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Zoning Change — Duncan PUD (PUD-17-0008)

1. Make a recommendation to City Council to rezone approximately 41.65 acres
From:
“RSF-7” (Single-Family Residential with a minimum lot size of 7,000 square feet)
To:
“RSF-7-PUD” (Single-Family Residential with a minimum lot size of 7,000 square feet within a
Planned Unit Development Overlay)

2. Repeal and replace Ordinance No. 2006-65, relating to the original Duncan PUD, which was

approved by City Council in July 2006.

The applicants propose to create an expanded new Planned Unit Development (PUD) with the same
name, “Duncan”, as the existing PUD in this location on the southwest side of League City. The
proposed PUD has incorporated a previous out parcel within the north central portion of the current
PUD to increase the size to approximately 1,747.4 acres. In addition, the new PUD is controlled by two
separate owners, RKD Holdings and LPI, which will develop the PUD under separate master plans.
While being developed as two separate plans, the results of how the changes affect the overall Duncan
PUD will continue. Since a PUD is proposed, a Concept Plan (also referred to as a PUD document) has
been attached.

Should the request be approved, the development regulations specified within the PUD document will
supersede those in the Zoning Ordinance. Otherwise, the development shall comply with the
requirements of the Zoning Ordinance. Additionally, the PUD document will be included with the
ordinance, making the specific development regulations for Duncan PUD enforceable.

Matt Stoops of LJA Engineering
Tracy Goza of West FM 517, Ltd. (LPI), Richard K. Duncan of RKD Holdings (RKD)
Public Hearing & First Reading — November 27", 2018; Second Reading — December 11™, 2018

Generally located along the north side of Farm to Market Road 517, south of League City Parkway and
west of Calder Road in the 7000 to 8000 block of Farm to Market Road 517.

247 — Notices Mailed to Property Owners within 500 feet
0 — Communications of Support Received
0 — Communications of Opposition Received

1. Zoning Map

2. Aerial Map

3. Duncan PUD Land Use Table Comparison
4. PUD document (with Master Plan)

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

Background August 10, 1999 — The property was initially zoned as “SD-R” (Suburban Development
Residential) and “SD-C” (Suburban Development Commercial). The “SD” zoning was used to
“classify undeveloped property until such time as a permanent land use classification could be
established.”
August 30, 2005 — The property was rezoned to “RSF-7” (Single-Family Residential with a
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PUD-17-0008 (Duncan Tract PUD)

minimum lot size of 7,000 square feet) as part of League City’s City-wide Text and Map
Rezoning of 2005.

July 25, 2006 — City Council adopted Ordinance No. 2006-65, approving the creation of the
Duncan Planned Unit Development (PUD), approximately 1,704.7 acres in size. The same night
City Council adopted zoning for the adjacent Lloyd and McAlister PUDs.

October 5, 2017 - Applicant held a neighborhood meeting at League City’s Johnnie Arolfo Civic
Center Ballroom. The submitted sign-in sheet indicates approximately 31 neighbors attended.
October 16, 2017 — The applicant submitted a rezone request to the Planning Department
requesting a newly proposed PUD Overlay.

July 12, 2018 — Parks Board recommended approval by a vote of 6-0-0 with the conditions that:
1) There is further dialogue with staff to consider setting aside property for a regional park, 2)
Relocate the trail along the Grand Parkway, northwards to the east/west arterial roadway (Ervin
Street Extension); and, 3) The proposed development would adhere to the regulations of the
proposed Parks Ordinance.

October 12, 2018 - Notice of public hearings published in the newspaper. Planning staff sent out
public hearing notices to the surrounding property owners and installed public hearing signs on
the property.

November 5, 2018 - Planning & Zoning Commission is scheduled to conduct a public hearing
and make a recommendation to City Council.

November 27, 2018 — City Council is scheduled to conduct a public hearing and consider request
on first reading.

December 11, 2018 — Subject to approval on first reading, City Council to consider request on
second reading.

The undeveloped tracts are relatively flat with areas of grasslands and sporadic groves trees
throughout. A Tree Disposition Plan will be provided during the development phase for each new
section of the project.

Direction Surrounding Zoning Surrounding Land Use
"RSF-7-PUD”,"PS-PUD” and | Magnolia Creek PUD, Brittany Lakes, and
North “RSF-7” Sedona Residential Subdivisions
South ROW,"RSF-7", and “CN” FM 517, Undeveloped Residential Property
and a Small Commercial Office
“RSF-5-PUD”,”CN-PUD”, Bay Colony West PUD Subdivision (aka
East and “OS-PUD” Sedona, Section 6 -Under Construction)
West "RSF-7-PUD” Lloyd PUD (undeveloped)

League City’s Future Land Use Plan, classifies the area within the Duncan PUD as a mixture of
“Suburban Residential”, “Enhanced Auto Dominant Commercial”, “Park / Open Space / Natural”
and “Rural / Estate Residential.” The development is in compliance with the League City
Comprehensive Plan. The intent of the Enhanced Auto Dominant Residential and Commercial
areas focuses on the automobile where homes are less prominent and commercial areas are set
back from the rights-of-way. The intent of the Park/Open Space along with the Rural / Estate
Residential classification concentrate on larger lots and open spaces more common with those on
the fringes of urban metros or corridors that create a more suburban feel.

