
 
 

 
 
 
 
 
 
 
 
 

PLANNED DEVELOPMENT 
REQUIREMENTS 

PACKET 
 
 
 
 
 
 
 
 
  



 
 

 
 

City of Joshua – Development Services 
105 S Main St, Joshua, TX 76058 – (817) 558-7447 Ext: 2013 

City of Joshua Development Services Universal Applica�on 
Please check the appropriate box below to indicate the type of applica�on you are reques�ng and provide all informa�on 
required to process your request.  

 
Project Informa�on 

Project Name: ________________________________________________________________________________________ 
Project Address (Loca�on): ______________________________________________________________________________ 
Exis�ng Zoning: ______________________________ Proposed Zoning: ___________________________________ 
Exis�ng Use: ________________________________ Proposed Use: _____________________________________ 
Exis�ng Comprehensive Plan Designa�on: ________________________________ Gross Acres: _____________________ 

 
Applica�on Requirements: The applicant is required to submit sufficient informa�on that describes and jus�fies the proposal. See 
appropriate checklist located within the applicable ordinance and fee schedule for minimum requirements. Incomplete applica�ons will 
not be processed. 
Applicant Informa�on 

Applicant: _________________________________________ Company: _____________________________________ 
Address: ___________________________________________ Phone #: ______________________________________ 
City: ___________________ State: ______ Zip: ________ Email: ________________________________________ 
Property Owner: ____________________________________ Company: _____________________________________ 
Address: ___________________________________________ Phone #: ______________________________________ 
City: ___________________ State: ______ Zip: ________ Email: ________________________________________ 
Key Contact: ________________________________________ Company: _____________________________________ 
Address: ___________________________________________ Phone #: ______________________________________ 
City: ___________________ State: ______ Zip: ________ Email: ________________________________________ 

 
SIGNATURE OF PROPERTY OWNER OR APPLICANT (SIGN AND PRINT OR TYPE NAME)  
 
SIGNATURE: ___________________________________________________________ 

(Leter of authoriza�on required if signature is other than property owner) 
 

Print or Type Name: _____________________________________________________ 
known to me to be the person whose name is subscribed to the above and foregoing 
instrument, and acknowledged to me that they executed the same for the purposes and 
considera�on expressed and in the capacity therein stated. 
Given under my hand and seal of office on this _____ day of _______________ 20___  
 
 
__________________________ 
Notary Public 
 
 
Signature_____________________________________ Date: ___________________ 

For Department Use Only 
 
Case No.: _____________________ 
 
Project Manager: _______________ 
 
Total Fee(s): ___________________ 
 
Check No.: ____________________ 
 
Date submited: ________________ 
 
Accepted By: __________________ 
 
Date of Completed App: _________ 

 

□ Pre-Application Meeting □ Comprehensive Plan Amendment □ Subdivision Variance 
□ Conditional Use Permit □ Zoning Variance (ZBA) □ Amending Plat / PD 
□ Preliminary Plat □ Final Plat □Planned Development Detailed Plan 
□ Replat □ Planned Development Concept Plan □ Site Plan 
□ Minor Plat □ Zoning Change □ HPOD 
□ Other ______________________________________________________________________________________________________ 



 
 

City of Joshua Zoning 
Ordinance 

Article 5 - Special Districts 
 

Section 5-1    PD - Planned Development District 
 
A. GENERAL PURPOSE AND DESCRIPTION 

 
The Planned Development District “PD” prefix is intended to provide for combining and mixing of uses 
allowed in various districts with appropriate regulations, and to permit flexibility in the use and design of 
land and buildings in situations where modification of specific provisions of this ordinance is not contrary 
to its intent and purpose, or significantly inconsistent with the planning on which it is based, and will not be 
harmful to the community. A PD District may be used to permit new and innovative concepts in land 
utilization. While great flexibility is given to provide special restrictions which will allow development not 
otherwise permitted, procedures are established herein to insure against misuse of the increased flexibility. 
In addition, the presentation of a planned development shall provide significant amenities to the City by the 
proposed development, and shall not be used solely to circumvent the regulations of the straight zoned 
districts. 

 
B. DEVELOPMENT STANDARDS 

 
1. Development standards for each separate PD District shall be set forth in the ordinance granting 

the PD District and may include but shall not be limited to uses, density, lot area, lot width, lot 
depth, yard depths and widths, building height, building elevations, coverage, floor area ratio, 
parking, access, screening, landscaping, accessory buildings, signs, lighting, management 
associations, and other requirements as the City Council may deem appropriate. 

 
2. The ordinance granting a PD District shall include a statement as to the purpose and intent of 

the PD granted therein. A specific list is required of the regulations in each PD district and a 
general statement citing the reason for the PD request. 

 
3. The Planned Development District shall conform to all other sections of the ordinance unless 

specifically exempted in the granting ordinance. 
 

