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November 04, 2019 P&Z Meeting 

Planning & Zoning Commission 

Planning & Development Department 

November 04, 2019 

 
 

 
 

 
 

 

 

Zoning Change - FM 646 Tract (MAP-19-0013) 
 

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

application, MAP-19-0013 (FM 646 Tract), a request to rezone approximately 33.85 acres 

from “CG” (General Commercial) to “RSF-5” (Residential Single Family with a minimum lot 

size of 5,000 square feet), legally described as Abstract 36 of the WG Banks Survey, Tracts 13 

and 13-2, generally located along the south side of FM 646 and east of Caroline Street. 

           

Applicant 

 

Owner(s) 

 

Kathryn Parker, META Planning + Design 

 

Sam Boyd, League City Investors, LTD 

 

City Council Public Hearing and First Reading – November 19, 2019, Second Reading – December 10, 2019 

 

Location Generally located along the south side of FM 646 and east of Caroline Street. 

 

Citizen 

Response 

16 – Notices Mailed to Property Owners within 500 feet 

0 – Communications of Support Received 

0 – Communications of Opposition Received 

 

Attachments

  

1. Zoning Map 

2. Aerial Map 

3. Conceptual Site Plan  

4. Utility and Drainage Plan 

5. Land Uses and Development Regulations 

6. Survey and Legal Description 

 

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-Residential”  

August 30, 2005 – The western tract described as Tracts H-1 and H-2 is zoned “CG” (General 

Commercial) as a result of the Zoning Map and Text Amendment of 2005. 

July 09, 2013 – The remaining eastern Tract described as Tracts I and J are zoned “CG” (General 

Commercial) through a Zoning Amendment Request. 

June 24, 2019 – The applicant held a neighborhood meeting for the proposed rezoning. The 

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

August 06, 2019 – The applicant submitted an application for a Zoning Map Amendment.  

October 11, 2019 – Notice of public hearings published in the newspaper. 

October 14, 2019 – Planning staff sent public hearing notices to the surrounding property owners 

and installed public hearing signs on the property.   

November 04, 2019 – Planning & Zoning Commission to hold a public hearing and make a 

recommendation to City Council on the request. 

November 19, 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 pieces of property to allow for the development of 127 

residential lots and 1.8 acres of open space for detention and parkland dedication. The owner and 
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applicant indicated that attempts to market the property for commercial uses has not yielded a 

viable purchaser.  

 

Site and 

Surrounding Area 

 

The rezoning request consists of two tracts of land totaling 33.8 acres fronting FM 646. 

 

The subject properties are currently undeveloped.  

  

Direction Abutting Zoning Abutting Land Use 

North “ROW” FM 646 

South --- Texas City Limits, Undeveloped Property 

East --- 
Texas City Limits, Developed Commercial 

Property 

West  “CG” Developed Commercial Property 
 

 

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” and “big-box” developments. The proposed use is not consistent with the Future Land Use 

Plan. Although inconsistent with the Future Land Use Plan, it is consistent with nearby residential 

development. 

 

Zoning Analysis 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Traffic Impact 

 

 

While the subject parcels do not directly abut any property zoned single-family residential, 

multiple residential subdivisions exist within the northern vicinity of the properties. The property 

south of the subject property, located in the Texas City jurisdiction is currently undeveloped, but 

future plans indicate that the land will be developed as a residential subdivision. Based on the 

residential nature of some of the surrounding properties, the proposed residential zoning would be 

consistent with the zoning and uses of nearby properties. Both Hidden Lakes and Coastal Point 

have multiple sections developed that are consistent with the RSF-5 standards.    

 

The requested RSF-5 zoning district requires a minimum lot width of 50-feet and a minimum lot 

square footage of 5,000 square feet. The proposed development would consist of lots with a 

minimum lot width of 50-feet and a minimum square footage of 6,000 square feet (i.e. 50’ x 120’ 

lot configurations). The proposed lot configuration would meet the specific lot requirements for 

the RSF-5 zoning district. 

 

Should the proposed rezoning be approved, single-family uses would be allowed by right. A list of 

land uses and development requirements are provided in an attachment (see Sec.125-70). The 

current zoning district, General Commercial, is designated primarily for larger-scaled, auto-

orientated development and includes the widest variety of uses. Some of the possible uses permitted 

in the General Commercial zoning district include automobiles sales and automobile care centers, 

warehousing and storage facilities, eating and drinking establishments, retail shops, offices, parking 

facilities, and hotels.  

