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City of La Porte 
Planning and Zoning Commission Agenda 

 
Notice is hereby given of a Regular Meeting of the La Porte Planning and Zoning Commission to be held 
on Thursday, December 17, 2015 at 6:00 p.m. at City Hall Council Chambers, 604 West Fairmont 
Parkway, La Porte, Texas, regarding the items of business according to the agenda listed below: 
 

1. Call to order. 
2. Roll call of members. 
3. Consider approval of meeting minutes: November 19, 2015 Meeting. 
4. Item continued from November 19, 2015: Consider approval or other action on Special Conditional 

Use  Permit  #15‐91000007,  a  request  by  Turfway  FEC,  LLC  to  allow  for  construction  of  an 
entertainment,  commercial  and  residential mixed use development on  a 20‐acre  tract of  land 
known as Tract 1L, Johnson Hunter Survey, Abstract 35 generally located on the east side of State 
Highway 146 north of Wharton Weems Boulevard. Public hearing was held November 19, 2015.  

5. Item continued from November 19, 2015: Consider a recommendation to the La Porte City 
Council on a proposed amendment to the Future Land Use Map component of the La Porte 
Comprehensive Plan by amending the land use designation for a 20 acre tract of land known as 
Tract 1L, Johnson Hunter Survey, Abstract 35, from “Low Density Residential” to “Commercial,” 
“Mid‐ to High‐Density Residential” and “Mixed Use.” 

6. Discussion on a request to designate a portion of Bay Area Boulevard as a truck route.  
7. Administrative reports. 
8. Commission comments on matters appearing on the agenda or inquiry of staff regarding specific 

factual information or existing policy. 
9. Adjourn. 

 
A quorum of City Council members may be present and participate  in discussions during this meeting; 
however, no action will be taken by the Council. 
 
In compliance with the Americans with Disabilities Act, The City of La Porte will provide for reasonable 
accommodations for persons attending public meetings. To better serve attendees, requests should be 
received 24 hours prior to the meetings. Please contact Patrice Fogarty, City Secretary, at 281‐470‐5019. 
 
 
CERTIFICATION 
 
I certify that a copy of the Thursday, December 17, 2015, agenda of  items to be considered by the Planning and 
Zoning Commission was posted on the City Hall bulletin board on the ____ day of ____________________, 2015. 
 
 
              Title:               
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Commissioners Present:  Trey  Kendrick,  Richard Warren,  Nick  Barrera,  Lou  Ann Martin, Mark 

Follis, Les Bird, and Hal Lawler 
 
Commissioners Absent:   Helen LaCour and Wyatt Smith 
 
City Staff Present:  City Manager Corby Alexander, Assistant City Manager Traci Leach, City 

Planner  Eric  Ensey,  Planning  Technician  Ryan  Cramer,  Economic 
Development Coordinator Scott Livingston, Assistant City Attorney Clark 
Askins, and Office Coordinator Peggy Lee 

 
Council Members Present:  Kristin Martin and John Zemanek 
 

1. Call to order. 
 
Chairman Hal Lawler called the meeting to order at 6:02 p.m.   

 
2. Roll Call of Members. 

 
Commissioners Kendrick, Warren, Barrera, Martin, Follis, Bird, and Lawler were present for roll 
call. 
 

3. Consider approval of meeting minutes:  October 15, 2015 Meeting 
 

Motion by Commissioner Barrera to approve the meeting minutes of October 15, 2015. 
 
Second by Commissioner Warren.  Motion carried. 
 
Ayes:  Kendrick, Warren, Barrera, Martin, Follis, Bird, and Lawler 
Nays:  None 
 

4. Consider approval or other action  regarding a  request by Turfway FEC, LLC  for approval of  the 
proposed  La Porte Town Center General Plan  for  the 20 acre  tract of  land known as Tract 1L, 
Johnson Hunter Survey, Abstract 35 generally located on the east side of State Highway 146 north 
of Wharton Weems Boulevard. 
 
