, or with restrictive covenants running with the land to which the city is a party.  Where this chapter imposes a greater restriction upon land than is imposed or is required by such existing provision of law, contract, or deed, the provisions of this chapter shall control.

(Ordinance No. 222, Section IV, of March 2, 1993)


ARTICLE 8.500 POLICY
Sec. 8.501:  Approval of Planning Board.  


It shall be unlawful for any owner or agent of any owner of land to lay out, subdivide, plat or replat any land into lots, blocks, and streets within the jurisdictional area of this chapter without the proper approval of the Board of Code Enforcement.  It shall be unlawful for any such owner or agent to offer for sale or sell property for building lots, building tracts, or urban use therein, which has not been laid out, subdivided, plated, or re‑platted with the approval of the planning board in accordance with this chapter.

Sec. 8.502:  Planning Board Approval for Street Number.  

Neither a street number nor a building permit shall be issued for the erection of any new building on any piece of property, within the jurisdictional area of this chapter, that has not been established in a duly approved and recorded subdivision, in accordance with this chapter, without the written approval of the Board of Code Enforcement. Such Board of Code Enforcement approval may be given to a developer/builder who wishes to start construction on the lots while construction of the subdivision improvements is taking place.

Sec. 8.503:  Building Permit for Remodel/Renovation.  

A building permit for the remodel/renovation of an existing building in an amount equal to or greater than thirty (30) percent of the existing building's tax appraised value, shall not be issued without the written approval of the Board of Code Enforcement, unless the building is situated on a piece of property that has been established in a duly approved and recorded subdivision, in accordance with this chapter.

Sec. 8.504:  Authorization of Subdivision or Resubdivision.  

The attention of each subdivider is directed to Article 6626 of the Revised Civil Statutes of the State of Texas and amendments, which state, in part:  "That in cases of a subdivision or resubdivision of real property, no map, plat of any such subdivision or resubdivision shall be filed or recorded unless and until the same has been authorized by the Commissioners Court of the County in which the real estate is situated, except in cases of the partition or other subdivision through a Court of Record; provided that where the real estate is situated within the specified extraterritorial jurisdiction of the corporate limits of any incorporated city or town, the governing body thereof or the city planning commission, as the case may be, as provided in Article 974a, Vernon's Texas Civil Statutes, shall perform the duties hereinabove imposed upon the Commissioners Court."

(Ordinance No. 222, Section V, of March 2, 1993)


ARTICLE 8.600 PROCEDURE
Sec. 8.601:  Preapplication Conference.  

Not less than twenty (20) days prior to the official filing of a preliminary plat with the City Secretary, the subdivider, or his authorized representative, shall meet with the city Public Works Director or the engineer representing the city to:


(A)
Ascertain the location of proposed highways, primary of secondary thoroughfares, collector streets, parkways, parks, playgrounds, school sites, and other community facilities or planned developments.


(B)
To acquaint themselves with the city's requirements.


(C)
To determine the general features of the subdivision, its layout, facilities and required improvements necessary for proper preparation of the preliminary plat in accordance with this chapter.  This requirement shall not be mandatory for minor subdivisions.

The sub-divider may, at his option, schedule a pre-application conference with the planning board also, before proceeding with the work necessary for the official filing of the preliminary plat for approval.

Sec. 8.602:  Preliminary Plat. 

The sub-divider will cause a preliminary plat to be prepared by a licensed engineer and/or surveyor in accordance with Section 7 of this chapter.  The words "Preliminary Plat‑Not for Record" shall appear on the plat in letters one‑half (1/2) inch high.  In the case of a minor subdivision, the planning board may waive certain requirements as outlined herein for the submission of preliminary and final plats and plans.  If the preliminary plat of a minor subdivision also satisfies the additional requirements for a final plat listed in Section 9, then the Board of Code Enforcement will consider the plat as the final plat if approved, and only the preliminary plat filing fee will be charged.


(A)
A preliminary plat must be approved prior to the offering for sale of any lot, tract, or building site; prior to any construction work; and before any map of said subdivision is prepared in form for recording.  Any plat filed for the first time shall be considered as a preliminary plat, except as otherwise stated herein.


(B)
The preliminary plat shall be checked by the Board of Code Enforcement as to its conformity to the plats' compliance with the standards, requirements, and principles hereinafter prescribed.  Prior to giving approval the Board of Code Enforcement shall cause said preliminary plat to be checked by appropriate parties to ascertain compliance with all applicable additional requirements for municipal, county, state, and federal departments and agencies concerned with applicable regulations of public utility companies.


(C)
Approval of a preliminary plat shall be effective for one (1) year.  At the end of the one (1) year period, if the construction of the improvements has not started, the plat will be considered to have been vacated.  Upon written application, the preliminary plat may be extended an additional six (6) months by the Board of Code Enforcement, provided no adjacent development has occurred or any additional information has been found that would affect the proposed subdivision as originally approved.

Sec. 8.603:  Construction and Improvement Plans.  

Following approval of the preliminary plat by the Board of Code Enforcement, the subdivider shall cause construction and improvement plans and specifications to be prepared by a licensed engineer in accordance with the applicable section of this chapter.  Upon completion, the subdivider shall submit the completed plans and specifications to the city for review.  Once the subdivider and city have mutually agreed upon any problems discovered during the review, the final plans and specifications shall be submitted to the Board of Code Enforcement for approval.  Upon such approval by the Board of Code Enforcement, the subdivider shall:


(A)
Install the minimum improvements, or


(B)
Provide for an assessment guaranteeing such installations, in accordance with this chapter.

Sec. 8.604:  Final Plat.  

A final plat must be approved prior to the sale of any lot, tract, or building site.


(A)
Upon the City Engineer's approval of the improvements installed, the final plat shall be prepared and submitted to the Board of Code Enforcement and the City Council in accordance with the provisions of Article 8.900 herein.  In cases where no change has been made from the preliminary plat and construction drawings, as determined by the City Engineer, it shall not be necessary for the Board of Code Enforcement to pass upon such final plat before the same is presented to the City Council for its approval.

(Ordinance No. 222, Section VI, of March 2, 1993)


ARTICLE 8.700 REQUIREMENTS FOR PRELIMINARY PLAT
Sec. 8.701:  Time Limit for Filing and Copies Required. 

The subdivider shall file four (4) copies of the preliminary plat along with the required filing fee, title opinion, and county certification (if applicable) with the City Secretary at least fourteen (14) days (seven (7) days for minor subdivisions) prior to the date on which the planning board will meet to consider the formal application for approval of the preliminary plat.

Sec. 8.702:  Preliminary Plat Filing Fee.  

The filing fee for each preliminary plat shall be as follows:


(A)
Lots and Blocks:
$25.00 plus $1.00 per lot.


(B)
Other acreage such as multiple dwelling areas and commercial or industrial areas:  $50.00 plus $2 .00/acre.


(C)
Minor Subdivisions:  $15.00


(D)
A certificate of preliminary plat filing shall be made by the City Secretary in duplicate upon the receipt of the filing fee as calculated by the Director of Public Works.  Such certification shall be recorded in the minutes of the Board of Code Enforcement at its next regular meeting.  No action by the Board of Code Enforcemant shall be valid until the filing fee has been paid.  This fee shall not be refunded should the subdivider fail to make a formal application for preliminary plat approval or should the preliminary plat be disapproved.

Sec. 8.703:  Title Opinion.  

The sub-divider shall submit a title opinion prepared by an attorney‑at‑law, licensed to practice in the State of Texas, who finds the fee simple title to the surface estate of the property described on the preliminary plat to be vested in the sub-divider or his principals.

Sec. 8.704:  Certification from Commissioner's Court.  