As mentioned previously, the Duncan PUD will be developed under two separate owners. RKD
Holdings owns approximately 70% of the land area in the central and north/northwestern corner
of the Duncan PUD. This portion of the PUD proposes to develop very similarly to other master
planned communities in the area such as South Shore Harbor and Tuscan Lakes.

LPI owns approximately 30% of the land area in the central and southeastern corner of the
development and is also known as Pedregal. This portion of the PUD is proposed to be developed
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more similarly to that of Whispering Lakes Ranch, with larger lots and roadside ditches.

Special districts, provisions and conditions have been included in each of the developments to
assist in further developing their character. Therefore, the proposed Duncan PUD will have two
distinct areas of character.

The Urban Village

A special zoning district, called the Urban Village, is proposed for the RKD area of the Duncan
PUD, currently located along the western boundary of the PUD, just south of the Grand Parkway.
The Urban Village is a mixed-use area for the integration of office, commercial, multi-family and
recreational uses. Specific regulations are proposed in the PUD document for the Urban Village
such that the district remains as a single area, reinforcing the live, work, play character of the
district.

Pedregal

The majority of the Pedregal development in the Duncan PUD is for large lot, residential estate
living with lots being approximately 120 feet in width, and lot sizes 50% larger than to those in
the nearby Sedona Subdivision. Several other key features of this development include passive
and subdued parkland and trails along with a different roadway network and design than that of
the remaining PUD.

While a direct comparison between the current and the proposed Duncan PUDs is difficult since
they are not the same size, several of the significant changes are generalized below:

e Land area for the proposed PUD increased by approximately 42 acres (2.5%) to 1747.4
acres in size.

e The amount of area of constraints in the PUD almost doubled in size due to the shifting
of land uses such as the drill sites and the proposed lakes/detention areas from
Community Elements to Constraints.

e The commercial land use remains about the same.

e A new Multi-Family land use was included in the table to address the multi-family
apartments in the Urban Village as well as shifting townhomes from the single-family to
multi-family categories.

e The Single-Family Land Uses remain in the same relative position, however with the LPI
owner proposing 120-foot wide estate lots, the residential density within the PUD
decreases.

Justification of  The intent of the new Duncan PUD is to encourage high quality development by providing for

the Planned greater flexibility in developing the master plan over the course of the project to adjust and to
Unit adapt to various market and design driven issues over time. In return for allowing such flexibility,
Development this PUD will meet or exceed the minimum requirements of League City’s development

ordinances through specific, architectural, design, and engineering standards such as:

e Updating the PUD in response to today’s market conditions and maintain the flexibility
necessary to address changes in the future;

e Incorporating the Urban Village (mixed-use development) into the PUD near the Grand
Parkway;

e Further addressing the needs of Fire Protection by locating a fire station within the
development;

e Incorporating new alignments and sizes of pedestrian trails within the development based
on the recently adopted 2017 Parks, Trails and Open Space Master Plan. In addition to
what is required, additional trails and pedestrian pathways have been included into the
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PUD.

e Decreasing the density of the residential products, especially within the Pedregal
development in southeast side of the PUD. The minimum lot size for these lots is
approximately 15,000 square feet.

e The overall number of dwelling units increased to an estimated 4,283 dwelling units with
an approximate density of 2.45 units per acre. It should be noted that the Westland Ranch
PUD has a density of 2.6 units per acre and the Mar Bella PUD has a density of 2.75
units per acre.

Parkland & On July 12, 2018, Park Board recommended approval of the proposed Duncan PUD with three

Trails recommendations as noted above. The applicants currently propose to exceed the 47.9-acre
parkland (one acre per 90 dwelling units) requirement by providing 53.5 acres of parkland
through the dedication of 8.5 acres for two recreation centers and 45 acres of small parks ranging
in size from 0.5 acres to 7.5 acres. Park fees will be assessed and paid when each final plat is
considered by the Planning and Zoning Commission. Staff has discussed Parks Board’s
recommendations with the applicant. While there have been no agreements made at this time, the
opportunities for additional parkland have not been rule out.

Access and The primary points of access are:
Traffic Impacts e Landing Boulevard extending from the north and connecting to FM 517 to the south,
e The future Grand Parkway,
o The future extension of Ervin Street westwards (east/west major arterial),
e A future, yet to be named, roadway extending westwards from Hobbs Road, across the
development (east/west arterial); and,
e A future, yet to be named, roadway extending westwards from Landing Boulevard
(east/west arterial).

All residential and some collector level roadways within the Pedregal portion of the PUD will
have accompanying private drainage ditches instead of curb and gutters to provide more of a
rural character. Additionally, several residential lots are permitted to have direct access to
collector streets. As a result of the proposed changes in the roadways, revisions to the typical
roadway cross section are proposed in the Duncan PUD to facilitate the same functionality as
typical curb and gutter roadways.

Since the Duncan PUD is being developed under two master plans, each owner is required to
provide a Traffic Impact Assessment (TIA) for each respective portion of the PUD owned. A
TIA will be provided for each section, evaluating traffic both for the section being developed
and its relationship to the overall PUD.

