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November 20, 2017 P&Z Meeting 

Planning & Zoning Commission 

Planning & Development Department 

November 20, 2017 

 
 

 
 

 
 

 

Zoning Change MAP-17-0006 (7503 South Shore Boulevard) 
 

Request Hold a public hearing and make a recommendation to City Council for Zone Change Application, MAP-

17-0006 (7503 South Shore Boulevard), a request to rezone approximately 1.68 acres from “OS-PUD” 

(Open Space within a Planned Unit Development Overlay) to “PS” (Public Space). 

           

Applicant 

 

Owners 

 

Tommy Cones, League City Fire Marshal 

 

City of League City 

 

City Council Public Hearing & First Reading – December 12th, 2017; Second Reading – January 9th, 2017 

 

Location Generally located along the north side of South Shore Boulevard, between Marblewood Lane and 

Bishop’s Bridge. 

 

Citizen 

Response 

129 – Notices Mailed to Property Owners within 500 feet 

0 – Communications of Support Received 

0 – Communications of Opposition Received 

 

Attachments

  

1.  Zoning Map 

2.  Future Land Use Map 

3.  Aerial Map 

4. Comparable and Non-Comparable Land Uses 

5. Proposed Site Plans 

 

The Commission should consider the following criteria in its deliberation, which shall be utilized to substantiate its findings. 

The Commission should determine the extent to which the proposed zonings would be compatible with the surrounding 

properties, the surrounding land uses, and their impacts should be considered.   

 
Background 

 
August 10, 1999 – The properties in the area were initially zoned as “SDR” (Suburban 

Development Residential) 

November 4, 2003 – The properties were similarly zoned as “PUD” (Planned Unit Development) 

as a result of the Zoning Map and Text Amendment of 2003. 

August 30, 2005 – The property is zoned “OS-PUD” (Open Space within a Planned Unit 

Development Overlay). The property was incorporated into the Hidden Lakes PUD. 

September 20, 2017 - Applicant made initial contact to the Planning Department to seek a 

rezoning of a single property for the proposed use of a fire station.  

October 16, 2017 – The applicant held a neighborhood meeting for the proposed rezoning. Some 

of the residents that attended the meeting expressed their concerns about drainage. 

October 25, 2017 – The applicant submitted the current request to rezone 1.68 acres from “OS-

PUD” to “PS”.  

October 30, 2017 - Planning staff sent out public hearing notices to the surrounding property 

owners, installed public hearing signs on the property, and published in the newspaper. 

November 20, 2017- Planning & Zoning Commission is scheduled to hold a public hearing and 

make a recommendation to City Council on the zoning request. 

December 12, 2017 – City Council is scheduled to conduct a public hearing and consider request 

on first reading. 
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January 9, 2018 – Subject to approval on first reading, City Council is to consider request on 

second reading. 

 
Use Analysis 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Site and 

Surrounding Area 

 

The City is proposing the zone change for the construction of a new fire station. The Fire Marshal’s 

Office, along with BRW Architects conducted a site analysis at multiple locations. The site on 

Tuscan Lakes Boulevard and Gun Range was too far to be beneficial and was too close to the 

neighboring jurisdiction. The proposed location on League City Parkway was determined to be 

outside of the price range the City was seeking, and the site located at 6060 South Shore Boulevard 

was too close to Fire Station 3. 

 

The proposed location at 7503 South Shore Boulevard is cost efficient because it is owned by the 

City. The site also offers access to both north and south sides of League City via South Shore 

Boulevard and access to west and east League City via League City Parkway. The area around 

League City Parkway is a high-volume call area, which also makes this site beneficial in reducing 

response time. The Fire Marshal’s office estimates that it will reduce the response time by five to 

ten minutes.  

 

The nearest fire station is located at 3575 FM 518 East and is approximately four miles and eight 

to ten minutes from the proposed site. 

 

The proposed fire station is also expected to help with the increasing demands in the South Shore 

and League City Parkway area and maintain the City’s low ISO rates, which reduces homeowner’s 

insurance rates. The strategic location of Station 6 will help bring response times closer to seven 

minutes, which is needed to maintain or lower the City’s ISO rating and provide relief for other 

stations. 

 

The site is currently developed. A water storage tank and well supply facility was constructed there 

in 2015, and will remain at the site. No protected trees are proposed to be removed. 