 

It is important to note that the proposed site plan is conceptual and only the zoning is being 

considered at this time.  

 

Given the current General Commercial zoning of the properties, several 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 single-family lots, compared to some 



                                                
  

Zoning Change (MAP-19-0013)               Page 3 of 4 

November 04, 2019 P&Z Meeting  

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. 

 

Single Family Homes, 127 Units [Proposed Units] 

Daily Trips (weekday) 1,215 

AM Peak Hour Trips (weekday) 95 

PM Peak Hour Trips (weekday) 128 

 

Large Commercial (Retail/Shopping Center), 48,000 square feet 

Daily Trips (weekday) 2,061 

AM Peak Hour Trips (weekday) 48 

PM Peak Hour Trips (weekday) 179 

 

Commercial (Restaurant with a Drive-thru), 5,000 square feet 

Daily Trips (weekday) 2,481 

AM Peak Hour Trips (weekday) 247 

PM Peak Hour Trips (weekday) 167 

 

Based on the trip generation charts, the proposed development, with 127 dwelling units, would 

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

stand-alone 5,000 square-foot restaurant with a drive-thru service would generate 1,266 daily 

trips more than the 127 single family units, while the 48,000 square-feet of retail/shopping center 

would generate 846 more daily trips. This site is large enough to contain both a 48,000 square 

foot shopping center and multiple restaurants. This could generate over five times the amount of 

traffic than single-family uses. 

 

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 

Water service will be provided by connecting to an existing 12-inch waterline located along 

Whispering Lakes Ranch Drive and extending the waterline across FM 646.  

  

Wastewater 

Sanitary sewer will be provided by a proposed 8-inch sanitary sewer line that will be located 

along the south side of FM 646 that will connect to an existing line 12-inch sanitary sewer line 

located on the south side of FM 646 and east of Caroline Street. 

 

Drainage 

The applicant is currently proposing to provide .8 acres of onsite detention and to connect to an 

off-site detention pond. Engineers for the city have indicated that this method of detention would 

be acceptable if the design and calculations support the intended developments. 

 

Floodplain The parcel included in the zoning map amendment is currently located in “AE” zone. The AE Zone 

or “special flood hazard areas” have a one percent chance of flooding in any year and a 26 percent 

chance of flooding over the life of a 30-year mortgage.  
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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. 

Criteria in 

Support of 

Recommendation 

 

 

 

 

 

Staff 

Recommendation 

Based upon the information provided, staff has determined: 

• The proposed rezoning is consistent with the character of nearby subdivisions; 

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

• The proposed zoning district has less potential traffic impacts than the current zoning district; 

• The proposed uses permitted by “RSF-5” zoning district are suitable for the properties. 
 

 

Given the criteria listed above, staff recommends approval. 

  

 

For additional information, you may contact Kayla Davis, Planner II, at 281-554-1079 or at 

Kayla.Davis@leaguecitytx.gov. 



Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ
Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

!!2

!!2

!!2

!!2
!!2

!!2

!!2

!!2

!!2 !!2
!!2

!!2

!!2
!!2 !!2!!2

!!2

!!2

!

!

!

!

!

!

!

!

!

!

!

!

!

!

! !
!

!

!

!

!

!

!

!

!

!

!

!

!
! ! ! !

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
! ! !

!

!
!

!

!

! ! ! !

!
!

!

!

!

!

!

!

!

!

!

!

!

!

1896

39
02

39
06

391
0

3914390
7

1963

1959

1955

1951 392
2

3918 1901

39
33

393
7

39
41

39
45

39
49 39
53 39
57

393
4

393
8

39
42

19
03

19
0 7

3968

3964

3960

1944

1940

1936

1932
1931

1935

1939

1928192419 20

191 6

1912

1908

1904

1703

1705
1713

1715

1717
1719

1718

1720 172117
20

1707

1709

1711

1713

1714

1716

1718

1720

1722

1724

3201
320 3

32 05

3207

3209

32083206

3 204

320 2

32
07

32
05

3 2
0 33 2
01

32
0 432

02

1721

1723
1725
1727

1729

1724

1726

1728
1731
17331735

F.M.  646

RANCH DRIVE

EMERALD
POINTLN

SUNSET TERRACE DRIVE

WHISPERING
LAKES

SUNSET TERRACE DRIVE

SUNS ET T ER RA C E
D R IVE

LAKE LANDING DRIVE

LA
KE

LA
ND

ING
DR

IV
E

NOAH LANE

WATERLILLY RIVER LANE

WAT
ERLILLY RIVER LANE

CRYSTAL PARK
COURT

ROSE CREEK LANE

SWEETROSE
COURT

GA RDE N
P O IN T L AN E

8"

