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June 17, 2019 P&Z Meeting 

Planning & Zoning Commission 

Planning & Development Department 

June 17, 2019 

 
 

 
 

 
 

 

 

Zoning Change - MAP-19-0012 (Bahia Cove Phase 2) 
 

Request Hold a public hearing and make a recommendation to City Council for Zone Change application, 

MAP-19-0012 (Bahia Cove Phase 2), a request to rezone approximately 4.493 acres from “CG” 

(General Commercial) to “RMF-.1.2” (Multi-Family Residential with a maximum density of 36 

dwelling units per acre), land legally described as all of a 2.558 acre tract of land, Abstract 19, Perry & 

Austin Survey, Tract 63-1, and all of a called 1.935 acre tract of land, legally described as being 

Abstract 19, Perry & Austin Survey, Tract 63, generally located along the north side of FM 517, east 

of Calder Road and west of Bay Sky Drive. 

           

Applicant 

 

Owner(s) 

 

Stephen Zuloaga—WRH Realty, Inc. 

 

Ji Hyun ICTM, President — JJJ WELL, LP 

Tim Foley, Executive Vice President — Coastal Community Federal Credit Union 

 

City Council Public Hearing & First Reading – July 9, 2019; Second Reading – July 23, 2019 

 

Location Generally located along the North side of FM 517, East of Calder Road and West of Big Sky Drive. 

 

Citizen 

Response 

38 – Notices Mailed to Property Owners within 500 feet 

0 – Communications of Support Received 

12 – Petition Signatures from Properties within 500 feet 

21 – Petition Signatures from Properties outside 500 feet 

3 – Petition Signatures from Properties outside the City of League City 

 

Attachments

  

1. Aerial & Utility Map 

2. Zoning Map 

3. Future Land Use Plan  

4. Applicant’s Conceptual Site Plan & Elevations 

5. Opposition material submitted to City by surrounding property owners 

6. Land Uses & Development Regulations 

 

 

The Commission should consider the following criteria in its deliberation to support its recommendation for approval or 

denial.  

Background August 10, 1999 – The properties were initially zoned as “Suburban Development-Commercial” 

and “PUD” (Planned Unit Development). 

February 22, 2005 – The properties in this request were zoned “CG” (General Commercial) and 

“PUD” (Planned Unit Development) as a result of the Zoning Map and Text Amendment of 2005. 

August 30, 2005 – Both properties in this request were zoned “CG” (General Commercial). 

January 23, 2019 – The applicant held a neighborhood meeting for the proposed rezoning. The 

meeting attendance sheet submitted by the applicant indicated that 26 people were in attendance. 

January 29, 2019 – The applicant submitted an application for a Zoning Map Amendment.  

March 8, 2019 – Planning staff sent public hearing notices to the surrounding property owners and 

installed public hearing signs on the property.   

March 10, 2019 – Notice of public hearings published in the newspaper. 

March 26, 2019 – Notice of opposition and a petition was submitted to the Planning Department. 

Of the signatures provided, 4.6% of area within the 200-foot buffer surrounding the zoning site are 
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represented in the petition. Because 20% of the area was not represented in the petition, a simple 

majority of the City Council can approve this request. 

April 1, 2019 – Planning & Zoning Commission held a public hearing and made a recommendation 

of denial to City Council regarding the request. 

April 23, 2019 – Public notice was initially posted for City Council to hold a public hearing and 

hear the item on first reading. The applicant requested to start the entire process over, due to the 

incorrect acreage being published in the initial hearing notice. The request was never considered 

by City Council. 

June 17, 2019 – Planning & Zoning Commission to hold a public hearing and make a 

recommendation to City Council on the request. 

July 9, 2019 – City Council to hold a public hearing and hear the item on first reading. 

 

Purpose of 

Request 

 

The applicant is requesting to rezone two parcels to allow for the construction of apartments. This 

would be an expansion of the adjacent Bahia Cove apartment complex. The use is not permitted in 

the current General Commercial zoning district. If approved, the request will allow for multifamily 

uses (townhomes, duplexes, condominiums, and apartments) by right.  