 

Direction Surrounding Zoning Surrounding Land Use 
North 

 

“OS-PUD” 

 

Open space used for overhead power 

South “PS-PUD” & ROW Open space used for utilities and South 

Shore Boulevard 

East 

 

“OS-PUD” & “RSF-7-PUD” Undeveloped open space and developed 

residential property 

West 

 

“OS-PUD” 

 

Open space used for overhead power 

 

 
Conformity with 

Comprehensive 

Plan 

 

The 2017 Future Land Use Plan in the 2035 Comprehensive Plan identifies the area as Park/Open 

Space/Natural which is defined as undeveloped areas suited for preservation, conservation or 

aesthetics, and include streams, vegetated areas, and open space. The primary focus is preserving 

natural landscaping and open space. Though the site is designated as open space, the site has 

existing development. The proposed fire station will be in accordance to the character of the site 

that is currently being used as a government facility for the water tank storage and lift station. The 

proposed site will not be removing any existing landscaping. 

 

Although the proposed use of “Public Safety Facility” is inconsistent with the FLUP, it is consistent 

with the character of the existing site and with Section 9-4 of the Comprehensive Plan, which states 

that maintaining the existing fire rating is a priority and goal of the City.  
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Zoning Analysis The proposed use of a fire station is classified as a “Public Safety Facility,” which is permissible 

by right in Public Space, but not permissible in Open Space. The existing Water Tank and Well 

Station is classified as Public Utility – Major, which is also permissible in Public Space, but 

requires a Special Use Permit in Open Space. A SUP was not obtained for the water tank and well 

station; thus, the rezoning would also bring both into compliance. 

 

A list of comparable land uses and development requirements for “OS” and “PS” is provided in 

Attachment #5.  

 

The predominant uses allowed within the Public Space zoning district are uses such as schools, 

daycares, offices, government facilities, hospitals, minor utilities, and public safety facilities.  

  

The Fire Marshal’s Office is proposing to only use their sirens when the fire truck is outside of the 

residential area, however, this may not be feasible in some circumstances. All lighting on the site 

shall be hooded and pointed away from residential properties.  

 

Fire Station 3, located at 3575 FM 518 East, zoned “PS-PUD,” is also abutting residential 

properties with a 15’ buffer yard and fence. Fire Station 4, located at 175 North Bay Area 

Boulevard is also adjacent to residential and includes a 20’ buffer and no fence. The proposed fire 

station would have a 30’ open space buffer, additional landscaping as required by City ordinance, 

as well as fencing between the site and the neighboring residential properties. 

 

Currently, the property is incorporated in the Hidden Lakes Planned Unit Development (PUD), 

which designates the area as open space for utilities and lift station. The proposed rezoning would 

remove the property from the Hidden Lakes PUD. The removal of the site from the Hidden Lakes 

PUD will not affect the Hidden Lakes parkland requirements because the area was not designated 

as parkland and was not included in their parkland calculations. 

 

Access and Traffic 

Impacts 

 

 

 

Drainage 

Access is currently provided along South Shore Boulevard. It is anticipated that the proposed 

rezoning would not affect the overall amount of traffic, but there would be a shift towards 

additional truck traffic along the roadway. Given the concrete pavement on South Shore 

Boulevard, the effects of additional truck traffic would be negligible. 

 

Drainage for the site was approved with the original Hidden Lakes Master Plan. The site drains 

north of South Shore Boulevard into an existing Hidden Lakes linear detention pond, with 

overflow going into another existing linear detention that drains into the Gum Bayou. The 

Engineering Department has found that the drainage for this site is already accounted for in the 

Hidden Lakes Master Plan. 
 

Utilities 
 
Equivalent Dwelling Units (EDU’s) are used to determine the capacity of water and waste water 

available to a site. With a single-family dwelling unit being equivalent to 1 EDU, the Engineering 

Department indicates that the proposed rezoning does not affect the availability of water and 

sewer since it is based on location. Water capacity is also not affected by this zoning request 

since the water calculations are the same.    

 
The Engineering Department indicated that there are enough EDUs for the proposed Fire Station. 

Floodplain The property is located outside of the floodplain.  
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Criteria for 

rezone  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Staff Findings 

Per Section 125-49. D. Criteria for Considering Text or Map Amendments (Rezoning). 

 

The Planning and Zoning Commission Shall use, but not be limited to, the following criteria as 

reference in support of their recommendation for approval or denial: 

 

1. Conformance of the proposed zoning and use with the City’s Comprehensive Plan and other 

City policies; 

2. The character of the surrounding area; 

3. The zoning use of nearby properties, and the extent to which the proposed zoning and use 

would be compatible; 

4. The suitability of the property for the uses permitted by right in the proposed zoning district; 

5. The extent to which approval of the application would detrimentally affect nearby 

properties; 

6. The extent to which the proposed use would adversely affect the capacity or safety of the 

portion of the street network or present parking problems in the vicinity of the property. 