4. The PD District shall facilitate the use of mixed uses and densities as indicated by the New 
Urbanism and Smart Growth development patterns as referenced in the Comprehensive Land 
Use Plan and shall incorporate the elements of pedestrian and vehicular connectivity as 
encouraged in the Plan. 

 
C. HIERARCHY OF PLANS AND DRAWINGS 

 
Within the planned development process a number of plans or drawings are either optional or may be 
required. These plans primarily consist of the following: 



1. Concept Plan - The Concept Plan is an optional document that is provided at the initial 
stages of the development. These plans show the entire scope of the site to be 
developed in all future phases. It often may consist of a general ‘bubble’ diagram 
showing the locations of various uses, sample elevations and the approximate 
configuration of the development. Attached text documentation will define the 
regulations and descriptions within the ‘bubble’ area but detailed lot layouts, vehicle and 
pedestrian circulation, and park and open space layout will only be depicted in the most 
rudimentary and general manners. Zoning as a Planned Development district may 
occur with a Concept Plan initially; however, a Development Plan of the site, which is 
usually in phases, is required to be approved by the Planning and Zoning Commission 
and City Council prior to any platting improvements, or issuing of building permits. 

 
2. Development Plan - The Development Plan is a required document that is provided to 

indicate the relationship of proposed land uses with the pedestrian and vehicle 
circulation system. Configuration of street patterns and locations of pedestrian paths 
and walkways will be located on the Development Plan. The Development Plan will 
provide acreages of each proposed use as well as show general lot layouts with sizes 
of proposed lots. Community facilities, public and private parks, landscaped areas, 
entrance features, and major easements and drainage areas will be depicted on the 
Development Plan. Additional information that is unique to the development may be 
required by staff, Planning and Zoning Commission or City Council during the approval 
process. The Development Plan may be approved at the time of initial zoning of the 
property as a PD or may be approved in phases as development occurs; however, a 
Development Plan must be approved by the Planning and Zoning Commission and the 
City Council prior to any improvements being made or the issuing of building permits. 

 
3. Site Plan - The Site Plan is a required document that is generally provided before the 

issuance of a building permit. However, a Site Plan may be required at the time of 
platting, and/or during the course of the Planned Development zoning process, if 
deemed necessary by the Administrative Official, to ensure compatibility between land 
uses or to coordinate development in sensitive development projects. The Site Plan is 
usually focused on commercial or multifamily used property and shows great detail 
regarding the development. It documents the locations of all proposed improvements, 
dimensions of buildings, drive lanes, driveways, sidewalks, setbacks, and physical 
features. The Site Plan may include, on the plan or as an attachment, landscape plans, 
elevations, photometric maps, or other information pertinent to the development. 
Section 6-1 of this Ordinance provides Site Plan requirements. 

 
D. CONCEPT AND DEVELOPMENT PLAN 

 
In establishing a Planned Development District, the City Council shall approve and file as part of 
the amending ordinance appropriate plans and standards for each Planned Development District. 
During the review and public hearing process, the City Council shall require a Concept Plan and/or 
a Development Plan (or detail site plan) in accordance with these regulations. 

 
1. Concept Plan - This plan may be submitted by the applicant prior to a Development 

Plan. The Concept Plan shall show the applicant’s intent for the use of the land within 



the proposed Planned Development District in a graphic manner and shall be 
supported by detailed written documentation of proposed standards for development. 

 
(a) A Concept Plan for residential land use shall show general use, thoroughfares, 

and preliminary lot arrangements. For residential development which does not 
indicate platted lots at the time of the Concept Plan, the plan may provide notations 
of the typical size, type, and location of lots and building sites, access, density, 
building height, screening, parking areas, landscaped areas, and other pertinent 
development data. 

 
(b) A Concept Plan for uses other than residential uses shall set forth the land use 

proposals in a manner to adequately illustrate the type and nature of the proposed 
development. Data which may be submitted by the applicant, or required by the 
City Council, may include but is not limited to the types of use(s), topography, and 
boundary of the PD area, physical features of the site, existing streets, alleys, and 
easements, location of future public facilities, building heights and locations, 
parking ratios, and other information to adequately describe the proposed 
development and to provide data for approval which is to be used in drafting the 
final Development Plan. However, development intent may be provided in general 
forms such as ‘bubble’ plans provided the subsequent Development Plan provides 
detailed proposals for use of the land. 

 
(c) Changes of detail which do not alter the basic relationship of the proposed 

development to adjacent property and which do not alter the uses permitted or 
increase the density, building height, or coverage of the site and which do not 
decrease the off-street parking ratio, reduce the yards provided at the boundary of 
the site, or alter the landscape plans as indicated on the approved Concept Plan 
may be authorized by the Administrative Official. If an agreement cannot be 
reached regarding whether or not a detailed site plan conforms to the original 
Concept Plan, the City Council shall determine the conformity. 

 
(d) Planned Development zoning may be approved for the site with only an approved 

Concept Plan and accompanying detailed development regulations text. However, 
a Development Plan must be approved prior to platting, receiving a building permit 
for any Planned Development or any phase of a Planned Development. Approval 
of the Development Plan shall require a public hearing and notification as required 
by law for zoning amendments. 