 

Site and 

Surrounding Area 

 

The rezoning request consists of two adjoining parcels totaling 4.493-acres fronting FM 517. 

 

The subject properties are currently undeveloped and situated between two existing apartment 

developments to the east and west. To the north, beyond the existing multifamily property, are 

portions the Bay Colony Pointe development, and FM 517 and the Dickinson City Limits to the 

south of the property.  

  

Direction Abutting Zoning Abutting Land Use 

North “RMF-1.2/PUD” 
Bahia Cove Apartments within the Bay 

Colony Planned Unit Development 

South ROW & City of Dickinson FM 517 and Dickinson City Limits 

East “RMF-1.2/PUD” 
Bahia Cove Apartments within the Bay 

Colony Planned Unit Development 

West  “RMF-1.2/PUD” 
Mariposa Apartments within the Bay 

Colony Planned Unit Development 
 

 

Conformity with 

Comprehensive 

Plan 

 

The Future Land Use Map in the 2035 Comprehensive Plan identifies the land use type as 

“Enhanced Auto-Dominant Commercial.” 

 

Enhanced Auto-Dominant Commercial focuses on creating convenience and access for the end-

user in an almost exclusively auto-centric environment, typically consisting of mainly “strip 

retail”, “big-box” developments and office space. The proposed use is not consistent with the 

Future Land Use Plan. 

 

Zoning Analysis The properties are unique in that they are situated between two zoned and developed multifamily 

complexes. While the subject parcels do not directly abut any property zoned single-family 

residential, there are residential subdivisions in the northern vicinity, directly above the existing 

Bahia Cove Apartments. These single-family properties have been adjacent to multifamily uses 

since their construction. The existing portion of Bahia Cove was established prior to the 

development of the Bay Colony Pointe subdivision, and the Mariposa Apartments to the west of 

the subject property were established in late 2012.  

 

The applicant is proposing to construct two multifamily buildings totaling 78 units. It should be 

noted that while the requested zoning district (RMF-1.2) allows for more unit density, 

development requirements will have limitations that are specific to the property. In order to 
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accommodate various requirements—parking, parkland, open space, water availability, etc.—the 

applicant’s conceptual plan would satisfy current zoning and site development requirements; a 

plan with a unit density of only 20.586 units per acre, compared to the 36 units per acre 

permissible under the “RMF-1.2” zoning district. With this conceptual plan for the site in mind, it 

is unlikely that the proposed development will generate a notable impact to the area’s quality of 

life when compared to the existing multifamily developments bordering the subject properties. 

Since the previous meeting, the applicant has revised the plans to depict a 10’ tall privacy fence 

and tree planting along the northern property line shared by the residential properties to further 

screen the apartments. Although the conceptual plan shows a lower density and buffer yard, if the 

rezoning is approved the apartments could be developed with a different site layout and density, 

subject to all other development requirements.  

 

Should the proposed rezoning be approved, multifamily uses (townhomes, duplexes, 

condominiums, and apartments) would be allowed by right. A list of land uses and development 

requirements are provided in an attachment (see Sec.125-71). It is important to note that the 

proposed site plan is conceptual and only the zoning is being considered at this time.  

 

Access and Traffic 

Impacts 
Access is proposed from an internal connection with the existing Bahia Cove development and a 

possible access point along FM 517, subject to the approval and conditions of the Texas 

Department of Transportation.    

 

FM 517 

 Existing Conditions 2018 Master Mobility Plan 

Roadway Type Major Arterial Major Arterial 

ROW Width 120 Feet Variable Width 
Pavement Width 

and Type 
2-lane, divided with a center 

left turn lane, 40-foot wide 

asphalt farm-to-market road 

width with open ditch. 

Plans subject to TX DOT 

planning, design and funding 

constraints. 