City Planner Eric Ensey presented the staff report on a request by Turfway FEC, LLC, on behalf of the 
property owner Bayforest Ranch  LTD,  for approval of a General Plan  for a 20‐acre  tract of  land 
located on the east side of State Highway 146 north of Wharton Weems Boulevard.   The General 
Plan  includes  an  entertainment  center,  conference  center,  theatre, museum,  restaurants,  office 
space, townhomes, live‐work units, hotel, and park and water features.   
 
Commissioners discussed the impacts of the proposed development.  
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Motion by Commissioner Warren to approve the La Porte Town Center General Plan for a 20‐acre 
tract located on the east side of State Highway 146 north of Wharton Weems Boulevard. 
 
Second by Commissioner Follis.  Motion carried. 
 
Ayes:  Kendrick, Warren, Barrera, Follis, Bird, and Lawler 
Nays:  Martin 
 

5. Open a public hearing to receive input on an application for Special Conditional Use Permit #15‐
91000007,  a  request  by  Turfway  FEC,  LLC  to  allow  for  construction  of  an  entertainment, 
commercial and residential mixed use development on a 20‐acre tract of land known as Tract 1L, 
Johnson Hunter Survey, Abstract 35 generally located on the east side of State Highway 146 north 
of Wharton Weems Boulevard. 

 
Chairman Lawler opened the public hearing at 6:04 p.m. 
 

a. Staff Presentation 
 
Staff’s  report  for  Special Conditional Use Permit Request #91000007 was presented 
alongside the staff report for the General Plan discussed under Item 4.  The applicant, 
Turfway FEC, LLC, on behalf of Bayforest Ranch LTD, is requesting approval of a special 
conditional  use  permit  to  allow  construction  of  an  entertainment,  commercial  and 
residential mixed use development on a 20‐acre tract located on the east side of State 
Highway 146 north of Wharton Weems Boulevard. 
 
A number of special conditional use permit conditions were included in the staff report 
for the Commission’s consideration.   Mr. Ensey summarized the proposed conditions 
and responded to questions from the Commission. 
 
Mr. Ensey stated all requirements for public hearing notification had been met. 
 

b. Applicant Presentation 
 

David Miles, Turfway FEC (Family Entertainment Centers) LLC, 907 S. Friendswood Dr., 
addressed the Commission.  Mr. Miles provided a Power Point presentation and 
described plans for the proposed Town Center, which will carry the Gilley’s name.  The 
center will include three themes:  family entertainment, golf world, and nostalgic water 
features and outside bumper boats.  An estimated 800 jobs will be created with the 
development.  The 114‐room hotel will be approximately 6‐7 stories.  The overall 
theme of the development would be a cross between the Main Event and Dave and 
Buster’s. 
 
Mr. Miles introduced his development team.  Vincent Worley, with Worley 
Commercial, spoke of the vast experience of the team, including Manfred Jachmich 
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(Houston restaurateur), Raj Varma (IT Dimensions), Tony Webber (SW Museums), 
Mickey Gilley, and others. 
 
Mickey Gilley stated he has other Gilley’s locations at Treasure Island in Las Vegas, 
Reno‐Sparks, Nevada, two in Oklahoma, and one in Dallas.  Mr. Gilley stated he would 
like the Gilley’s brand to return to the area; not as a honky‐tonk, but something that 
will make the community proud. 
 
Mr. Miles responded to questions from the Commission regarding phasing, hours of 
operation, alcohol sales, uses, parking, and screening from area residents. 

 
c. Public Comments (for, against, or questions) 

 
Maggie Anderson, 909 Garden Walk, spoke in favor of the project.  Ms. Anderson 
believes the development would increase property values, help Main Street and Sylvan 
Beach and make the citizens proud. 
 
David Klingman, 3810 Pecan Circle, spoke in favor of the request.  Mr. Klingman stated 
this development would make the City a destination.  
 
Tony DeLeon, 606 Fairway Dr., voiced concern about traffic. 
 
Matt Gamblin, 511 Fairway Drive, expressed concern about traffic, drainage, and 
property values.  Mr. Gamblin stated there would be traffic, generated from the 
development, which would be using the entrance to Lakes at Fairmont Greens as a 
place to turn around.  He suggested the City consider taking on the responsibility for 
gating the community should this development be approved.  Mr. Gamblin stated 
there are homeowners in Lakes of Fairmont Greens that will sell their homes if the 
project is approved. 
 