Utilities The utilities will be designed and constructed to the criteria approved by the City of League City
Water & Wastewater Master Plans, League City’s General Design & Construction Standards,
Harris County Flood Control, Galveston County Engineering Department, and the Texas
Commission on Environmental Quality (TCEQ). Engineering staff indicates that, based on the
City's current Master Water and Wastewater Plan, there is adequate capacity available to serve
the proposed development.

There are existing water lines to the north and east along Landing Boulevard, Hobbs Road and
Calder Road. There are on-going discussions to extend a waterline, westwards, to connect with
Bay Area Boulevard which would tie into the Westland Ranches Subdivision as well as loop the
water line.

The sanitary sewer system will utilize both gravity and force main lines, which will require four
lift stations, to send the effluence north, towards the Grand Parkway, where it will then continue
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westwards to the Southwest Wastewater Treatment Plant.

Electrical utilities will be constructed to standards set forth by the City of League City’s
Subdivision and Development regulations. In addition, all electrical equipment (i.e. transformers
and switchgear) will be underground or pad mounted.

Floodplain The preliminary FEMA Flood Insurance Rate Maps for Galveston County show a small portion
of the southwest corner of the PUD as being located within the 100-year flood plain. Should
development occur on this area, it will be mitigated in accordance with the most recent floodplain
ordinances.

Variances Below is a list of variances for consideration:

1. Collector Roadway Design Requirements:

Requirement: Single-Family residences are prohibited from having direct access onto collector
roadways. Additionally, collector level roadways are to have a minimum 80-foot of right-of-way
and a pavement of 24-feet with concrete curb and gutters.

Proposal: Single-family residences with a lot width of 120 feet or greater may have direct access
onto a collector roadway.

Recommendation: Staff recommends approval with the condition that if the lot width falls below
120 feet, then the collector roadway must be designed and constructed to standard street
requirements. The roadways must be constructed per the cross sections provided in Exhibit “O”
of the PUD document.

2. Changes to the Multi-Family Residential Land Use:
Requirement: Land uses must not have more than a 15% change in the overall acreage of the
land.

Proposal: The Residential Multi-Family Land Use may only increase 5% and decrease up to
100%.

Recommendation: Staff recommends approval. Approval of the request limits expansion of the
multi-family use.

3. Maximum Height of Structures in the “CM” Zoning District:
Requirement: The maximum height for all structures within the “CM” (Commercial Mixed Use)
zoning district is 125 feet.

Proposal: All apartments located within the Urban Village district will be limited to a building
height of 48 feet unless they are developed with retail or commercial uses on the ground floor. In
those cases where the ground floor is developed for commercial uses, the maximum height of
apartments will be 125 feet.

Recommendation: Staff recommends approval. Approval of the request incentivizes mixed uses
by allowing taller apartment structures within the PUD.

4. Landscaped Buffer Yards:
Requirement: A landscaped buffer yard is required between adjoining lots where potentially
incompatible but permitted land uses are located.

Proposal: No landscaped buffer yards will be required between uses within the Urban Village
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district.

Recommendation: Staff recommends approval. The intent is to focus open space in the Urban
Village towards more recreational activities and allowing a more cohesive development within
the special district.

5. Trail System:
Requirement: Future developments are required to provide appropriate trails in accordance with

the 2017 Parks, Trails, and Open Space Master Plan.

Proposal: The trail development within the Duncan PUD will be developed in accordance with
the Conceptual Amenities and Open Space Plan (Exhibit ‘E’).

Recommendation: Staff recommends approval. The plan already adheres to 2017 Parks, Trails,
and Open Space Master Plan. Approval of the variance would permit the PUD to correct
discrepancies identified (i.e. trail along the Grand Parkway) within the City’s Trails Plan in
keeping with the timeline of the development. Approval to any changes of the Conceptual
Amenities and Open Space Plan will still require approval by the City.

Public Benefit vs. Based upon the information provided, the Commission will have to determine “the gain to public
Imposed health, safety, welfare, due to denial of this application as compared to the hardship imposed upon
Hardship the owner as a result of denial of the application.”

Recommendation Given that the request complements the Comprehensive Plan’s Future Land Use Plan and that the
proposed PUD exceeds the minimum requirements of the Zoning Ordinance, staff recommends
approval of the PUD and conditional approval of variance requests 1 thru 5.

Proposed Motion to approve Zone Change Application, PUD-17-0008 (Duncan PUD) with the associated
Motion PUD document, conditional approval of variance requests 1 thru 5.

For additional information, you may contact Mark Linenschmidt, Senior Planner at 281-554-1078 or at
mark.linenschmidt@leaguecity.com.
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Attachment #3

Duncan PUD Land Use Table Comparison

Current Duncan PUD Proposed Duncan PUD
Land Use Category (2006) (2018)
Acreage % of Acreage % of

Gross Ac. Gross Ac.