The sub-divider who is requesting approval of a preliminary plat which lies outside the city limits, but within the jurisdictional area of this chapter is required to submit a certification from the Jackson County Commissioners Court stating that the Court has reviewed and approved the plat.  The Board of Code Enforcement cannot approve such a preliminary plat until this certification is submitted.

Sec. 8.705:  Formal Application.  

A formal application for preliminary plat approval shall be made by the subdivider or his duly authorized representative by appearing before the Board of Code Enforcement at an official meeting.

Sec. 8.706:  Form and Content of Preliminary Plat.  

The Board of Code Enforcement shall determine whether a preliminary plat is in suitable form for review and shall not receive or consider such plat until and unless it is submitted in accordance with or is accompanied by the following:


(A)
A preliminary outline of any deed restrictions and covenants that will be placed upon the subdivision.


(B)
A field note description of the boundary survey of the subdivision prepared and certified by a licensed surveyor.


(C)
A vicinity map at a scale no greater than four hundred (400) feet to the inch for all subdivisions exceeding five (5) acres in size.  Such map shall show the location and dimension of all existing area subdivisions, streets, utility mains, easements, rights‑of‑way, property lines, and names of the owners of adjoining parcels of land.  It shall depict the general drainage plan consistent with the city's master drainage plan.  (This vicinity map requirement may be waived by the Board of Code Enforcement for a minor subdivision.)


(D)
The subdivision plat, vicinity map, and any other drawings shall be prepared on twenty (20) inch wide and twenty‑six (26) inch long sheets with a three (3) inch binding margin on the left side and one (1) inch margins on the other three (3) sides.


(E)
The horizontal scale of the subdivision plat shall be no greater than two hundred (200) feet to the inch.  When more than one (1) sheet is necessary to accommodate the entire area, an index sheet showing the entire subdivision at a smaller scale shall be attached to the plat.


(F)
The plat shall show the following:



(i)
Name and address of the subdivider, project engineer, and surveyor;



(ii)
Proposed name of the subdivision, which shall not have the same spelling as or be pronounced similar to the name of any other subdivision located within the City of Ganado or within five (5) miles of the city;



(iii)
Subdivision boundary indicated by heavy lines and the computed acreage of the subdivision;



(iv)
Metes and bounds description of the subdivision indicating primary control points and ties to such control points;



(v)
Date of preparation, scale, and north arrow;



(vi)
The location, dimension, description, and name of all proposed, existing, and recorded streets, alleys, water courses, drainage structures, parks, other public areas, reservations, easements, rights‑of‑way, blocks, lots, and other sites within the subdivision or contiguous with the subdivision;



(vii)
Proposed general layout of all utility mains including water, sanitary and storm sewers, electricity, gas, cable, and telephone;



(viii)
Topographical contour lines at two (2) vertical feet intervals; (the planning board may waive this requirement in the case of a minor subdivision);



(ix)
A number or letter to identify each lot, tract, parcel, and block;



(x)
Front building setback lines on each lot including side yard building setback lines at street intersections;



(xi)
Designations showing the proposed uses of the land within the subdivision, i.e., the type of residential use, location or commercial or industrial sites, sites for churches, schools, parks, etc.;



(xii)
Location of the city limits line of the city's extraterritorial jurisdiction line should either or both of these lines traverse, form a part of the boundary to, or are contiguous to the subdivision;



(xiii)
Surveyor's professional seal and signature certifying the accuracy of the subdivision survey and plat.



(xiv)
If the developer intends to subdivide any portion of the parcel into a multiple dwelling unit subdivision, then the preliminary plat shall, in addition, include the following information:




(1)
Gross area of tract;




(2)
Area in street;




(3)
Net area of tract;




(4)
Max. number of living units;




(5)
Area of parking and parking ratio;




(6)
Distance between structures;




(7)
Location of entrance/exit drives.

Sec. 8.707:  Where the Subdivision is a Unit of a Larger Tract.  

Where the proposed subdivision constitutes a unit of a larger tract owned by the sub-divider, which is intended to be subsequently subdivided as additional units of the same subdivision, the preliminary plat shall be accompanied by a layout of the entire area, showing the tentative proposed layout of streets, blocks, drainage, water, sewerage, and other improvements for such areas. The overall layout, if approved by the Board of Code Enforcement, shall be attached to and filed with a copy of the approved subdivision plat in the permanent files of the Board of Code Enforcement.  Thereafter, plats of subsequent units of such subdivision shall conform to such approved overall layout, except unless changes by the Board of Code Enforcement where the sub-divider agrees to such change.  The Board of Code Enforcement may change such approved overall layout only when the board finds:


(A)
That adherence to the previously approved overall layout will hinder the orderly subdivision of other land in the area in accordance with the provisions of this chapter; or


(B)
That adherence to the previously approved overall layout will be detrimental to the public health, safety, or welfare, or will be injurious to other property in the area.

(Ordinance No. 222, Section VII, of March 2, 1993)


ARTICLE 8.800 REQUIREMENTS FOR CONSTRUCTION PLANS
Sec. 8.801:  Construction Plans and Specification.  

One (1) set of construction plans and specification shall be submitted to the city for review.  After no more than ten (10) days of review, a meeting shall be scheduled within the next ten (10) days by the city with the developer's engineer to discuss and make corrections.  The construction plans, drawn on sheets twenty‑four (24) inches by thirty‑six (36) inches to a scale of 1" = 100' (except as approved by the city), shall contain the following:


A.
SUBDIVISIONS



(1)
Contour Maps:  A topographical contour map with contour lines at one‑half (0.5) vertical feet intervals extending one hundred (100) feet beyond the property limits of the tract, and based on U.S.G.S. vertical datum.



(2)
Water System:  A plan of the proposed water system which shows the estimated peak demand flows, and the sizes and types of all lines, fittings, and valve boxes.  It shall also show the location of all fire hydrants with an indicated elevation of the top of the proposed curb at its location.



(3)
Sanitary Sewer System:  A plan of the proposed sanitary sewer system which shows the estimated peak flows and indicating the sizes, types and invert and flow line grades of all lines and their locations within the system.  It shall also show the location and sizes of the existing mains to which the system will be connected and the location and invert and flow line elevations of all manholes and cleanouts.



(4)
Storm Sewer System:  Refer to the City of Ganado storm drainage design guidelines.



(5)
Streets:  A plan for the proposed streets showing the right‑of‑way width of all streets and their center line grades and distances, with the elevations indicated at all center line intersections and grade breaks.  The plan shall also show the location of all curbs, gutters, sidewalks, and driveways as proposed.  It shall also show the address of each lot as obtained from the office of the City Engineer.



(6)
Franchised Utilities and Street Lighting:  A plan for the proposed franchised utilities and street lighting, showing the sizes and location of all street lights and proposed electric, gas, telephone, and cable lines, as applicable.  An easement cross‑section shall be shown indicating the exact position of each utility in any proposed easement (including water, sewer, and storm sewer)



(7)
Detail Plans:  The detail plan sheet shall be a composite of all details which concern the above set of construction plans, such as:  detail of the proposed catch basins, manholes, cleanouts, sewer and water house connections, street cross‑sections, curb and gutter, fire hydrant locations and footing construction, concrete junction boxes, headwalls or any other details necessary to show intent of construction.



(8)
Plan‑Profile Sheets:  The plan‑profile sheets shall be drawn to a horizontal scale of 1" = 20' or 1" ‑5', (except as otherwise approved by the City Engineer), and shall show the finished plan of the proposed utilities and street construction.  They shall also indicate the existing profile of the natural ground along with the proposed profiles on the center line of all streets, flow lines, sanitary sewers, and water lines.



(9)
All construction plans shall indicate a north arrow, scale, or scales, date, and shall bear the signature and seal of a licensed engineer registered in the State of Texas.



(10)
The construction plan submission shall include an estimate and quantity sheet indicating quantities for sheets, drainage, and utility construction along with structural appurtenances to be dedicated to the public as part of the proposed subdivision.