Diane Weeden, 710 Fairway Dr., expressed concern about traffic, noise, and having a 
commercial development located near residential. 
 
James Larson, Deer Park, stated he has an association with the Lakes of Fairmont 
Greens Subdivision.  Mr. Larson inquired about square footages and questioned 
whether the proposed development would fit on the site.  He inquired about how the 
developer planned to deal with a dedicated drainage easement and 8‐foot sidewalks.  
He suggested there should have been an effort to work with neighboring property 
owners to ensure cohesive development in the area. 
 
Dr. Malladi Reddy spoke in opposition to the request and provided Commissioners with 
a written letter of opposition.   Dr. Reddy owns land on either side of the subject 
property.  Dr. Reddy believes that this development will hurt his chances to develop his 
property as residential.  Dr. Reddy previously had a contract to sell one of his 
properties to the same developer, but he subsequently canceled the contract due to 
inactivity.  Dr. Reddy suggested the Town Center should be located on one of his 
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properties.  If the development gets approval then he wants to be granted the same 
ability to develop his property as commercial. 
 
Jennifer Click, who resides in Fairmont Park, stated she has heard nothing but 
wonderful things from the community with regard to this project. 
 
David Janda, 3601 E. Desert Drive, addressed a previous comment about the subject 
site being the last remaining site available for residential use.  Mr. Janda identified 
several other undeveloped residentially zoned areas in town.  He has received positive 
feedback about the project. 
 

d. Question and Answer 
 

Staff  responded  to  questions  from  the  Commission.   Due  to  the  complexity  of  the 
proposed development,  the Commission requested staff meet with  the developer  to 
work on  conditions of  the permit,  taking  into account all of  the  concerns  that have 
been raised. 

 
6. Close public hearing. 

 
Chairman Lawler closed the public hearing at 8:00 p.m. 
 

7. Consider approval or other action on Special Conditional Use Permit request #15‐91000007. 
 
Motion by Commissioner Follis to table Special Conditional Use Permit Request #15‐91000007. 
 
Second by Commissioner Barrera.  Motion carried. 
 
Ayes:  Warren, Barrera, Martin, Follis, and Lawler 
Nays:  Kendrick and Bird 
 

8. Consider a recommendation to the La Porte City Council on a proposed amendment to the Future 
Land  Use Map  component  of  the  La  Porte  Comprehensive  Plan  by  amending  the  land  use 
designation  for a 20 acre tract of  land known as Tract 1L, Johnson Hunter Survey, Abstract 35, 
from “Low Density Residential” to Commercial,” “Mid to High Density Residential” and “Mixed 
Use.” 

 
Motion by Commissioner Barrera to table consideration of an amendment to the Future Land Use 
Map.   
 
Second by Commissioner Follis.  Motion carried. 
 
Ayes:  Warren, Barrera, Follis, and Lawler 
Nays:  Kendrick, Martin, and Bird 

 
9. Consider recommendation to the La Porte City Council on a revised Official Zoning Map for the 

City of La Porte. 
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City Planner Eric Ensey presented staff’s report on a recommendation to City Council to approve a 
revised Official Zoning Map for the City.  This action would update the “official” map with all of the 
zoning changes that have occurred within the City since the last update. 
 
Motion by Commissioner Kendrick  to  recommend  to City Council,  approval of  a  revised Official 
Zoning Map for the City.   
 
Second by Commissioner Warren.  Motion carried. 
 
Ayes:  Kendrick, Warren, Barrera, Martin, Follis, Bird, and Lawler 
Nays:  None 
 

10. Administrative reports. 
 
There were no administrative reports. 
 

11. Commission comments on matters appearing on the agenda or inquiry of staff regarding specific 
factual information or existing policy. 
 
Commissioner Warren expressed appreciation to Commissioners for coming together to work as a 
group. 
 
Commissioner  Follis  advised  Mr.  Askins  that  he  would  soon  be  receiving  a  draft  of  the 
subcommittee’s work on the Development Ordinance. 
 