Constraints 235.7 Ac. | 138 % | 3958 Ac.| 227 %
Grand Parkway 70.1 Ac. 70.0 Ac.
Landing Boulevard 22.8  Ac. 26.0 Ac.
Ervin Street 22.2 Ac. 224  Ac.
Major Arterials 12.8 Ac. 23.8 Ac.
Collector Streets 48.4 Ac. 19.6  Ac.
Pipeline Easement 33.6 Ac. 534 Ac.
Drill Sites 0.0 Ac. 6.8 Ac.
Proposed Lake/Detention Areas 0.0 Ac. 1644 Ac.
American Canal 25.8 Ac. 9.4 Ac.

Community Elements 396.6 Ac. | 233 % 131.7 Ac. 75 %
Recreation Centers 7.8 Ac. 8.5 Ac.
Parks 23.0 Ac. 44.5 Ac.
Linear Parks 25.5 Ac. 0.0 Ac.
Proposed Lake/Detention Areas 249.6  Ac. 0.0 Ac.
Open Space and Landscape Reserves 3.0 Ac. 58.4 Ac.
Schools 51.1 Ac. 15.8 Ac.
Churches 13.6  Ac. 0.0 Ac.
Day Care 3.5 Ac. 0.0 Ac.
Drill Sites 15.1 Ac. 0.0 Ac.
Public Emergency Services 44 Ac. 4.5 Ac.

Commercial & Industrial 199.0 Ac. | 11.7 % 171.5 Ac. 9.8 %
General Commercial 98.1 Ac. 0.0 Ac.
Neighborhood Commercial 9.5 Ac. 0.0 Ac.
Business Park 914 Ac. 0.0 Ac.
Commercial 0.0 Ac. 1189 Ac.
Urban Village Commercial 0.0 Ac. 52.6 Ac.

Multi-Family Residential 0.0 Ac. 0 % 814 Ac. 47 %
Urban Village Apartments 0.0 Ac. 22.6  Ac.
Townhomes 0.0 Ac. 58.8 Ac.

Single-Family Residential 8734 Ac.| 512 % | 9670 Ac.| 553 %
50'X 115 253.0 Ac. 0.0 Ac.
50X 120" 0.0 Ac. 3272 Ac.
55'X 120" (AA - Active Adult) 0.0 Ac. 55.1 Ac.
60'X 115 1955 Ac. 0.0 Ac.
60' X 120' 0.0 Ac. 132.0 Ac.
65' X 120' 168.1 Ac. 42.5 Ac.
70' X 120’ 92.5 Ac. 0.0 Ac.
85' X 120' 58.0 Ac. 0.0 Ac.
120' X 130' 0.0 Ac. 381.6  Ac.
Cluster Homes 19.7 Ac. 0.0 Ac.
Patio Homes 67.7 Ac. 28.6  Ac.
Townhomes 18.9 Ac. 0.0 Ac.

Total | 1704.7 Ac. | 100.0 % | 17474 Ac. | 100.0 %
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I. INTRODUCTION

The Duncan Planned Unit Development (PUD) was prepared on behalf of RKD Holdings and LPI pursuant to Section
125-80 of the League City Zoning Ordinance. The purpose of the PUD is to encourage flexibility in the use and
development of land in order to promote the most appropriate uses; to provide a high level of amenities; to preserve the
quality of the natural environment; and to provide flexibility in the development of land subject to the development
standards coordinated with the necessary public services and facilities.

The Duncan PUD is located in the western portion of League City and is bounded on the south by F.M. 517 and the
north by the American Canal. The Area Location Map (Exhibit ‘A’) illustrates the location of the project.

The Duncan PUD was originally adopted by the City Council of League City in July 2006 as a 1,704.7-acre development.
This new PUD increases in size by 42.7 acres to 1,747.4 acres and will be developed as separate master planned
developments within the PUD by two separate owners: RKD Holdings and LPI.

RKD Holdings owns approximately 1,210 acres, or sixty-nine percent of the PUD, located in the central to northwestern
two-thirds of the development. The RKD Holdings portion of the PUD will be developed as a typical master planned
community with a mix of residential uses and commercial uses.

LPI owns the remaining 538 acres, or thirty percent of the PUD, located in the south central and southeastern portion
of the development, which will be developed under the project name of Pedregal. This portion of the PUD will be
developed with larger residential estate-sized lots as seen in other large lot residential projects within League City such
as Sedona.
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Il. PROJECT DESCRIPTION
1. Compliance with Comprehensive Plan

League City’'s Future Land Use Plan, classifies the area within the Duncan PUD as a mixture of “Suburban Residential”,
“Enhanced Auto Dominant Commercial’, “Park/Open Space/ Natural” and “Rural / Estate Residential.” The
development is in compliance with the League City Comprehensive Plan by adhering to the development principles
outlined in the plan. The project has a balance of land uses that encourage future residents to both live and work in the
community. There is a well-defined network of both vehicular and pedestrian circulation systems that provide
connectivity, not only to the project itself, but to potential future developments. The diversity of housing types from the
traditional single-family subdivision to urban townhomes ensures that residents of all ages can fulfill their housing needs.
The development of an internal parks system that will include recreation centers, parks and significant open space
areas will help to provide for the City’s future open space needs. An Urban Village District will provide a mixed-use
area for an integrated development of commercial, office, and multi-family residential uses.