7. The extent to which the approval of the application would harm the value of nearby 

properties; 

8. The gain to public health, safety, and welfare due to the denial of the application as 

compared to the hardship imposed upon the owner as a result of denial of the application; 

and 

9. That there are exceptional circumstances or conditions applicable to the property involved 

or to the intended use or development of the property that do not apply generally to other 

property in the same zone or neighborhood. 

Based upon the information provided, the Commission shall make a recommendation to determine 

“the gain to public health, safety, welfare, due to denial of this application as compared to the hardship 

imposed upon the owners as a result of denial of the application.” Based on staff’s findings, the 

proposed rezoning: 

• Does not affect the availability or capacity for water or sewer services on the properties; 

• Has a negligible effect on traffic impacts in the area; 

• Increases public health, safety, and welfare; 

• Is consistent with the character of the existing site; 

• Is consistent with Section 9-4 of the Comprehensive Plan’s objective to maintain City’s fire 

protection ratings. 

 

Recommendation Given the findings listed above, staff recommends approval. 

Recommended 

Motion 
Motion to approve Zone Change Application, MAP-17-0006 (7503 South Shore Boulevard) as 

presented by staff.  

 

 
 

For additional information, you may contact Kayla Davis, Planner at 281-554-1079 or at kayla.davis@leaguecity.com. 
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Subject Property

500 ft Notification Buffer

Z17-07

Residential Single Family 20
Residential Single Family 10
Residential Single Family 7
Residential Single Family 5
Residential Single Family 2
Residential Multi-Family 2
Residential Multi-Family 1.2
Neighborhood Commercial
General Commercial
Office Commercial
Mixed Use Commercial
Limited Industrial
General Industrial
Public and Semi-Public
Open Space