12. Adjourn 
 
Motion by Commissioner Kendrick to adjourn. 
 
Second by Commissioner Warren. 
 
Chairman Lawler adjourned the meeting at 8:55 p.m. 

 
Respectfully submitted, 
 
 
         
Peggy Lee 
Secretary, Planning and Zoning Commission 
 
 
Passed and Approved on __________________   ______, 2015. 
 
 
         
Hal Lawler 
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Chairman, Planning and Zoning Commission 



City of La Porte, Texas  
Planning and Zoning Commission 

 

December 17, 2015 

 

 

AGENDA ITEM 4 
Consider recommendation on Special Conditional Use Permit (#15‐91000007), 

a request to allow for construction of an 
 entertainment, commercial and residential mixed use development  

on a 20 acre tract described as Tracts 1L, Johnson Hunter Survey, Abstract 35, 
La Porte, Harris County, Texas  

Applicant: Turfway FEC, LLC 

 

 

 

 

 

Eric J. Ensey, City Planner 

Planning and Development Department 

City of La Porte, Texas 



Planning and Zoning Commission Regular Meeting 
December 17, 2015 

La Porte Town Center SCUP 
 

Planning and Development Department 
Staff Report 

 
 
 

 
1 

ISSUE 
 
Consider a recommendation to the City Council on a request by the applicant Turfway 
FEC, LLC for a Special Conditional Use Permit (SCUP) to allow construction of an 
entertainment, commercial and residential mixed use development on a 20 acre tract 
described as Tracts 1L, Johnson Hunter Survey, Abstract 35, La Porte, Harris County, Texas. 
 

RECOMMENDATION 
 
Should the Commission desire to consider a recommendation for approval of this 
request, staff recommends considering various conditions, as included in the SCUP.  
 

DISCUSSION 
 
The Planning and Zoning Commission conducted a public hearing of this item at the 
November 19, 2015 meeting. The Commission closed the public hearing and tabled the 
item to this meeting to allow the applicant the opportunity to address a number of 
concerns discussed by the Commission. Following the meeting, staff met with the 
applicant to further discuss those concerns. The attached Exhibit B is a letter from the 
applicant addressing many of the concerns addressed by the Commission. 
 
Additionally, staff is proposing some modifications to the Special Conditional Use Permit 
in response to the Commission’s concerns. All modifications have been shown in “red” 
in the attached Exhibit A and are further discussed below. 
 

a. The applicant indicated that the commercial area of the development is intended 
to be subdivided into pad parcels. As a result, setbacks would be measured from 
those property lines. Staff is recommending some flexibility to allow buildings to 
be built up to the street right‐of‐way to create a “Main Street” feel. Staff has 
addressed this in Condition #5. The condition has been worded to maintain the 
setbacks around the perimeter of the commercial area, while allowing flexibility 
for buildings internal to the site. 

b. For the townhouse development, flexibility is recommended for alley‐loaded 
garages. In instances where those are utilized, recommendation is to allow for a 
5‐foot front setback. (See Condition #6) 

c. For the live/work units, setbacks are being recommended based on the Main 
Street District with Overlay. However, if alley loaded attached garages are 
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utilized, it is recommended that flexibility be allowed for the rear setback. (See 
Condition #7) 

d. Clarification was added to when the perimeter fence, which is required in 
Condition #8, must be installed. The recommendation is for it to be installed by 
the time of completion of the final phase of the development.  

e. Condition #12 was added to allow for joint parking for the development in 
accordance with Chapter 106. In other words, parking shall be calculated based 
on the aggregate for the entire commercial area. Also, the recommendation 
includes ability to consider any on‐street parking approved by the City toward 
the amount of parking provided. 

f. Condition #24 was added to limit the hours of operation for the family 
entertainment center. The recommendation is to limit the hours of operation 
between 10:00 a.m. to 12:00 a.m. Sunday through Thursday and 10:00 a.m. to 
2:00 a.m. Friday and Saturday. Additionally, there is an allowance for 2 days in a 
calendar month that the operator may select to go later than 12:00 a.m., with 
appropriate notice to the city. 

g. Condition #25 was added to require the platting of the townhouses as part of the 
first phase of development so they are ready for development. Additionally, a 
minimum of 7 townhouse units are required to be available for development as 
part of Phase One, so the necessary public right‐of‐way will need to be 
constructed at the initial phase. 

h. Condition #26 was added to require the applicant to submit for review a 
photometric plan at the time of site plan review to show the lighting and 
footcandle readings across the site. 