Sec. 8.802:  Certification of Review by Others. 

The developer is required to submit a copy or the construction drawings to each of the entities listed below.  The developer shall allow a two (2) week period for these entities to review the plans and comment.  A certification signed by each entity stating that the construction drawings have been reviewed by their staff and stating any comments shall be submitted to the planning board prior to approval of the construction drawings.  Should any entity to respond within the two (2) week period, a written statement signed by the developer certifying that the plans were submitted to (name of individual) with (name of organization) on (date of submittal), shall suffice.



T.V. Cable Co.



Electric Power Co.



Gas Utility Co.



Telephone Co.

(Ordinance No. 222, Section VIII, of March 2, 1993)


ARTICLE 8.900 REQUIREMENTS FOR FINAL PLAT
Sec. 8.901:  Time Limit for Filing and Required Materials. 

For final plat approval the sub-divider shall file the following with the City Secretary at least seven (7) days prior to the date on which the Board of Code Enforcement will meet to consider the final plat approval:


(A)
Two (2) mylar copies of the final plat along with four (4) blue/black‑line copies.


(B)
The filing fee as required below.


(C)
Three (3) certified copies, of the "As Built" improvement plans certified by a professional engineer registered in the State of Texas.


(D)
A certificate, signed by the sub-divider's registered engineer, that all improvements constructed in the subdivision have been completed in accordance with the approved construction plans and specifications, in the following form:



(See next page)



"I (we) __________, an individual or firm offering professional engineering services to the public, have been designated by the owner(s) to design and prepare plans and specifications for the physical improvements to the subdivision known as __________________  located in the City of Ganado, Texas, or its extraterritorial jurisdiction.



The undersigned certifies that such person has reviewed the as‑built drawings, reports of test results and inspections, the accompanying engineering documents and certifications. Engineering computations have been made to adjust and/or confirm the capabilities of the as‑built drainage system and the adequacy of the physical improvements to assure that the minimum requirements of the applicable city ordinances have been achieved.



The undersigned further recommends that the subdivision known as ________________________________ be approved and accepted by the City of Ganado, Texas.



Firm Name


Signature of Engineer



Business Address

Texas Registration No.



Date



City, State, Zip    



(SEAL)            


(E)
A maintenance bond executed by a surety company holding a license to do business in the State of Texas, and approved as to form and legality by the city attorney, in an amount equal to one hundred ten (110) percent of the cost of the improvements, conditioned that the sub-divider will maintain such improvements in good condition for a period of one (1) year after approval of the final plat by the City Council.

Sec. 8.902:  Final Plat Filing Fee.  

The filing fee for each final plat shall be twenty‑five dollars ($25.00) per plat plus one dollar ($1.00) per lot or two dollars ($2.00) per acres for commercial or industrial areas not subdivided into lots.  A certificate of final plat filing shall be made by the City Secretary in duplicate upon the receipt of the filing fee.  Such certification shall be recorded in the minutes of the Board of Code Enforcement regular meeting.  The final plat shall not be approved until the filing fee has been paid.

Sec. 8.903:  Final Plat Approval.  

Once the final plat has been approved by the City Council, the City Secretary shall complete the City Secretary's certification on the two (2) mylar copies. These positives shall be returned to the sub-divider who shall, within fifteen days (15) days, file the final plat with the County Clerk.  The County Clerk shall complete the County Clerk's certification on both positives, retain one (1) for county records and return one (1) to the sub-divider who shall return it to the City Secretary for the city records.  Should the sub-divider fail to comply with this section, the approval of such final plat shall be null and void.

Sec. 8.904:  Form and Content of Final Plat.  

In addition to all of the standard requirements for a preliminary plat as indicated in Article 8.700 of this chapter, the requirements contained below will also be included as part of the final plat unless specifically waived by the City Council.


(A)
A certified copy of any deed restrictions and covenants that will be placed upon the subdivision. Reference to such deed restrictions shall be made on the plat.


(B)
The certifications (typewritten on the plat and in the form shown elsewhere herein.


(C)
In addition to the requirements cited in Section 8.706(F) the plat shall show:



(1)
Accurate dimensions, bearing angles, and curve date including intersection angle, radius, tangent, length of curve, and chord distance.



(2)
The street address of each lot as determined by the Department of Public Works.



(3)
The location and description of all survey monuments.  Concrete monuments shall be required, at a minimum, at each boundary corner of the subdivision tract of land.

Sec. 8.905:  Minimum Improvements Required.  

The following improvements must be installed and accepted by City Council prior to the planning board authorizing issuance of a building permit to a developer/builder:


(A)
The water system;


(B)
The sanitary sewer system;


(C)
The underground storm sewer and any open channels (other than curb and gutters).

Sec. 8.906:  Certifications on Final Plat. 


(A)
Owner's Certification:



(See next page



STATE OF TEXAS



COUNTY OF ________________________



I (we), the undersigned, owner(s) of the land shown on this plat, and designated herein as the _________________ Subdivision to the City of Ganado, Texas, and whose name is subscribed hereto, hereby dedicated to the use of the public forever all streets, alleys, parks, watercourses, drains, easements, and public places thereon shown for the purpose and consideration therein expressed.                              







Owner(s)___________________________



STATE OF TEXAS



COUNTY OF ______________________



Before me, the undersigned authority, on this day personally appeared _____________ known to me to be the person whose name is subscribed to the foregoing instrument, and acknowledged to me that such person executed the same for the purposes and considerations therein stated.



Given under my hand and seal of office this the day of ____________ , 19  .








Notary Public, State of









My commission expires:


(B)
Surveyor's Certification:



(See next page)



STATE OF TEXAS



COUNTY OF ___________________



I, ___________________, a Registered Public Surveyor in the State of Texas, do hereby certify that I prepared this plat from an actual and accurate survey of the land and that the corner monuments shown thereon were placed under my personal supervision, in accordance with the subdivision regulations of the City of Ganado, Texas.









Surveyor's Name









Registered Public Surveyor No.____









Date:  /
/



(SEAL)


(C)
Engineer's Certification:



STATE OF TEXAS 



COUNTY OF _______________________



I, ___________________, a Registered Professional Engineer in the State of Texas, do hereby certify that proper engineering consideration has been given this plat.









Engineer's Name









Texas Registration No









Date:   /  /



(SEAL)


(D)
City Secretary's Certification:



STATE OF TEXAS



COUNTY OF JACKSON



I,
    , City Secretary of the City of Ganado, an incorporated City in Jackson County, Texas, do hereby certify that the foregoing plat was approved by the City Council of said City as approved by law, and that the resolution appears of record in Volume ____ , Page ___ of the Minutes of the City Council of Ganado as kept in my office. 



WITNESS MY HAND AND SEAL OF THE CITY OF GANADO, TEXAS, on this ___ day of __________ , 19  .









City Secretary









City of Ganado









Jackson County, State of Texas


(E)
County Clerk's Certification:



STATE OF TEXAS



COUNTY OF JACKSON



I, ____________________________, Clerk of County Court and County Clerk of Jackson County, Texas, do hereby certify that the foregoing plat of ________________ in the City of Ganado, Jackson County, Texas, duly authenticated by certification of the City of Ganado, Texas, attached hereto, as filed for record in my office on the ____ day of ___________________ 19  , _____ o'clock ___ m., and was duly recorded on the _____ day of __________  19   , in Volume    , Page ____ of the Jackson County Deed Records.









County Clerk









County of Jackson









State of Texas

Seal
(Ordinance No. 222, Section IX, of March 2, 1993)


ARTICLE 8.1000 REQUIREMENTS FOR REPLAT
Sec. 8.1001:  Time Limit for Filing and Copies Required.  