215

30
29

213 216
214

211
212

209
210

207
208

503
501

425
423

421
419

417
415

413
411

409
407

405
403

401

315
313

311
309

307
305

303
301

2901
2903

2905
2907

2909
2911

2913
2915

2917
2919

2921
2923

2925
2927

2929
2931

2933

2900
2902

2904
2906

2908
2910

2934
29322930

2926

2928

2924

2912
2914

2916
2918

2920
2922

2935

2937

2939
2936

2941

2901
2903

2905
2907

2909
2911

2913
2915

2917
2919

2921
2923

2925

2927

2901
2903

2907
2909

2911
2913

2915
2917

2919

2921

2900
2902

2904

2905

2906
2908

2910
2912

2914
2916

2918
2920

2922
2924

292
6

2900

2902
2904

2906
2908

2910
2912

2914
2916

2918
2920

2901
2903

2905
2907

2909
2911

2913

2915
2917

2919
2921

2923

32
1

32
3

32
5

32
7

32
9

33
1

33
3

33
5

2938

31
9

300

302

304

306

308

310

2900
2902

2904

2906

2908

2900 2901

2903
2905

2907
2909

2911
2913

2910

2912
2914

2916
2918

2920

2901
2903

2905
2907

2909
2911

2913

2902

2904

2906

2908

2910

2912

3001

3003

3005

3007

3009
3011310

312
314

316
318

32
0

32
2

32
4

32
6

32
8

33
0

33
2

33
4

33
6

33
8

309
311

313
315

317
31

9
32

1
32

3
32

5
32

7
32

9
33

1
33

3

300
302

304
306

308
310

312
314

316
318

32
0

32
2

32
4

32
6

32
8

33
0

33
2

307 309 311 313 315 317 319 321 323 325 327 329 401

201
203

202

312 314 316 318 320 322 324 326 328 400 402
307

30
9

310311

75
03

205
206

30
31

203
204201

202

2975
2977

2979
2981

2983
2985

2987
2989

1322

13
24

13
26

1321

1323

1325

1327

29
77

29
79

29
8 1

29
83

29
85 29
87

29
89

29
7 8

29
80

2 9
8 2

29
84

29
86

29
88 29
92

29
94

1335

1333

1331
1329

1327

1330
1328

1326
1324

1322
1320

1318
1316

1311

1313

1315

1317

1319

1321

1325

131
1

1313

1315

1317

1319

1321

1323

1325

1327

1335

1337

1339

1341

1343

1345

1310

1312

1314

1316

1318

1320

1322

1324

1326

1332

1334

1336

1338

1340

1342

1344

1329

1331

1333

29
57

29
59

2963

2965

2967

2969

2971

2973
2975

2977

2 97 9

29 8 1

29 8 3

2 98 5 29
87

298
9

2964

2966

2968

2972
2976

297 8

2 9 80

2 9 82

2 98 4

2 98 6

2 98 8

29
70

29
72 29
74 29
76

29
78

29
80

29
82 29
84 29
86

29
88 29
90

2973

2975

2977
297 9

29 8 1

2983

2985

1438

1436

1434

1 4 32

1418

1416

1414

1411

1413

1415

1417

1419

1421

1423
1425

1427

1429

30
33

30
35

15071505
1503

1501

15
14

30
23

30
01

30
2130
1930
1730

1530
1330

1130
0930
0730
053 0

0 3

30
1830

16

30
04

30
37

30
1430
1230

06

30
1030
08

30
01

30
1330
1130
0930

03
30

05
30

07

30
27

30
1430

04
30

06

30
1230
1030
08

30
1 13 0
0 930

01

3 0
0 730
053 0

0 3

3 0
1230

0 4
30

06
30

08
30

10

1411
1413

1415
1417

1419
1421

1423
1425
1427
1429
1431

1433

1435

14
37

14
39

14
36

14
38

15
01

15
03

15
05 15
07

15
09

15
11

15
12

15
10

3101

3103

3105

3107
3109

3111
3113

31 15

3104

3106

3108

3112
3114

31
02

1501

1502

15
06

3010

30
39

30
41

30
43

30
45

30
47

30
49

305
1

30
32

30
34

30
36

30
38

30
40

30
42

30
44

30
46

30
48

1412
1414

1416
1418

1420
1422
1424
1426
1428
1430

1432
1429

1427
1425
1421

1419

1417

1420 14
21

1422
1424 1425

1426

142
3 3058305630543052305030483046

3044
3042
3 0 40
30 3 8
30 3 63 0

32 3034

2875

2855
2815

ANCHOR WAY DRIVE

OCEAN WAY

DUNRICH COURT
SEACREST BOULEVARD

MARLIN COURT

TARPON DRIVE

ANCHOR WAY DRIVE

SEACREST BOULEVARD

SAND REEF CTMARINER DRIVE

WINDWARD DRIVE

BAY RIDGE DRIVE

SOUTH SHORE BOULEVARD

GIBBONS HILL LANE

BASTROP

GLEN LANE

ELKINS HOLLOW
LANE

GRAHAM
TRACE LANE

ALICE CROSSING

LANE

AUSTIN BREEZE L ANE

GRAHAM
TRACE LAN E

COOP ER
C OV E LA N E

BUFFALO SPRINGS LANE TERRELL COVE LANE

HOLBROOK VALLEY LANE

RA
VE

N
SP

RI
NG

SL
AN

E

MA
RB

LE
W

OO
D

LA
NE

AB
ILE

NE
CR

EE
K

LA
NE

MONTICELLO PINES LANE

BRANDY BRANCHCOURT

NA
CO

GD
OC

HE
S V

AL
LE

Y D
RI

VE

KURTH CANYONCOURT

NACOGDOCHES VALLEY DRIVE

PA
LO

DURO CANYON LANE

BISHOP'S BRIDGE

SOUTH SHORE BOULEVARD

SILV
ER DAWN COURT

TRAVIS
BLUFFCO

LE
TO

CR
EE

K L
AN

E

MONTICELLO PINES LANE

TAWAKONI CANYON LANE

COURT

October 3, 2017
City of League City - GIS Department

The City of League City makes no claims to 
the accuracy of the map.

It is intended for demonstrational purposes only.

¬

Z17-07

Future Land Use
Rural/Estate Residential
Park/Open Space/Natural
Suburban Residential
Suburban Village
Suburban Commercial
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September 21, 2017
City of League City - GIS Department

The City of League City makes no claims to 
the accuracy of the map.

It is intended for demonstrational purposes only.
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Fire Station No 6            14 
City of League City 
 

 

  BROWN REYNOLDS WATFORD   + ARCHITECTS, INC. 

Site Layout                
Option 1:  Single Access Apparatus Bays 
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Fire Station No 6            16 
City of League City 
 

 

  BROWN REYNOLDS WATFORD   + ARCHITECTS, INC. 

 
Site Layout                
Option 2a:  Pull Through Bays 
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Fire Station No 6            18 
City of League City 
 

 

  BROWN REYNOLDS WATFORD   + ARCHITECTS, INC. 

 
 

 
Site Layout                
Option 2b:  Pull Through Bays with extended drive 
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Fire Station No 6            20 
City of League City 
 

 

  BROWN REYNOLDS WATFORD   + ARCHITECTS, INC. 

 
Site Layout                
Option 2c:  Pull Through Bays with extended drive 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Option 2c orients the fire station to allow for pull through apparatus bays, similar to 
Option 2a and 2b. While this layout has most of the attributes of the prior two options, 
the location of the return drive traveling between the generator and the water tower is 
highly problematic due to utility, structure, and equipment conflicts.  It also does not 
meet city standards for driveway width.   
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