12
"

6"

4"
8"

12"

FM 646  

4"

4"

6"

6"

6"

6"

6"
6"

6"

8"

6"

8"
12"

6"

6"

6"

6"

12"

6"

6"

6"

6"

6"

6"

8"6"

6"

8"8"

8"
8"

8"
8"

8"

8"8"8"

8"
8" 8" 8" 8"

8"
8"

8"

Planned Unit Development

June 20, 2018
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.

¬

Sam Boyd Tract

! Addresses
!!2 Sewer Manholes

J Sewer Lift Station
Sewer Force Mains
Sewer Gravity Mains

Ñ Hydrants
Waterlines
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

Aerials 2016
RGB

Red:    Band_1
Green: Band_2
Blue:   Band_3

Subject Property



Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ
Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

Ñ

!!2

!!2

!!2

!!2
!!2

!!2

!!2

!!2

!!2 !!2
!!2

!!2

!!2
!!2 !!2!!2

!!2

!!2

!

!

!

!

!

!

!

!

!

!

!

!

!

!

! !
!

!

!

!

!

!

!

!

!

!

!

!

!
! ! ! !

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
! ! !

!

!
!

!

!

! ! ! !

!
!

!

!

!

!

!

!

!

!

!

!

!

!

1896

39
02

39
06

391
0

3914390
7

1963

1959

1955

1951 392
2

3918 1901

39
33

393
7

39
41

39
45

39
49 39
53 39
57

393
4

393
8

39
42

19
03

19
0 7

3968

3964

3960

1944

1940

1936

1932
1931

1935

1939

1928192419 20

191 6

1912

1908

1904

1703

1705
1713

1715

1717
1719

1718

1720 172117
20

1707

1709

1711

1713

1714

1716

1718

1720

1722

1724

3201
320 3

32 05

3207

3209

32083206

3 204

320 2

32
07

32
05

3 2
0 33 2
01

32
0 432

02

1721

1723
1725
1727

1729

1724

1726

1728
1731
17331735

F.M.  646

RANCH DRIVE

EMERALD
POINTLN

SUNSET TERRACE DRIVE

WHISPERING
LAKES

SUNSET TERRACE DRIVE

SUNS ET T ER RA C E
D R IVE

LAKE LANDING DRIVE

LA
KE

LA
ND

ING
DR

IV
E

NOAH LANE

WATERLILLY RIVER LANE

WAT
ERLILLY RIVER LANE

CRYSTAL PARK
COURT

ROSE CREEK LANE

SWEETROSE
COURT

GA RDE N
P O IN T L AN E

8"

12
"

6"

4"
8"

12"

FM 646  

4"

4"

6"

6"

6"

6"

6"
6"

6"

8"

6"

8"
12"

6"

6"

6"

6"

12"

6"

6"

6"

6"

6"

6"

8"6"

6"

8"8"

8"
8"

8"
8"

8"

8"8"8"

8"
8" 8" 8" 8"

8"
8"

8"

June 20, 2018
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.

¬

Sam Boyd Tract

Subject Property



SF-3
30 LOTS

(TYP.50’x120’)
±7.1 Ac.

SF-1
31 LOTS

(TYP.50’x120’)
±6.3 Ac.

SF-2
66 LOTS

(TYP.50’x120’)
±14.8 Ac.

MIDCON TEXAS PIPELINE CO.

CENTERPOINT ENERGY
TRANSMISSION CORRIDOR

F.M. Hwy 646

S
O

U
T

H
LA

K
E

 B
LV

D
.

(1
00

’ R
.O

.W
.)

D
R

A
IN

A
G

E
±0

.8
 A

c.

DR
AI

NA
GE

±1
.7 

Ac
.

W
H

IS
P

E
R

IN
G

 L
A

K
ES

R
A

N
C

H
 B

LV
D

.