 

 

Trip Generation Projections & Scenarios 

Given the current General Commercial zoning of the properties, a number of different uses are 

permissible on this site in a variety of configurations. Below are tables that provide a comparative 

view of the number of trips generated by the proposed use of apartments, compared to some 

potential commercial uses currently allowed by right. The information provided below are 

projections based on the Institute of Traffic Engineers (ITE) Trip Generation Manuals and the 

City of League City Engineering Criteria. 

 

 

Apartments (Generic), 78 Units [Proposed Units] 

Daily Trips (weekday) 519 

AM Peak Hour Trips (weekday) 40 

PM Peak Hour Trips (weekday) 48 

 

Apartments (Generic), 118 Units [Maximum Units] 

Daily Trips (weekday) 785 

AM Peak Hour Trips (weekday) 60 

PM Peak Hour Trips (weekday) 73 

 

Commercial (Retail/Shopping Center), 28,000 square feet 

Daily Trips (weekday) 1,202 

AM Peak Hour Trips (weekday) 28 
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PM Peak Hour Trips (weekday) 104 

 

Commercial (Restaurant with a Drive-thru), 4,000 square feet 

Daily Trips (weekday) 1,984 

AM Peak Hour Trips (weekday) 197 

PM Peak Hour Trips (weekday) 134 

 

Based on the trip generation charts, the proposed development, with 78 dwelling units, would 

have a lesser impact to traffic than a variety of the currently permissible uses; most notably, a 

stand-alone 4,000 square-foot restaurant with a drive-thru service would generate more daily trips 

than 78 apartment units and 28,000 square-feet of retail/shopping center combined. Should the 

maximum number of units permissible in the RMF-1.2 zoning district be developed, the daily 

trips generated could potentially be 904 one-way trips.  

 

If the request is approved, the developer would be required to submit a Traffic Impact Analysis 

(TIA) for review and consideration by the City Engineer. The TIA would consider trips 

generated, existing roadway conditions and traffic volumes, and then determine what necessary 

improvements would need to be made to the frontage and adjacent roadways, and any access-

points leading into the development in an effort to mitigate any possible impact to traffic 

conditions. 

  

Utilities 

 

 

 

 

 

 

Water 

The applicant is proposing to connect to the public water system that traverses through the 

existing phase of Bahia Cove. The city’s engineering department has determined that there is 

capacity for 8,860 Gallons Per Day (GPD) for this site. The developer is proposing 78 units (72 

one-bedrooms and 6 two-bedrooms) at this time, which utilizes 6,060 GPD.  

 

Maximum Capacity = 8,860 Gallons Per Day (GPD) 

Per Unit Average 

(GPD) 
# of Units 

Estimated 

Consumption 

(GPD) 

Total Estimated 

Consumption  

1 bedroom = 75 GPD 72 (proposed) 5,400 GPD 
6,060 GPD 

2 bedroom = 110 GPD 6 (proposed) 660 GPD 

1 bedroom = 75 GPD 118 8,860 GPD 8,860 GPD 

  

Waste Water 

For waste water services, the project engineer has determined that the existing private sewer lines 

in the Bahia Cove would be adequate for a connection supporting the additional units of the new 

phase.  

 

Drainage 

The applicant is currently proposing underground detention. Engineers for the city have indicated 

that this method of detention would be acceptable if the design and calculations support the 

intended development. Underground detention is required to have a maintenance program as any 

other method of detention would. It is important to note that the flows from this development’s 

detention will be released into the States facilities along FM 517 and included in TXDOT’s 

drainage system. At no point will this property drain into any city or Galveston County MUD 14 

drainage facilities. 

 

Floodplain The parcel included in the zoning map amendment is currently located in “X” zone, which is outside 

of the 100-year and 500-year floodplain.  Upon adoption of the updated FEMA FIRM maps, the 

property will be located in “Shaded X’ zone, which is in the 500 year floodplain.  
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Criteria for 

Considering 

Rezoning 

The Planning and Zoning Commission shall use the following criteria for considering their 

recommendation for approval or denial: 

1.  