The sub-divider shall file ten (10) blue/black line copies of the required plats, along with proof of ownership with the City Secretary at least seven (7) days prior to the date on which the Board of Code Enforcement will meet to consider the formal application for approval of the re-plat.

Sec. 8.1002:  Replat Filing Fees. 

The filing fee for each replat shall be fifteen dollars ($15.00).  A certificate of re-plat filing shall be made by the City Secretary in duplicate upon receipt of the filing fee.  Such certification shall be recorded in the minutes of the Board of Code Enforcement at its next regular meeting.  No action by the Board of Code Enforcement shall be valid until the filing fee has been paid.  This fee shall not be refunded should the sub-divider fail to make a formal application for re-plat approval or should the re-plat be disapproved.

Sec. 8.1003:  Proof of Ownership.  

The sub-divider shall submit a certified copy of the deed showing that he owns the property being proposed for re-plat, and a copy of his latest property tax receipt showing he is paying taxes on the property.

Sec. 8.1004:  Water/Sewer Tap Fees Required.  

When a portion of a subdivision, which is serviced by city water and/or sewer, is re‑platted by either (1) taking larger lots and dividing them up into a greater number of smaller lots and thereby producing one (1) or more lots without water and/or sewer service, or (2) is re‑platted in such a way as to skew the water and/or sewer taps, i.e., the taps(s) for any particular lot are located in front of the adjoining property and not in front of the adjoining property and not in front of the property in question, then the sub-divider must pay the applicable tap fees, as specified in the city's water and sewer ordinances, in order to establish service to these lots(s) with a tap in front of each property.

Sec. 8.1005:  Formal Application.  

A formal application for re-plat approval shall be made by the sub-divider or his duly authorized representative by appearing before the planning board at an official meeting.

Sec. 8.1006:  Form and Content of Replat.  

The Board of Code Enforcement shall determine whether a re-plat is in suitable form for review and shall not receive or consider such plat until and unless it is submitted in accordance with or is accompanied by the following:


(A)
A plat showing the entire block of the lot or lots proposed for re-plat as it is currently recorded in the subdivision final plat.


(B)
A plat prepared by a licensed surveyor showing the lot or lots as proposed for re-plat.  This plat shall be prepared on at minimum a 8‑1/2 x 14" sheet to a scale of 1" = 50'.


(C)
Each plat shall show the following:



(1)
Name and address of the sub-divider and surveyor;



(2)
Date of preparation, scale and north arrow;



(3)
A number or letter to identify each lot and block shown (existing and as proposed for re-plat);



(4)
Setback and easement lines;



(5)
Surveyor's professional seal and signature certifying the accuracy of the replat.

Sec. 8.1007:  Subdivision Restricted to Certain Residential Use.  

If any lot in the existing subdivision plat proposed for re-plat was limited by the deed restrictions to residential use for not more than two (2) residential units per lot, then the following additional requirements shall be met, as per state statute:


(A)
The time limit for filing the re-plat with the City Secretary shall be twenty (20) days prior to the date on which the Board of Code Enforcement will meet to consider the formal application for approval of the replat.


(B)
The filing fee for the re-plat shall be fifty dollars ($50.00) plus one dollar ($1.00) per re‑platted lot.


(C)
Public notice of the meeting at which the Board of Code Enforcement will consider the application for re-plat shall be given before the 15th day before the date of the public meeting by publication in a local newspaper and by written notice, with a copy of subsection (4) attached.  The notice shall be forwarded by the city to the owners of all lots in the subdivision plat requested for re-plat.  If the existing subdivision plat contains more than one hundred (100) lots, the written notice shall be mailed only to the owners of lots located within five hundred (500) feet of the lots to be re‑platted.


(D)
If twenty (20) percent or more of the owners to whom written notice is required to be given under subsection (3) file with the city a written protest of the re‑platting before or at the Board of Code Enforcement meeting, the city shall require for the re‑platting the written approval of at least sixty‑six and two‑thirds (66‑2/3) percent of the owners of all lots in the existing subdivision plat or of the owners of lots located within five hundred (500) feet of the lots to be re‑platted if the existing plat contains more than one hundred (100) lots.  In computing percentages of ownership, each lot is considered equal to all other regardless of size or number of owners, and the owners of each lot are entitled to cast only one (1) vote per lot.

Sec. 8.1008:  Approval of Replat.  

Once the re-plat has been approved by the Board of Code Enforcement, the City Secretary shall, upon receipt of proof that any required water and sewer tap fees have been paid, complete the City Secretary's Certification on two (2) reproducible positives provided by the sub-divider within five (5) days of the planning board's acceptance.  These positives shall be returned to the sub-divider who shall, within fifteen (15) days, file the re-plat with the County Clerk.  The County Clerk shall complete the County Clerk's Certification on both positives, retain one (1) for county records and return one (1) to the sub-divider who shall return it to the City Secretary for the city records.  Should the sub-divider fail to comply with this section, the approval of such re-plat shall be null and void.

Sec. 8.1009:  Certification on Replat.  


(A)
Owner's Certification:



STATE OF TEXAS



COUNTY OF



I (we), the undersigned owners of the land shown on this plat, and designated herein as a replat of Lot(s)
, Block ____ of _________________________ Subdivision to the City of Ganado, Texas, originally filed for record at the office of the County Clerk, Jackson County, Texas, the ____ day of _________________ , 19   , as same appears of record in Volume ____ , Page(s) ____ of the Jackson County Deed Records, do hereby certify that this replat is an amendment of said plat of record.









Owner(s)



STATE OF TEXAS 



COUNTY OF



Before me, the undersigned authority, on this day personally appeared ____________ known to me to be the person whose name is subscribed to the foregoing instrument, and acknowledged to me that such person executed the same for the purposes and considerations therein stated.



Given under my hand and seal of office this the day of ____________ , 19  .









Notary Public, State of Texas









My commission expires: 


(B)
Surveyor's Certification:



STATE OF TEXAS



COUNTY OF



I, _________________________, a Registered Public Surveyor in the State of Texas, do hereby certify that I prepared this plat from an actual and accurate survey of the land and that the corner monuments shown thereon were placed under my personal supervision, in accordance with the subdivision regulations of the City of Ganado, Texas.









Surveyor's Name









Registered Public Surveyor No.____









Date:
/
/



(SEAL)


(C)
City Secretary's Certification:



STATE OF TEXAS



COUNTY OF JACKSON



I, __________________, City Secretary of the City of Ganado, an incorporated City in Jackson County, Texas, do hereby certify that the foregoing plat was approved by the City Council of said City as approved by law, and that the resolution appears of record in Volume ____ , Page ___ of the Minutes of the City Council of Ganado as kept in my office.



WITNESS MY HAND AND SEAL OF THE CITY OF GANADO, TEXAS, on this ___ day of ___________ , 19   .









City Secretary









City of Ganado









Jackson County, State of Texas


(D)
County Clerk's Certification:



STATE OF TEXAS



COUNTY OF JACKSON



I, ______________________Clerk of County Court and County Clerk of Jackson County, Texas, do hereby certify that the foregoing plat of ________________ in the City of Ganado, Jackson County, Texas, duly authenticated by certification of the City of Ganado, Texas, attached hereto, as filed for record in my office on the     day of ___________________ 19___, _____ o'clock ___ m., and was duly recorded on the _____ day of __________  19 ___, in Volume ____, Page ____ of the Jackson County Deed Records.









County Clerk









County of Jackson









State of Texas

(Ordinance No. 222, Section X, of March 2, 1993)


ARTICLE 8.1100 DESIGN STANDARDS
Sec. 8.1101:  General. 

All subdivisions, group housing and other developments shall conform to the minimum design and construction standards set forth below unless otherwise stated in Section 13.

Sec. 8.1102:  Lots.  