2. Justification

The intent of PUD Overlay Districts is to encourage high quality development in the City by providing additional flexibility
to take advantage of special site characteristics, location or land uses. This document establishes various development
standards that exceed the minimum requirements for properties specifically located within the boundaries of the Duncan
PUD.

The PUD will meet or exceed the minimum requirements of League City’s ordinances through specific, architectural,
design and engineering standards such as:

e Updating the PUD in response to today’s market conditions and maintain the flexibility necessary to address
changes in the future;

¢ Incorporating an Urban Village (mixed-use development) at the major intersection of Landing Boulevard at the
Grand Parkway;

o Further addressing the needs of Fire Protection by locating a fire station within the development;

¢ Incorporating new alignments and sizes of pedestrian trails within the development based on the recently
adopted 2017 Parks, Trails and Open Space Master Plan. In addition to what is required, additional trails and
pedestrian pathways are being added to the PUD.

¢ Providing a less dense residential product for the southeast side of the PUD. The minimum lot size for this
product is 120 feet in width.

3. Drill Sites

All drill sites located within the Duncan PUD, will be used as parks and open space areas unless or until the mineral
rights owners elects to exercise their drilling rights. Except for drill sites, the size and location of any facilities associated
with the extraction of oil and gas shown in any plans of this document shall be conceptual until a permit is issued by the
City of League City in accordance with Chapter 42, of the League City Code of Ordinances. These open space areas
shall not be calculated towards the HOA Parkland Dedication requirement.

4. Schools & Projected Population

The project is located within three separate school districts: Clear Creek Independent School District, Santa Fe
Independent School District and Dickinson Independent School District.  The size and the location of the potential
school sites has been coordinated between the applicant and the appropriate school district. The boundaries of the
three school districts can be seen on the Conceptual Land Use (Exhibit ‘C’).

5. Parks and Open Space

The pedestrian pathway system, which is illustrated on the Conceptual Amenities and Open Space Plan (Exhibit ‘E’),
will use a ten-foot-wide primary trail with a number of six-foot wide secondary trails to serve the residents of the project
and provide multiple pedestrian connections to the existing and future surrounding developments as well. The trails
system will provide easy and safe pedestrian access to the various parks, recreation centers, commercial tracts, the
urban village and the schools located within the project. Compliance with the City of League City’s typical sidewalk
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requirements will be maintained throughout the project, completing the overall pedestrian network.

The two proposed recreation centers, which are 4.6 and +3.9 acres in size, will serve the master planned residential
community that will be developed by RKD Holdings. They will contain active amenities including water based
recreational amenities with commonly associated facilities, an active play area for children and a parking area. In the
event that a “splash pad” type amenity is installed, a water recirculation system will also be installed for the purpose of
water conservation. The multiple parks within the project will have various passive facilities such as active play areas
for children, picnic tables and benches. All land which is dedicated for the purpose of fulfilling the parks requirement
will be developed with some form of either passive or active facilities. The parks will be developed as the adjacent
residential sections are developed.

In the southern portion of the Duncan PUD, which will be developed by LPI, there will be a £30.5-acre lake that will be
constructed as part of a sand mining project. Once the sand mining is completed, the area around the lake will be
regraded and used as a large passive park with trails and other typical passive park elements.

The lakes within the PUD will maintain a constant water level while serving as a detention facility for the project. The
detention areas will not only enhance the aesthetic quality of the development but will provide numerous opportunities
for the enjoyment of the residents.

a. Compliance with Parks Ordinance

The City of League City Parks ordinance states that 1 acre of park land for every 90 proposed dwelling units be
dedicated to the Homeowners Association for the use of parks. Based upon the estimated number of dwelling
units, the Duncan PUD will be required to provide +47.9 acres of park land. If the dwelling units in the PUD are
increased to where the parkland provided is less than the minimum amount required per the ordinance, the PUD
will have to go back to Parks Board for approval. The Homeowners Association (HOA) will be responsible for
maintaining all recreation centers, park landscaped areas and open spaces within the PUD.

The Parks Ordinance requirements and park dedication fees shall be assessed when a final plat is placed on a
Planning and Zoning Commission agenda.

RKD Holdings and LPI will coordinate with the Parks Department in determining a potential location for a future
regional park.
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lll. ZONING
1. Proposed Zoning

To implement the Conceptual Land Use Plan, the base zoning district will remain RSF-7 (Single-Family Residential with
a minimum lot size of 7,000 square feet) while each of the proposed land uses will be assigned a zoning district as
shown on the Composition of Land Use Table. The various land uses will follow the development requirements for their
assigned zoning district as described in the Zoning Ordinance unless otherwise noted.

Each land use may be increased or decreased in acreage by up to 15 percent of the total gross acreage. The
percentage land use area change is required to ensure the success of the development by maintaining the flexibility to
modify land use sizes in response to changes in economic and market conditions. This will allow the project to remain
competitive in the real estate market over the life of the project and the ability to make adjustments as necessary to
accommodate specific end users in a timely manner.