1. Conformance with the City’s Comprehensive Plan and other City policies; 

2. The character of the surrounding area; 

3. The zoning and 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 that 

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

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

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

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

9. 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. 

Staff Findings Based upon the information provided, staff has determined: 

• The proposed rezoning is consistent with the character of the area; 

• There is sufficient capacity for water and sewer services for the property; 

• The proposed uses permitted by “RMF-1.2” zoning district are suitable for the property;  
• The rezoning would be removing potentially retail sales tax generating commercial tracts 

along a major thoroughfare; 
• The maximum number of apartments that could be developed on-site has a lesser impact on 

traffic that potential commercial developments currently allowed; 

• The signed petition represented a total of 36 properties in opposition of the request. 4 properties 

were within the 200-foot buffer, 12 properties were within the 500-foot buffer.  

 

  

 

For additional information, you may contact Emilio Levario, Planner, at 281-554-1097 or at 

Emilio.Levario@leaguecitytx.gov. 
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Sec. 125-71 Residential Multi-Family Districts 

Sections: 

125-71.A. Purposes 

125-71.B. Land Use Regulations 

125-71.C. Development Regulations 

125-71.D. Review of Plans 

This section establishes regulations for 2 residential multi-family district types: Residential 

Multi-Family 2 (RMF-2) and Residential Multi-Family 1.2 (RMF-1.2). The development 

standards generally reflect current standards. 

 

Sec. 125-71.A. Purposes 

The specific purposes of the RMF Residential Multi-Family Districts are to create, maintain, 
and enhance neighborhood residential areas with multi-family housing that is typically located 
near the City’s major arterial roads, is part of mixed use development, and is characterized by 
a mix of attached housing in small and large multi-unit buildings. While future development 
will be primarily residential in nature, some small-scale public and non- residential uses may 
be on the ground floor in a mixed use building on an arterial street may be permitted in certain 
districts. Two RMF Residential Multi-Family Districts are established: 

 

• Multi-Family Residential (RMF-2). This district reflects existing multi-family areas of the 
City and is intended to provide for medium density residential development with a 
maximum density of 22 dwelling units per acre. Future development may take the form of 
two-family dwellings (duplexes), multiplexes, and townhouses. 

 

• Multi-Family Residential (RMF-1.2). This district is intended to provide for high density 
multi-family residential development with a maximum density of 36 dwelling units per 
acre. Future development may take the form of multiplexes and apartments. 

 

Sec. 125-71.B. Land Use Regulations 

Schedule 125-71.B below prescribes the land use regulations for RMF Residential Multi- 

Family Districts. The regulations for each district are established by letter designations as 
follows: 

 

"P" designates permitted use classifications. 
 

"L" designates use classifications that are permitted, subject to certain limitations 
prescribed by the additional use regulations in Article IV, Division 1: Standards for 
Specific Uses. Number designations refer to the specific limitations listed at the end of 
Schedule 125-71.B. 
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"S" designates use classifications permitted after review and approval of a Special Use 
Permit by the City Council. These uses are also subject to certain limitations in Article 
IV, Division 1: Standards for Specific Uses. 

 

Use classifications are defined in Article V, Division I: Use Classifications. In cases where a 
specific land use or activity is not defined, the City Planner or designee shall assign the land 
use or activity to a classification that is substantially similar in character. Use classifications 
not listed in the Schedule below are prohibited. 