(A)
Minimum Dimensions: 



(1)
Sewered Lots:  Where connection to the city's sewage collection system is available, each lot shall have minimum area of fifty five hundred (5500) s.f. with a minimum width of fifty (50) feet measured at the front building line.



(2)
Unsewered Lots:  In rural subdivisions where connection to the city's sewage collection system is not available, the lot size shall be determined in accordance with the requirements of the Texas Department of Water Resources for septic tank systems.



(3)
Corner Lots:  Corner lots shall be at least seventy (70) feet wide.  Lots abutting on pedestrian easements shall be treated as corner lots.



(4)
Side Lot Lines:  Where practicable, side lot lines shall be substantially at right angles to the right‑of‑way line of the street on which the lot faces.



(5)
Extra Depth and/or Width:  Where a residential lot abuts up to a railroad right‑of‑way, a high‑pressure gasoline, oil, or gas line, an arterial street, an industrial area, or other land use which has a depreciating effect on the residential use of property, and where no marginal access street or other street is provided along the property, additional depth and/or width as determined by the Board of Code Enforcement shall be required.



(6)
Manufactured Home Lots:  The width for lots restricted by the deed restrictions for manufactured home use may be reduced to a minimum forty (40) feet.


(B)
Minimum Building Setbacks:



(1)
Front Setback Lines:  Minimum front building setback lines shall be twenty‑five (25) feet. Corner lots shall have a minimum twenty‑five (25) foot setback on both the front and side street.



(2)
Rear Setback Line:  Minimum rear setback lines shall be fifteen (15) feet from the centerline of a utility easement or no less than five (5) feet in cases where no easement exists.



(3)
Side Setback Line:  Minimum side setback lines shall be five (5) feet, except for corner lots which require a twenty‑five (25) foot side setback on street side.



(4)
Double‑Frontage:  Where lots are double‑fronted on a front and back street, the plat shall designate the front lot line and all buildings shall face that street.



(5)
Commercial Lots:  Lots with a commercial land use, shall not require building setbacks.  It shall be understood that any construction on such lots shall conform to the Building Code Ordinance and shall not be built over any utility easement.

Sec. 8.1103:  Streets and Alleys.  


(A)
Street and Block Layout:



(1)
The street layout shall provide public access to all lots and parcels of land within the subdivision, and adequately provide for the layout of utilities, garbage and waste removal, fire and police protection, and other services, and to protect and further the public health and safety generally.



(2)
Street classification shall be limited to four (4) categories in accordance with their use function:




(i)
Arterial




(ii)
Collector




(ii)
Local (includes cul‑de‑sacs)




(iv)
Marginal Access (service roads)



(3)
The street layout of the subdivision shall be in general conformity with the major street plan (as it may exist) and provide the most advantageous and aesthetically pleasing development of the entire neighborhood and adjoining streets.  Where appropriate to the design of the neighborhood, proposed streets shall be continuous and in alignment and R‑O‑W width with existing, planned or platted streets with which they are to connect, or the projections, where adjoining land is not subdivided.



(4)
The proposed location of an intersection of any street with an existing city street or state highway shall be subject to approval by the Texas State Highway Department or the City’s Board of Code Enforcement as applicable.



(5)
The angle of intersection between all streets shall not vary more than ten (10) degrees from a right angle, except by variance in cases of exceptional conditions.



(6)
Street layouts which cause an existing or proposed street to have a centerline offset of less than one hundred twenty‑five (125) feet with any other proposed street shall not be allowed, except by variance in cases with exceptional conditions.



(7)
The intersection of more than two (2) streets at one point will not be permitted.



(8)
Blocks shall be of sufficient width to provide for two (2) tiers of lots of a depth as specified elsewhere herein.  Where the plumbing board approves a single tier of lots in cases where lots would otherwise front on a major street or where topographical conditions or the size of the property prevents two (2) tiers, an adequate buffer area shall be provided and access from any abutting major street prohibited.



(9)
Block lengths in urban residential subdivisions and rural subdivisions with lots of one (1) acre in size or less shall not exceed one thousand two hundred (1,200) feet or be less than three hundred (300) feet.  In all other subdivision types, the length of blocks shall be such as may be appropriate, in the opinion of the planning board, for the locality and the type of development contemplated.



(10)
Dead‑end alleys shall not be permitted.


(B)
Street Names:  Names of new streets shall not duplicate or cause confusion with the names of existing streets, unless the new street is in alignment with an existing street, in which case the name of the existing street shall be used.


(C)
Cul‑De‑Sacs and Temporary Dead‑Ends:



(1)
Cul‑de‑sacs and temporary dead‑ends shall not exceed six hundred (600) feet in length.  The turnaround shall have a right‑of‑way diameter of not less than one hundred (100) feet and a pavement diameter of not less than eighty (80) feet.



(2)
Except as otherwise provided herein, temporary dead‑end streets may be approved where necessitated by the layout of the subdivision or staging of development, provided that temporary paved turnarounds shall be constructed where lots are fronting on such temporary dead‑end streets.  The additional width of the right‑of‑way required for said temporary turnaround shall be the same as required for permanent turnarounds.  The extra right‑of‑way shall be vacated upon extension of the temporary street and the reconditioning of said street and front yards shall be at the expense of the sub-divider.


(D)
Private Streets: Private streets which serve more than one (1) residential lot, or multi‑family structure owned by more than one (1) person or corporation are expressly forbidden.  All such streets shall be dedicated to the public in accordance with these regulations.


(E)
Miscellaneous: 



(1)
Subdivisions intended for commercial and industrial occupancy shall have access to a collector street under all circumstances, except in the case of appropriately separated planned retail centers.



(2)
Street lights shall be installed by the sub-divider at all intersections within the subdivision, at intervals not to exceed five hundred (500) feet along a street where a block is over five hundred (500) feet long.



(3)
Street signs shall be installed by the sub-divider at all intersections within or abutting the subdivision.  Such signs shall be of a type approved by the city, and shall be installed in accordance with standards of the City of Ganado.



(4)
Sidewalks shall be installed on both sides of all streets, a distance of 1.0 feet from the property line, and in all designated pedestrian easements.  Sidewalks shall be a minimum 4.0 feet wide.  Where sidewalks intersect with new or existing street curbs, a ramp shall be built into the curb so that the sidewalk and street blend into a common level. Such ramps shall conform to the requirements of ANSI A117.1.



(5)
Driveway approaches, as specified elsewhere herein, shall be installed between the curb line and the property line at each driveway entrance.  An expansion joint is required at the property line.



(6)
The installation of driveway approaches may be postponed until such time that each lot is developed or built upon.


(F)
General Specifications:  The preparation and construction of the earthwork, subbase, base and surface courses of the streets; the concrete curbs, gutters, sidewalks, and driveway approaches; and any other incidental construction shall be in accordance with the latest edition of the "Standard Specifications for Construction of Highways, Streets and Bridges" by the Texas State Department of Highways and Public Transportation and any other minimum standards specified elsewhere herein.


(G)
Minimum Cross Section Requirements:  



(1)
Arterial.  




(i)
Minimum R.O.W. Width:  80 Feet




(ii)
Minimum Pavement Width (2 Lane):  44 Feet (4 Lane):  48 Feet.




(iii)
Crown:  3% Cross Slope from outside edge to 6" above gutter elevation then 2% to center.




(iv)
 Asphaltic Pavement:





(a)
Sub-grade:  8" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Base:  10" flexible base material compacted to 95% modified proctor density.  Width of base to include 12" mm. behind curb.





(c)
Surface:  1‑1/2" hot mix asphaltic concrete or two‑course surface treatment.




(v)
Portland Cement Concrete Pavement:





(a)
Sub-grade:  8" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Surface:  8" thick, 3000 PSI concrete reinforced with #4 bar at 12" O.C. both ways.  Broom finish.