WHISPERING
LAKES RANCH

±0.5 Ac. ROW  WIDENING

±0.2 Ac. ROW  WIDENING

AMERICA’S
STORAGE

80’

80’

10’ Sidewalk

Driveway
Restricted

50’

O.S.
±0.3 Ac.

O.S.
±0.1 Ac.

O.S.
±0.1 Ac.

O.S.
±0.2 Ac.

O.S.
±0.3 Ac.

O.S.
±0.3 Ac.

O.S.
±0.5 Ac.

SF-3
30 LOTS

(TYP.50’x120’)
±6.9 Ac.

SF-1
32 LOTS

(TYP.50’x120’)
±7.9 Ac.

SF-2
65 LOTS

(TYP.50’x120’)
±15.3 Ac.

MIDCON TEXAS PIPELINE CO.

CENTERPOINT ENERGY
TRANSMISSION CORRIDOR

F.M. Hwy 646

S
O

U
T

H
LA

K
E

 B
LV

D
.

(1
00

’ R
.O

.W
.)

D
R

A
IN

A
G

E
±0

.8
 A

c.

DR
AI

NA
GE

±1
.7 

Ac
.

O.S.
±0.3 Ac.

O.S.
±0.1 Ac.

O.S.
±0.1 Ac.

O.S.
±0.2 Ac.

O.S.
±0.3 Ac.

O.S.
±0.3 Ac.

O.S.
±0.5 Ac.

W
H

IS
P

E
R

IN
G

 L
A

K
ES

R
A

N
C

H
 B

LV
D

.

WHISPERING
LAKES RANCH

±0.5 Ac. ROW  WIDENING

±0.2 Ac. ROW  WIDENING
10’ Sidewalk

Driveway
Restricted

AMERICA’S
STORAGE

80’

80’

50’

NN

MTA-05804
SEPTEMBER 10, 2019

SCALE

0 20010050

a  s c h e m a t i c  d e v e l o p m e n t  p l a n  f o r

p r e p a r e d  f o r

b y

FM 646 TRACT
±33.8 ACRES OF LAND

SAM BOYD DEVELOPMENT127 LOTS
1.8 AC OPEN SPACE

T H I S  D R AW I N G I S  A G R A P H I C R E P R E S E N TAT I O N F O R P R E S E N TAT I O N P U R P O S E S O N LY A N D I S  N OT F O R CO M P U TAT I O N O R 
CO N S T R U C T I O N P U R P O S E S .  S A I D D R AW I N G I S  A S C A N N E D I MAG E O N LY A N D I S  S U B J E C T TO C H A N G E W I T H O U T N OT I C E.  M E TA 
PLANNING + DESIGN MAY OR MAY NOT INTEGRATE ADDITIONAL INFORMATION PROVIDED BY OTHER CONSULTANTS,  INCLUDING BUT 
NOT L IMITED TO THE TOPICS OF ENGINEERING AND DRAINAGE,  FLOODPLAINS,  AND/OR ENVIRONMENTAL ISSUES AS THEY RELATE TO 
THIS  DRAWING.  NO WARRANTIES,  EXPRESSED OR IMPLIED,  CONCERNING THE PHYSICAL DESIGN,  LOCATION,  AND CHARAC TER OF THE 
FACILIT IES  SHOWN ON THIS  MAP ARE INTENDED.  ADDITIONALLY,  NO WARRANT Y IS  MADE TO THE ACCURACY OF THE INFORMATION 
CONTAINED HEREIN.

© 2019 ME TA PLANNING + DESIGN,  ALL RIGHTS RESER VED

HO
P

T
IO

N

M E T A  P L A N
N

I N
G

 +
 D

E
S

I
G

N

© 2 0 1 9 ,  A L L  R I G H T S  R E S E R V E D

M
E

T
A

 P
L

A
N

N
I N G  +  D E S I G N

2 4 2 7 5  K a t y  F r e e w a y,  S t e .  2 0 0
K a t y ,  Te x a s  7 7 4 9 4
Te l :  2 8 1 - 8 1 0 - 1 4 2 2



3100 WEST ALABAMA  HOUSTON, TX 77098 (713) 520-9570

DANNENBAUM
T.B.P.E. FIRM REGISTRATION #392

ENGINEERING CORPORATION

SAM BOYD DEVELOPMENT
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