 
2. Development Plan - This plan shall set forth the final plans for development of the 

Planned Development District and shall conform to the data presented and approved 
on a Concept Plan, unless a Development Plan is being submitted in place of a Concept 
Plan at the initial zoning request for the Planned Development. The Development Plan 
may be submitted for the total area of the PD or for any section or phase of the total 
development. A public hearing on approval of the Development Plan shall be required 
at the time the Development Plan is submitted if the Development Plan is submitted in 
place of a Concept Plan with the Planned Development Zoning request. The 
Development Plan shall include: 

 
(a) A site inventory analysis including a scale drawing, existing vegetation, natural 

watercourses, creeks or bodies of water, and an analysis of planned changes in 



such natural features as a result of the development. This should include a 
delineation of any flood prone areas. 

 
(b) Locations of all existing and proposed thoroughfares and local streets, including 

widths of rights-of-way and paving. All boulevards and special paving treatment 
shall be indicated on the Development Plan. 

 
(c) A tabulation of acres of land uses proposed for the development, including the size 

and number of lot products, parks, open spaces, common areas, linear feet of 
pedestrian walkways, the location and nature of all common area features. 

 
(d) General indication of locations of proposed building complexes, with the exception 

of single-family residential units, showing the relationship between buildings and 
property lines, street lines, and alley lines. The Development Plan should also 
include the arrangement and provision for off-street parking. 

 
(e) An indication of the nature and quantity of landscaped areas showing screening 

walls, ornamental planting, wooded areas, and trees to be planted. 
 

(f) An architectural plan showing elevations and signage style to be used throughout 
the development for all uses except, single-family and moderate density residential 
uses, may be required by the City Council if deemed appropriate. Any or all of the 
required information may be incorporated on a single drawing if such drawing is 
clear and can be evaluated by the City Manager. 

 
(g) An indication of phasing for the total development. 

 
3. Relationship to the Site Plan - The Development Plan does not take the place of a 

detailed site plan which is required at the time of building permit. However, the site plan 
must generally conform to the approved Development Plan. If, in the opinion of the 
Administrative Official, the site plan does not conform to the approved Development 
Plan, the applicant must either amend the site plan to conform to the Development Plan 
or amend the Planned Development by amending the Development Plan. Amendment 
of the Planned Development requires a zoning amendment according to the process 
established by state law. 

 
4. Procedure for Establishment - The procedure for establishing a Planned Development 

District shall follow the procedure for zoning amendments as set forth in Section 1-11 
Amendments, Changes, and Administrative Procedures. This procedure is expanded 
as follows for approval of Concept and/or Development Plans. 

 
(a) The Concept Plan and the Development Plan may be submitted simultaneously, 

or the Development Plan may suffice for the Concept Plan if the Development Plan 
includes all phases in the proposed PD. Otherwise, a Development Plan shall be 
submitted concurrent with the individual PD phase that is being developed. 

 
(b) Separate public hearings shall be held by the Planning and Zoning Commission 

and the City Council for the approval of the Concept Plan and the Development 
Plan or any section of the Development Plan, unless a determination, by staff, 



that a single public hearing is adequate. A single public hearing is adequate 
when: 

 
1) The applicant submits adequate data with the request for the Planned 

Development District to fulfill the requirements for both the Concept Plan and 
the Development Plan; or, 

 
2) Information on the Concept Plan is sufficient to determine the appropriate use 

of the land and the Development Plan will not deviate substantially from it. 
 

(c) The ordinance establishing the Planned Development District shall not be 
approved until the Concept Plan is approved, or the Development Plan is approved 
if a Development Plan is submitted in place of a Concept Plan. 

 
(d) The Development Plan may be approved in phases, provided that the 

Development Plan is not being submitted in place of a Concept Plan or that the 
approved Concept Plan indicates that the development will be completed in 
phases. When the Development Plan is approved in phases, the separate 
approvals by the City Council, with recommendations from Planning and Zoning 
Commission and appropriate public hearings and notification for the initial and 
subsequent sections will be required. 

 
E. WRITTEN REPORT MAY BE REQUIRED 

 
When a PD is being considered, a written report may be requested of the applicant discussing the 
impact on planning, engineering, water utilities, electric, sanitation, building inspection, tax, police, 
fire, traffic, and how it meets the applicable elements of the Comprehensive Land Use Plan. 
Written comments from the applicable public school district and from private utilities may be 
submitted to the City Council. 

 
F. PLANNED DEVELOPMENTS TO BE RECORDED 

 
All Planned Development Districts approved in accordance with the provisions of this ordinance 
in its original form, or by subsequent amendment thereto, shall be referenced on the Zoning 
District Map, and a list of such Planned Development Districts, together with the category of uses 
permitted therein, shall be maintained in an appendix of this ordinance. 
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