(2)
Collector




(i)
Minimum R.O.W. Width:  60 Feet




(ii)
Minimum Pavement Width:  40 Feet




(iii)
Crown:  3% Cross Slope from outside edge to 6" above gutter elevation then 2% to center.




(iv)
 Asphaltic Pavement.





(a)
Sub-grade:  8" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Base:  8" flexible base material compacted to 95% modified proctor density.  Width of base to include 12" mm. behind curb.





(c)
Surface:  1‑1/2" hot mix asphaltic concrete or two‑course surface treatment.




(v)
Portland Cement Concrete Pavement:





(a)
Sub-grade:  8" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Surface:  6" thick, 3000 PSI concrete reinforced with #4 bar at 12" O.C. both ways.  Broom finish.



(3)
Local




(i)
Minimum R.O.W. Width:  55 Feet




(ii)
Minimum Pavement Width:  36 Feet




(iii)
Crown:  9" Parabolic




(iv)
Asphaltic Pavement.





(a)
Sub-grade:  6" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Base:  6" flexible base material compacted to 95% modified proctor density.  Width of base to include 12" mm. behind curb.





(c)
Surface:  1" hot mix asphaltic concrete or two‑course surface treatment.




(v)
Portland Cement Concrete Pavement:





(i)
Sub-grade:  6" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(ii)
Surface:  6" thick, 3000 PSI concrete reinforced with #4 bar at 18" O.C. both ways.  Broom finish.



(4)
Marginal Access




(i)
Minimum R.O.W. Width:  55 Feet




(ii)
Minimum Pavement Width:  28 Feet




(iii)
Crown:  7" Parabolic




(iv)
Asphaltic Pavement.





(a)
Subgrade:  6" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Base:  6" flexible base material compacted to 95% modified proctor density.  Width of base to include 12" mm. behind curb.





(c)
Surface:  1" hot mix asphaltic concrete or two‑course surface treatment.




(v)
Portland Cement Concrete Pavement:





(a)
Sub-grade:  6" lime stabilized soil compacted to 95% modified proctor density.  Width of subgrade to include 12" mm. behind curb.





(b)
Surface:  6" thick, 3000 PSI concrete reinforced with #4 bar at 18" O.C. both ways.  Broom finish.



(5)
Alley.




(i)
Minimum R.O.W. Width:  (Commercial): 24 Feet (Residential):  22 Feet




(ii)
Minimum Pavement Width: (Commercial): 24 Feet (Residential):
12 Feet




(iii)
Reverse Crown:  2% Incline toward center




(iv)
 Portland Cement Concrete Pavement:





(a)
Subgrade:  6" lime stabilized soil compacted to 95% modified proctor density.





(b)
Surface:  6" thick, 3000 PSI concrete reinforced with #3 bar at 18" O.C. both ways.  Broom finish.



(6)
Curbs and Gutter:




(i)
Composite Width:  2'0"




(ii)
Curb Height:  6"




(iii)
Subgrade/Base:  Equal to that of adjacent street cross section.




(iv)
 Concrete:  2500 PSI




(v)
Reinforcing:
Three (3) #4 Bars continuous with #3 "Stirrup" Bar at 5" O.C.




(vi)
Expansion Joints:  Provide expansion joints at intervals not to exceed 40 feet.  Use three (3) #5 smooth dowels 24" long with expansion caps and 3/4" thick pre‑molded bituminous expansion joint material.  Provide a transverse grooved joint at 10' intervals.




(vii)
Backfill:  Backfill behind curb for a minimum distance of 12" with native soils compacted to 90% standard proctor density.


(H)
Street Grades:  No street or gutter grade shall be less than two‑tenths of one percent (0.2%).


(I)
Sidewalks and Driveway Approaches:



(1)
Sidewalks.




(i)
Minimum Width:  4 feet




(ii)
Subgrade:  Compact soil to 90% standard proctor density.




(iii)
Base:  4" sand compacted to 90% standard proctor density.




(iv)
Concrete:  4" thick, 2500 PSI with broom finish.




(v)
Reinforcing:  6 x 6 ‑ 6/6 Welded Wire Fabric.




(vi)
Expansion Joints:  Provide expansion joints at intervals not to exceed 20'. Use three (3) #5 smooth dowels 24" long with expansion caps and 1/2" pre‑molded bituminous expansion joint material. Provide a transverse grooved joint at 4' intervals.



(2)
Residential Driveway Approaches.




(i)
Subgrade:  Compact soil to 90% modified proctor density.




(ii)
Base:  4" sand compacted to 90% modified proctor density.




(iii)
Concrete:  6" thick 2500 PSI with broom finish.




(iv)
Reinforcing:  6 x 6 ‑ 6/6 Welded Wire Fabric




(v)
Expansion Joints:  Provide expansion joint at property line and curb line. Use #5 smooth dowel 24" long with expansion caps at 18" O.C. and 3/4" pre‑molded bituminous expansion joint material.



(3)
Commercial Driveway Approaches.




(i)
Subgrade:  6" lime stabilized soil compacted to 95% modified proctor density.




(ii)
Base:  4" sand compacted to 90% modified proctor density.




(iii)
Concrete:  6" thick 3000 PSI with broom finish.




(iv)
Reinforcing:  #4 Bar at 12" O.C. both ways.




(v)
Expansion Joints:  Provide expansion joint at property line and curb line. Use #5 smooth dowel 24" long with expansion caps at 12" O.C. and 3/4" pre‑molded bituminous expansion joint material.

Sec. 8.1104:  Utility Easements.  


(A)
Each block that does not contain an alley, shall have a utility easement at the. rear of all lots reserved for use by all public utilities for service and main lines, conduits, manholes, meters, equipment, and maintenance procedures.  These easements shall be a minimum twenty (20) feet in width, taking footage from each lot where the rear of two (2) lots abut each other, and shall be continuous for the entire length of the block. These easements shall parallel, as closely as possible, the street line frontage of the block. Storm sewer easements shall be as specified in the "City of Ganado Storm Drainage Manual."


(B)
Where overhead electric power is to be provided, overhand easements of at least eight (8) feet on each side of the twenty (20) foot easement strip or alley, at a. height of eighteen (18) feet, shall be provided in all utility easements.  Where utility easements are not straight within each block, or if they do not connect a straight course with the utility easement of adjoining blocks, then an additional easement shall be provided for the placing of guy wires on lot division lines in order to support poles set on curing or deviating rights‑of‑way or alleys.


(C)
Whenever possible, utility easements shall be used exclusively by the franchised utilities, and the water and sewer lines shall be located in the street right‑of‑way.

Sec. 8.1105:  Pedestrian Easements.  

Pedestrian easements not less than ten (10) feet wide, with not less than a forty‑eight (48) wide sidewalk shall be dedicated where deemed necessary by the planning board to provide access to schools, playgrounds, shopping centers, other neighborhood facilities, and to promote general pedestrian circulation where blocks exceed eight hundred (800) feet in length.

Sec. 8.1106:  Water System.  


(A)
The design, construction, and installation of the water distribution system shall be in accordance with current American Water Works Association (AWWA) Standards, the most current "Rules and Regulations for Public Water Systems" by the Division of Water Hygiene of the Texas Department of Health, and any other minimum standards specified elsewhere herein.


(B)
Water mains shall assure two‑way flow at all points in the system, with the exception of short dead‑end runs that may be approved by the Board of Code Enforcement.


(C)
The minimum pipe size for all water mains shall be eight (8) inch diameter except for short dead‑end runs.


(C)
All valve boxes located in areas other than the street pavement will be set in a six (6) inch thick concrete pad, thirty‑six (36) inches in diameter, reinforced with synthetic fibers, and set flush with the top of the valve box cover.


(G)
Every residential lot shall be within five hundred (500) linear feet and each commercial lot shall be within three hundred (300) linear feet of a fire hydrant as measured along the streets.