The land uses may be relocated within the boundaries of the PUD, provided there are no significant changes in
geographic location as indicated in Section 125-80.H.3. of the Zoning Ordinance. The Land Use Comparison table
below provides a detailed tabulation of each land uses respective of the portions of the PUD owned by RKD and LPI,
respectively, as well as the overall configuration within the development.
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RKD Holdings
Concept Plan

LPI
Concept Plan

Overall
Concept Plan

Constraints

Grand Parkway RSF-7 70.0 0.0 70.0

Landing Boulevard RSF-7 18.8 7.2 26.0

Ervin Street RSF-7 224 0.0 224

Major Arterial Streets RSF-7 16.4 74 23.8

Collector Streets RSF-7 11.0 8.6 19.6

Pipeline Easements RSF-7 30.5 22.9 534

Drill Sites RSF-7 6.8 0.0 6.8

Lakes/Detention Areas RSF-7 131.5 32.9 164.4

American Canal RSF-7 9.4 0.0 9.4

Subtotal 316.8 26.2% 79.0 14.7% 395.8 22.7%

Community Elements

Recreation Centers RSF-5 8.5 0.0 8.5

Parks RSF-5 31.0 13.5 44.5

School PS 15.8 0.0 15.8

Public Emergency Services PS 4.5 0.0 4.5

Landscape Areas RSF-5 43.3 15.1 58.4

Subtotal 103.1 8.5% 28.6 5.3% 131.7 7.5%

Commercial

Commercial CG 70.1 48.8 118.9

Urban Village Commercial CM 52.6 0.0 52.6

Subtotal 122.7 10.1% 48.8 9.1% 171.5 9.8%

Multi-Family Residential

Urban Village Apartments RMF-1.2 22.6 0.0 22.6

Townhomes RMF-2 58.8 0.0 58.8

Subtotal 81.4 6.7% 0.0 0.0% 81.4 4.7%

Single-Family Residential

Patio Homes RSF-5 28.6 0.0 28.6

50' X 120' RSF-5 327.2 0.0 327.2

55' X 120' RSF-5 55.1 0.0 55.1

60' X 120' RSF-7 132.0 0.0 132.0

65' X120' RSF-7 42.5 0.0 42.5

120'X130' RSF-7 0.0 381.6 381.6

Subtotal 585.4 48.4% 381.6 70.9% 967.0 55.3%

Totals 1209.4 100.0% 538.0 100.0% 1747.4 100.0%
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Projected Lot/Unit Distribution Table

RKD Holdings LPI Overall
Concept Plan Concept Plan Concept Plan
Density Density Density
Land Use # 9f Acreage | (Units/ # 9f Acreage | (Units/ # 9f Acreage | (Units/
Units Units Units
Acre) Acre) Acre)
Urban Village 678 226 30.0 0 0.0 0.0 678 226 30.0
Apartments
Townhomes 353 58.8 6.0 0 0.0 0.0 353 58.8 6.0
Patio Homes 132 28.6 4.6 0 0.0 0.0 132 28.6 4.6
50' X 120' 1,505 327.2 4.6 0 0.0 0.0 1,505 327.2 4.6
55' X 120' 215 55.1 3.9 0 0.0 0.0 215 55.1 3.9
60' X 120' 488 132.0 3.7 0 0.0 0.0 488 132.0 3.7
65' X120' 149 425 3.5 0 0.0 0.0 149 425 3.5
120'X130' 0 0.0 2.0 763 381.6 2.0 763 381.6 2.0
fiet Residential 3520 ©66.8 5.28 763| 3816 200| 4283| 1,0484 4.09
Gross Residential Total 4,283 1,747.4 2.45

The projected number of lots and units per acre shown on this table are conceptual in nature and subject to change.
The actual number of lots and the units per acre may vary as allowed by this PUD document and the Zoning

Ordinance.
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IV. DEVELOPMENT REGULATIONS

This PUD document will follow all requirements as established by the League City Code of Ordinances that are in effect
at the time of the adoption of this PUD by City Council, with the exceptions noted below.

1. Urban Village Regulations

a. The total acreage listed for all Residential Multi-Family acreage may only be increased by 5%. It may be
decreased by 100% and that acreage may be added to any other land use category. The total number of lots
may not exceed the maximum density allowed in the Zoning Ordinance.

b. Alltracts labeled “Urban Village” shall remain as a cohesive tract, with the exception that they may be separated
by drainage areas, lakes and/or rights-of-way. It is not required that they be developed at the same time or by
the same developer.

c. Ifthe Urban Village Apartments are developed with retail on the ground floor, they will be permitted to construct
above forty-eight feet (48’) in height to a maximum of one hundred and twenty-five feet (125’) in height.

d. The buildings in the Urban Village Apartments are required to be on the exterior of the tract with the parking
located in the interior where practical. Any visible parking shall be screened with a minimum of a five-foot-tall
evergreen hedge.

e. With the exception of guest and/or visitor parking, all parking for the apartments shall be structured parking.

f.  Parking ratios may be reduced by utilizing shared parking if a parking study is provided showing that a reduction
in parking is warranted. The parking study should be conducted by an engineer, or other person licensed to
prepare such study.

g. Buffer yards shall not be required between uses within the Urban Village.

h. All parkland required from apartments located within the Urban Village must be provided wholly within the
Urban Village.