 
Schedule 125-71.B: Use Regulations – Residential Multi-Family Districts 

 

Use Classifications RMF-2 RMF-1.2 Additional Regulations 

Residential    

Child Care Family Homes    

Listed Family Homes P P  

Registered Family Homes S S  

Residential Dwellings 
  Refer to Section 125- 

90.B 

Multi-Family Dwelling P P  

Condominium P P  

Duplex P P  

Townhouses P P  

Manufactured Homes S S  

Group Residential Facilities 
  Refer to Section 125- 

90.J 

Assisted Living Facility P P  

Continuing Care Facility P P  

Disabled Group Dwelling P P  

Emergency Shelter P P  

Nursing Home P P  

Public and Semipublic    

Cemeteries S S  

Cultural Institutions S S  

Day Care S S  

Parks and Recreation P P  

Public Safety Facilities S S  

Religious Assembly L1 L1  

Schools, Public or Private S S  

Commercial    

Bed and Breakfast Establishment P P  

Food and Beverage Sales L2 L2  
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Recreation and Entertainment    

Large-Scale S S  

Small-Scale S S  

Transportation, Communication, 

and Utilities 

   

Transportation Facilities    

Marinas, Docks P P  

Marinas, Private P P  

Utility, Minor P P  

Agriculture and Extractive    

Excavation and Mining S S Refer to Chapter 98 

Pipelines, Oil and Gas Wells    

Gas Well Drilling S S Refer to Sec. 125-90.G.. 

Oil Well Drilling S S Refer to Sec. 125-90.G.. 

Pipelines S S Refer to Sec. 125-90.H. 

Pump Stations S S Refer to Sec. 125-90.I. 

Specific Use Limitations    

L1 Minimum 20-foot wide landscaped buffer 

required along interior lot lines that abut a single- 

family lot. 

L2 Corner stores less than 1,500 square feet. 

Accessory Uses and Structures  See Article IV, Division 2 

Temporary Uses  See Article IV, Division 3 

Nonconforming Uses and Structures  See Article IV, Division 7 

 

 

 

Sec. 125-71.C. Development Regulations 

Schedule 125-71.C below prescribes the development regulations for RMF Residential Multi- 

Family Districts, including building density, building form and location, open space, and 
vehicle accommodation. The number designations in right-hand column refer to the additional 
regulations listed at the end of Schedule 125-71.C. Refer also to Article IV: Regulations 
Applicable in All or Several Districts. 

 
Schedule 125-71.C: Development Regulations – Residential Multi-Family Districts 

 

Development Standards RMF-2 RMF-1.2 Additional Regulations 

Building Density    

Maximum dwelling units per acre 22 36  

Minimum Lot Width (ft.) 75 75 (1) 

Minimum Unit Size (sq. ft.) 850 650  
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Schedule 125-71.C: Development Regulations – Residential Multi-Family Districts 
 

Development Standards RMF-2 RMF-1.2 Additional Regulations 

Building Form and Location    

Maximum Height (ft.) 

Minimum Yards (ft.) 

Front 

42 

 

20 

48 

 

25 

 

 

(2) 

Side (1/2/3+stories) 15/20/30 15/20/30  

Street Side (Corner Lot) 20 25  

Rear (1/2/3+stories) 15/20/30 20/25/30 (3) 

Open Space    

Maximum Lot Coverage (Percent) 50 60 (4) 

Minimum Common Open Space   (5) 

Other Standards   

Accessory Uses and Structures 

Off-Street Parking and Loading 

Landscaping and Buffer Yards 

 See Article IV, Division 2 

See Article IV, Division 5 

See Article IV, Division 6 

 
1. Minimum Lot Width. The minimum lot width may be reduced to 20 feet for, duplex, and 

townhouse dwellings. 
 

2. Front Yard. The minimum front yard may be reduced to 20 feet for duplex, and townhouse 
dwellings. 

 

3. Rear Yard. The minimum rear yard may be reduced to 10 feet for attached single family, two-
family, and townhouse dwellings where a rear alley is provided 

 

4. Maximum Lot Coverage. Includes buildings, parking areas, and driveways and maneuvering 
areas, but excludes common open space amenities and landscaped areas. 

 

5. Common Open Space. See Article II, Chapter 102 of the City of League City Code of 
Ordinances (Parks Ordinance). 

 

Sec. 125-71.D. Review of Plans 

All development is subject to development review in accordance with the City’s applications and 
procedures, pursuant to Article II, Division 2: Applications and Procedures. 