(H)
The water system installation shall be tested to withstand one hundred fifty (150) psi of water pressure for twenty‑four (24) hours to the satisfaction of the Director of Public Works.  This test shall commence and end in the presence of a designated city representative.


(I)
Prior to acceptance of the water system by the city, the contractor must chlorinate the lines, sample the water, and have the samples tested for coliform organisms by the Texas Department of Health.  The chlorination and sampling procedures shall be performed in the presence of a designated city representative.

Sec. 8.1107:  Sanitary Sewer System.


(A)
The design, construction, and installation of the sanitary sewer system shall be in accordance with the Rules of the Texas Water Commission, and Texas Administrative Code Chapter 317 entitled "Design Criteria for Sewerage Systems" and any other minimum standards specified elsewhere herein.


(B)
Manholes shall be spaced no more than five hundred (500) feet apart.


(C)
All manholes located in areas other than the street pavement will be set in a six (6) inch thick concrete pad, five (5) feet in diameter, reinforced with synthetic fibers, and set flush with the top of the manhole cover.  Manhole covers shall bear the words "Sanitary Sewer."

Sec. 8.1108:  Storm Sewer System.

(A)
The design and construction of the storm sewer system and drainage structures shall be in strict accordance with the "Storm Drainage Design Manual for the City of Ganado, Texas" and the applicable sections of the latest edition of the "Standard Specifications for Construction of Highways, Streets, and Bridges" by the Texas State Department of Highways and Public Transportation and any other minimum standards specified elsewhere herein.


(B)
All concrete in drainage structures shall develop a compressive strength of not less than 3,000 psi in twenty‑eight (28) days.


(C)
All manholes located in areas other than the street pavement will be set in a six (6) inch thick concrete pad, five (5) feet in diameter, reinforced with synthetic fibers, and set flush with the top of the manhole cover.  Manhole covers shall bear the words, "STORM SEWER."

Sec. 8.1109:  Franchised Utilities.  

The design, construction, and installation of all franchised utilities shall be closely coordinated with each and all applicable utility companies.  Section 8.B of this chapter requires that, before acceptance of the construction drawings by the planning board, each applicable utility must sign a certification that they have reviewed and approved the construction plans.

Sec. 8.1110:  Site Grading.
 Refer to the City of Ganado Storm Drainage Design Manual.

(Ordinance No. 222, Section XI, of March 2, 1993)


ARTICLE 8.1200 GROUP HOUSING AND COMMERCIAL DEVELOPMENT
Sec. 8.1201:  General.  

No person shall construct a multi‑family dwelling, townhouse, patio home or other commercial development project without approval of said construction project by the Board of Code Enforcement.  The Building Inspections Department shall, however, have the authority to approve the construction of multi‑family dwellings of four (4) units or less, provided such construction is proposed on platted property approved by the Board of Code Enforcement and filed in the County Clerk's office.

Sec. 8.1202:  Minimum Design Standards.  

All group housing and commercial development shall conform to the design and construction standards set forth in Section 11 or as otherwise stated below:


(A)
Multi‑family Dwellings:



(1)
Density:  Ratio of dwelling units per gross acre shall not exceed the greater of the following:




Units Per

Bedrooms Per
Multi‑Family




Gross Acre

Gross Acre

Unit



21


35


2‑50




25


42


51‑80




27


45


81 or more




Note:
Hotels/Motels three (3) stories or less in height shall not exceed sixty (60) units per acre.



(2)
Floor Space Per Acre:  Maximum square feet of livable floor space per acre shall not exceed fifty (50) percent of the lot size.



(3)
Minimum Space Between Buildings: All multi‑family dwellings shall maintain the following distance between outside finished walls.  If wood shingles are used in roof construction, the distances between buildings shall conform to the Standard Building Code as adopted by the City of Ganado.




(i)
Two (2) to four (4) units per building:  Ten (10) feet with maximum twenty‑four (24) inch overhang.




(ii)
Five (5) or more units per building:  Sixteen (16) feet with maximum thirty‑six (36) overhang.



(4)
Sidewalks:  Sidewalks must be constructed the entire length of all public streets which abut the proposed multi‑family development.



(5)
Interior Streets:  Interior streets shall be a minimum twenty‑eight (28) feet in width.



(6)
Driveway Entrance/Exits:  The entrance/exit driveways to all multi‑family developments shall have a centerline offset, when present, of a minimum one hundred and twenty‑five (125) feet with any public street or other similar group housing or commercial development driveway.  Variances may be approved in cases with exceptional conditions.



(7)
Subdivision Plat:  Lots intended for multifamily use shall be so designated on the subdivision plat.


(B)
Townhouses:



(1)
Area Requirements:




(a)
There shall be at least four (4) connected units in each project.




(b)
There shall be no more than eighteen (18)
dwelling units per acre.




(c)
The townhouse project lot size shall average at least twenty‑five hundred (2500) s.f. per unit, including common area, if any.  Individual lot sizes shall be governed by subsection (5) below.




(d)
At least eighty (80) percent of the townhouse lots in a project shall be no less than twenty (20) feet wide provided that the remaining project shall be at least sixteen (16) feet in width.




(e)
Each lot twenty (20) feet or more in width shall contain not less than sixteen hundred (1600) s.f. and each lot less than twenty (20) feet shall contain not less than twelve hundred eighty (1280) s.f.




(f)
Each townhouse shall be located on an individual lot.



(2)
Coverage Requirements:




(a)
Coverage of a project shall not exceed fifty‑five (55) percent of the total site area; those structures constituting "coverage" include all buildings, structures and required parking spaces.  The remaining forty‑five (45) percent can include driveways, sidewalks, patios, and grass/landscaped areas.




(b)
Coverage of the common areas(s), if any, shall not exceed forty (40) percent of such common areas.



(3)
Yard Requirements:




(a)
Each lot shall contain a private yard with not less than three hundred (300) s.f. of area.  Not more than one‑half (1/2) of the private yard may be occupied by a driveway, but parking areas shall not be included in the computation of the required private yard area.




(b)
A private yard may have a patio cover or roof which does not cover more than twenty‑five (25) percent of the private yard.




(c)
A wall or solid fence not less than five (5) feet in height shall be required on side lot lines where the required private yard adjoins such lot lines, and on rear lot lines where the townhouse lots are backing a public street.




(d)
At least 7.5 feet of side yard shall be provided at the side property line of any townhouse project.




(e)
No side yard shall be required between connected townhouses or units.



(4)
Minimum Space between Townhouse Groups:  Within a townhouse project there shall be at least fifteen (15) feet of separation between each townhouse group.




(1)
Setback Requirements:  The Board of Code Enforcement may approve a lesser front setback than what is specified in Section 11 when rear access is provided and when reduced setbacks will not, in the opinion of the Board of Code Enforcement, detrimentally affect existing or proposed development adjacent to and across the street and within two hundred (200) feet on each side of the area proposed for reduction of setback within the project.  A pictorial representation or drawing of the proposed project, including location of buildings, off-street parking, rear access and any other proposed improvements, shall be provided to the Board of Code Enforcement before the board may act upon a request for a reduced building setback line.



(5)
Length Requirements:  No townhouse group shall exceed two hundred (200) feet in length.



(6)
Utility Meters:  There shall be separate utility meters for each townhouse building.



(7)
Parking and Driveway Requirements:  In addition to the requirements of the off‑street parking ordinance, the following requirements shall be complied with:




(a)
A required parking space not located on the individual lot shall be located within two hundred (200) feet of the lot.




(b)
No driveway located in the front yard of a townhouse lot shall exceed a twenty (20) foot width.




(c)
Individual driveways may not open onto a collector or arterial street.  When townhouse units are located on a collector street, the driveway entrances/exists will be limited to providing access to a common interior driveway located at the rear of the property, and shall have a centerline offset, when present, of a minimum one hundred twenty‑five (125) feet with any public street or other similar group housing or commercial development driveway, unless a variance is issued in an exceptional case.