2. Masonry Standards
The development will meet the masonry standards at time permitting.
3. Specialty Residential Products

a. Patio Homes

i. A single-family residential structure situated on the lot in such a manner so as to make more efficient
use of the yard space.

i. The structure can be located along one lot line with a setback of 0 to 5 feet in width with the opposite
lot line containing a setback of 5 to 10 feet in width. The combined side yard setback shall be a
minimum of 10 feet.

iii. In no case shall units on adjoining lots be separated by less than 10 feet in width.

iv. Patio homes located less than four feet from the lot line shall have a “private four-foot perpetual
drainage and maintenance easement” provided on the adjacent property.

4. Street and Circulation System

Below are several additional regulations that apply to the street and circulation system within the Duncan PUD:

a. Each platted section with more than 30 residential lots shall have two forms of access upon recordation of the
plat.

b. Roadways within the project shall connect with any existing stub streets provided at the perimeter of the Duncan
PUD.

c. All roadways within the project with roadway classifications of collector street or higher shall be designed with
concrete curbs and gutters.

d. The construction of the various roadways throughout the project will be phased in conjunction with the adjacent
residential or commercial tract being developed. In cases where the roadway is adjacent to one or more phases
of development, roadways will be constructed by whichever section is developed first. The initial phasing for
the project is shown in the Phasing Exhibit (Exhibit ‘G’).

e. As the Duncan PUD is owned by two separate entities, each owner (RKD Holdings and LPI) shall perform a
separate Traffic Impact Assessment (TIA) only for each respective portion of the PUD project owned, and
submit it to the League City Engineering Department. The TIA for each section of the development must be
approved by the Director of Engineering prior to the recordation of any plat for that portion of the PUD. For
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example, LPI must submit a TIA for the first residential section located within the Pedregal portion of the
development and that TIA must be approved prior to the recordation of any plat in the Pedregal.
f.  No residential lots within the RKD Holdings portion of the PUD shall have direct access to rights-of-way that
are classified as collector streets or higher.
g. The following exceptions apply only to the Pedregal portion of the PUD:
i. Residential lots are permitted direct access only onto collector roadways, provided that the roadway
design is in compliance with the cross section shown (Exhibit ‘O’), Roadway Cross Sections.
ii. Local rights-of-way may utilize the open ditch concept (Exhibit ‘O’) with the condition that the open
ditches will be maintained by the HOA, outside of the right-of-way.
iii. The second phase of Pedregal must have secondary access connecting to Hobbs Road completed at
the same time or prior to recording of the first plat in this phase.
iv. With the exception of the property to be developed by LPI, which is utilizing an open ditch concept
(Exhibit ‘O’), all roadways within the Duncan PUD will follow the rights-of-way and pavement widths
stipulated in the Master Mobility Plan.

5. Buffer Yards

The buffer yard requirements found in the League City Zoning Ordinance will be applied to land uses rather than
the zoning district. The buffers will be based on the zoning district referenced in the land use table. No buffer yards
are required between uses within the Urban Village District.

6. Tree Protection

The developer shall submit a tree survey as preliminary plats are submitted for the project. Upon completion of a
tree survey for each preliminary plat, the developer will coordinate the preservation and/or removal of any trees
with the League City Urban Forester per the regulations found in Chapter 102, Tree Preservation and Protection,
of the League City Code of Ordinances. The existing site constraints can be seen on the Project Aerial Map and
are illustrated on the Project Survey included in this document.

7. Landscaping

a. Trees planted between the sidewalk and curb shall be from the City's list of Small Trees/Street Trees:
Bottlebrush, Texas Redbud, Possumhaw Holly, American Holly, Yaupon Holly, Litle Gem Magnolia, Teddy
Bear Magnolia, Texas Pistache, Cathedral Oak, Highrise Oak, Eve's Necklace, and Vitex.

b. Root barriers (linear or surround) shall be installed to a minimum depth of 30 inches when trees are planted
adjacent to the sidewalks, storm drains, man holes, etc.

8. Signage
1. The proposed locations for the project signage can be found in the Conceptual Project Signage Exhibit (Exhibit
‘M’). All signage within the development will be in accordance with the League City Sign Ordinance with the
exception of the signs below. When there is a conflict between the requirements in the sign ordinance and this
PUD Document, this PUD document will govern. All entry signage will be located within a landscaped planting
area which shall include a mixture of groundcover, shrubs and trees.

The general dimensions of the various project signs are as follows:

i. Primary Entry Monument: Twenty-five feet (25) tall with two, twenty-foot by twenty-foot (20'x20’) towers
footprint and an attached or isolated sign blade wall with a maximum size of ten feet tall by one hundred
feet in length (10'’x100’). These signs will be placed at the major entry points to the project.

i. Secondary Entry Monument: Twelve feet (12’) tall with a twelve-foot by twelve-foot (12'x12’) tower
footprint and an attached or isolated sign blade wall with a maximum size of eight feet tall by twenty-
four feet in length (8'x24’). These signs will be placed at the secondary entry points to the project.

iii. Section Monument: Eight feet (8’) tall with a six-foot by six-foot (6'x6’) tower footprint and an attached
or isolated sign blade wall with a maximum size of eight feet tall by twenty feet in length (8'x20’). These
signs will be placed at the entry points to various residential sections or significant commercial/mixed
use developments within the project.

iv. Internal Identifier Monument: Eight feet (8’) tall with a six-foot by six-foot (6’x6’) tower footprint. These
signs will be placed at various locations on the perimeter of the project.
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9. Trails
In addition to the minimum parkland and park fee requirements, the Conceptual Amenities and Open Space Plan
(Exhibit ‘E’) features 6, 8, and 10-foot wide trails that will be constructed in accordance with the 2017 Parks, Trails,
and Open Space Master Plan. The construction of the trails shall be phased in conjunction with the adjacent
residential or commercial tract being developed. In cases where the trail is adjacent to one or more phases of
development, the trail must be constructed by whichever section is developed first.

V. UTILITIES

The utilities in Duncan PUD will be appropriately designed, sized and constructed in conformance with criteria
approved by the City of League City Water & Wastewater Master Plans, League City’s General Design &
Construction Standards, Harris County Flood Control, Galveston County Engineering Department, and the Texas
Commission on Environmental Quality (TCEQ).

1. Water Distribution System

League City will provide water to the development through a series of existing and proposed waterlines from the
adjacent developments. The water system shall be a looped to ensure that all service connections are provided
with an ample supply of water at adequate pressure. The ultimate capacity for the Duncan PUD is 1,911,000 gallons
per day (308 gallons per day for 6,204.5 EDU'’s). Refer to the Conceptual Water Distribution System (Exhibit I’).

2. Wastewater Collection System

The proposed wastewater collection system is predominantly a gravity system designed to accommodate peak
sewage flows from the residents of the development. However, as indicated in the Conceptual Wastewater
Collection System exhibit (Exhibit ‘J’), four lift stations will be constructed. Both gravity and force main lines
throughout the development will send the effluence towards the Grand Parkway, where the sewer will extend
westwards, across the Lloyd PUD, and discharge into the existing Southwest Wastewater Treatment Plant. The
ultimate capacity for the Duncan PUD is 1,323,000 gallons per day (233.5 gallons per day for 5,665.9 EDU’s).

3. Storm Drainage System

Much of the land within the Duncan PUD will be designed as traditional curb and gutter paving with underground
storm sewer pipes to convey runoff. The only exception is the residential streets in the Pedregal development that
will be served by roadside ditches. All roadside ditches within the described area of Pedregal shall be maintained
by the HOA. A cross section of the proposed roadways with roadside ditches, showing open ditches is shown in
Exhibit ‘O’

All of the facilities and land associated with the stormwater drainage system will be owned, maintained and operated
by the MUD’s, and will be conveyed to the HOA when the MUD is dissolved. The City of League City will only
accept right of drainage easement through the system. If a MUD does not exist, all stormwater facilities shall be
maintained and owned by the HOA.

All drainage facilities located within public ROW’s will be owned, maintained and operated by the City of League
City. Facilities outside ROW'’s, including easements, will be owned, maintained and operated by the MUD’s, and
will be conveyed to the HOA when the MUD is dissolved. Public storm sewer pipe and appurtenances will be
owned and maintained by the City of League City. If a MUD does not exist, all drainage facilities located within
pubic ROW’s will be owned, maintained and operated by the City of League City, and facilities outside ROW’s shall
be maintained and operated by the HOA.

4. Flood Levels and Potential Flooding

According to the Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps for this area of
League City, all land within this tract currently lies in Zone X, outside the 500-year flood plain. The preliminary
DFIRM maps for Galveston County show a small portion of the southwest corner of the PUD as being located within
the 100-year flood plain. Should development occur on this area, it will be mitigated in accordance with the most
recent floodplain ordinances.
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VI. VARIANCES

There are variances to the League City development regulations anticipated by the Duncan PUD. Any variances to the
Subdivision Ordinance not known at this time due to the lack of specific designs or physical characteristics will be
presented on a case by case basis for the consideration of the Planning and Zoning Commission. Any variances to the
Zoning Ordinance not known at this time due to the lack of specific designs or physical characteristics will be presented
on a case by case basis for the consideration of the Zoning Board of Adjustments.

1.

Residential Lots in the Pedregal section of the PUD may front on a collector roadway if it complies with the
design as shown in the Roadway Cross Sections (Exhibit ‘O’). If the lot width falls below 120 feet, then the
standard curb and gutter cross section will be used.

The total acreage listed for all Residential Multi-Family tracts may only be increased by 5%. It may be
decreased by 100% and that acreage may added to any other land use category. The total number of
residential multi-family units may not exceed the maximum density allowed in the Zoning Ordinance.

If the Urban Village Apartments are developed with retail or commercial uses on the ground floor, they will be
permitted to construct above forty-eight feet (48’) in height to a maximum of one hundred and twenty-five feet
(125’) in height.

Buffer yards are not required between uses within the Urban Village.

The ftrail system shall be developed in accordance with the Conceptual Amenities and Open Space Plan
(Exhibit ‘E’).
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Except for drill sites, the size and location of any facilities associated with the extraction of oil and
gas shown in any plans of this document shall be conceptual and subject to change until a permit

is issued by the City of League City in accordance with Chapter 42, of the League City Code of
Ordinances.
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