(8)
Subdivision Plat:  All townhouse subdivision plats must contain the following statement:  "This (development, section, lot, etc.) shall be restricted to townhouses only."


(C)
Patio Homes:



(1)
Area Requirements:  The area requirements for patio homes shall be the same as for townhouses.



(2)
Coverage Requirements:  The coverage requirements for patio homes shall be the same as for townhouses.



(3)
Yard Requirements:




(a)
Each lot shall contain a private yard with not less than three hundred (300) s.f. of area.  Not more than one‑half (1/2) of the private yard may be occupied by a driveway, but parking areas shall not be included in the computation of the required private year area.




(b)
A private yard may have a patio cover or roof which does not cover more than twenty‑five (25) percent of the private yard.




(c)
A wall or solid fence not less than five (5) feet in height shall be required on side lot lines where the required private yard adjoins such lot lines, and on rear lot lines where the patio home lots are backing a public street.



(4)
Setback Requirements:




(a)
The planning board may approve a lesser front setback than what is specified in Section 11 when rear access is provided and when reduced setbacks will not, in the opinion of the planning board, detrimentally affect existing or proposed development adjacent to and across the street and within two hundred (200) feet on each side of the area proposed for reduction of setback within the project.  A pictorial representation or drawing of the proposed project, including location of buildings, off‑street parking, rear access and any other proposed improvements, shall be provided to the planning board before the board may act upon a request for a reduced building setback line.




(b)
All zero side lot lines shall be designated on the subdivision plat, and each lot shall have only one (1) zero lot line.  No windows, doors, or other dwelling openings shall be allowed on the zero lot line.




(c)
A minimum of six (6) feet shall be maintained between each patio home, and the six (6) foot building line shall be indicated on the patio home subdivision plat.



(5)
Utility Meters:  There shall be separate utility meters for each patio home.



(6)
Parking and Driveway Requirements:  These requirements shall be the same as for townhouses.



(7)
Subdivision Plat:  All patio home subdivision plats must contain the following statement:  This (development, section, lot, etc.) shall be restricted to patio homes only."


(D)
Commercial Development:



(1)
Sidewalks:  Sidewalks must be constructed the entire length of all public streets which abut the proposed commercial development.



(2)
Driveway Entrance/Exits:  The entrance/exit driveways to all commercial developments shall have a centerline offset, when present, of a minimum one hundred and twenty‑five (125) feet with any public street or other similar group housing or commercial development driveway. Variances may be approved in cases with exceptional conditions.



(3)
Subdivision Plat:  Lots intended for commercial use shall be so designated on the subdivision plat.



(4)
Setback Requirements:  There are no building set‑backs stipulated for commercial development, but a building cannot be located in a designated utility easement and must be constructed in accordance with the latest edition of the Standard Building Code adopted by the City of Ganado.

(Ordinance No. 222, Section XII, of March 2, 1993)

ARTICLE 8.1300
UTILIZATION OF BOARD OF CODE ENFORCEMENT
Ordinance No.   335   PRIVATE 


AN ORDINANCE AMENDING CHAPTER 8, ARTICLE 8.1300, SECTION 8.1301 OF THE CITY OF GANADO CODE OF ORDINANCES DELETING REFERENCES TO THE CITY PLANNING BOARD AND SUBSTITUTING THE BOARD OF CODE ENFORCEMENT IN ITS PLACE AND STEAD


BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GANADO, TEXAS, THAT CHAPTER 8, ARTICLE 8.1300, SECTION 8.1301 OF THE CITY OF GANADO CODE OF ORDINANCES BE DELETED AND AMENDED AS FOLLOWS:

That there is hereby deleted from the terms, provisions and conditions of Section 8.1301, City of Ganado Code of Ordinances, the following language, to-with:

Sec. 8.1301:  Creation of Board.  There is hereby created a city planning board which shall consists of three (3) members appointed by the Mayor, subject to confirmation by the City Council.  Initially, one (1) member shall be appointed to serve two (2) years and two (2) members shall be appointed to serve one (1) year.  After the initial appointment of the board, each member shall be appointed or reappointed to serve a two (2) year term.

And there is hereby substituted in its place and stead the following language, to-wit:

ARTICLE 8.1300
UTILIZATION OF BOARD OF CODE ENFORCEMENT
Sec. 8.1301. 


(a)
There was established under the City of Ganado Code of Ordinances in Article 3.203, a BOARD OF CODE ENFORCEMENT.  In addition to the duties and responsibility outlined in Chapter 3 of said City of Ganado Code of Ordinances, said BOARD OF CODE ENFORCEMENT shall additional have the duties and responsibilities as set out in Section 8.1302 through Section 8.1306 of the City of Ganado Code of Ordinances. 


(b)
Wherein the term City Planning Board appears in Chapter 8 of this City of Ganado Code of Ordinances, the BOARD OF CODE ENFORCEMENT shall be substituted in its place and stead.

(adopted June, 2003)

Sec. 8.1302: Quorum.   

A simple majority of the members shall constitute a

quorum, and the City Board of Code Enforcement shall act by a majority vote of the members present.

Sec. 8.1303:  Compensation of Members.  

Members of the Board of Code Enforcement shall serve without compensation.  However, the City Council may authorize the payment of expenses for travel and meetings and similar costs which may be incurred by member’s incident to the performing of their duties as members of the city planning board.

Sec. 8.1304:  Duties.  

The Board of Code Enforcement shall be responsible for, and is hereby authorized to act as follows and perform the duties listed here below:


(A)
Approval of Subdivision Plats.  The  Board of Code Enforcement shall perform all functions related to the review and approval of subdivision plats which may be assigned to them by statutes of the State of Texas and/or ordinances of the city;


(B)
Preparation of Comprehensive Plan.  The Board of Code Enforcement may prepare, or cause to be prepared, a comprehensive plan for the physical development of the city and its environs, including, but not limited to:



(1)
Land use;



(2)
Thoroughfares and transportation by rail, water, air, or highway;



(3)
Park and school sites;



(4)
Public buildings;



(5)
Housing and neighborhood improvements;



(6)
Drainage;



(7)
Utilities and services;



(8)
Municipal expansion and annexation;



(9)
Slum clearance and blighted areas;



(10)
Parking and use of streets and alleys.


(C)
Adoption of Comprehensive Plan.  If the Board of Code Enforcement shall prepare a comprehensive plan, the city planning board shall refer said plan to the City Council for concurrence or comment.  The City Council may, by resolution, adopt said plan (as a whole or in parts) as submitted by the BOARD OF CODE ENFORCEMENT or may make changes thereto and then adopts said comprehensive plan as amended.


(D)
Recommendation of Improvements.  The Board of Code Enforcement shall recommend and advise the City Council on matters involving the physical improvement of the city, including capital improvement programs, approval of subdivisions plats, and other changes or additions involving the physical arrangement of the city.


(E)
Powers.  The Board of Code Enforcement, in the performance of its duties, shall have all the powers, duties, and responsibilities prescribed by statute of the State of Texas and the Plats and Subdivisions Ordinance of Ganado, Texas.

Sec. 8.1305:  Organization and Meetings.  

The Board of Code Enforcement shall appoint its own Chairman, Vice‑Chairman, and Secretary, and shall adopt rules for the conduct of meetings and such other activities as may be appropriate.  The Board of Code Enforcement shall meet at such times as the Chairman or the majority of the members of the board may direct.

Sec. 8.1306:  Records and Reports.  

The Board of Code Enforcement shall maintain records of its meetings and shall report to the City Council at least once each year concerning its activities for the past year and its intended activities for the ensuing year.

(Ordinance No. 223 of March 2, 1993)
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