 
The Commission may add or delete any of the conditions presented for consideration or 
modify them as desired. 
 

ATTACHMENTS 
 
Exhibit A:  Draft SCUP  
Exhibit B:  Response Letter from David Miles 
Exhibit C:  Staff Report dated November 19, 2015 



 
 

City of La Porte 
Special Conditional Use Permit #15-91000007  

 
 
This permit is issued to: Turfway FEC, LLC       

 Owner or Agent 
 
    907 S. Friendswood Drive, Suite 303; Friendswood, TX  77546   
     Address 
 
For Development of: La Porte Town Center Mixed Use Development     
     Development Name 
 
 Vacant 20 acre parcel; located on State Highway 146 north of Wharton   

Weems Boulevard         
     Address 
 
Legal Description: Tracts 1L, Abstract 35, Johnson Hunter Survey      
  

 
Zoning:    PUD, Planned Unit Development                                             
 
Use: Entertainment, Hotel and Conference Center, Commercial and Medium-  

Density Residential        
 
Permit Conditions: 
 
This Special Conditional Use Permit (SCUP) is applicable for the subject property, a copy of which shall be 
maintained in the files of the City’s Planning and Development Department upon approval. Project development 
shall be in accordance with the following conditions: 

 
1. A site development plan shall be submitted in accordance with applicable requirements of the City 

of La Porte’s Development Ordinance and shall comply with all provisions of Chapter 106, 
“Zoning” of the City’s Code of Ordinances and all other department reviews and applicable laws 
and ordinances of the City of La Porte and the State of Texas. 

2. All buildings shall meet or exceed the Design Standards outlined in Article IX, Chapter 106 of the 
Code of Ordinances.  

3. Land uses permitted in accordance with the La Porte Town Center General Plan, as may be amended 
from time-to-time. Any modifications to the approved General Plan require approval by the Planning 
and Zoning Commission in accordance with the city’s Development Ordinance. 

4. Land uses permitted in the commercial area (all areas excluding residential land uses) shall be in 
accordance with the uses permitted in Chapter 106, Zoning, of the city’s Code of Ordinances Use 
Chart under GC (General Commercial) at the effective date of this SCUP, excluding the following 
uses: 
a. Automobile repair and maintenance (811111-811198); 
b. Construction, Mining and Forestry Machinery and Equipment Rental and Leasing (532412); 
c. Office Machinery and Equipment Rental and Leasing (532420); 
d. Other Commercial and Industrial Machinery and Equipment Rental and Leasing (532490); 
e. Transit and Ground Passenger Transportation (485111-485999); 
f. Motor Vehicle Parts and Dealers (441110-441228); 
g. Furniture and Related Product Manufacturing (337110-337122);  
h. Construction of Buildings (236115-236118); 
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i. Contractors (238110-238390). 
5. The commercial area shall be developed in accordance with the requirements for the General 

Commercial zone district. However, if the developer desires to subdivide the commercial area, then 
setbacks shall be as follows: external property line adjacent to Highway 146 – 25 feet; external 
property line adjacent to north and south public right-of-way – 10 feet; internal property lines – 0 
feet.  

6. The residential land uses identified in the General Plan as “Townhouse” shall be constructed in 
accordance with the requirements outlined in Section 106-333 of the Code of Ordinances and 
applicable building code requirements and shall be limited to townhouse development only – not 
multifamily apartments or condominiums. Front setbacks for the townhouse development shall be 
permitted at a minimum of 5 feet from the front property line if the units contain rear-loaded parking 
and/or garages. 

7. Additionally, the “Live-Work” units are permitted and shall comply with applicable setbacks that 
would be required for buildings in the Main Street Overlay District. If an attached garage is 
provided, then the rear setback for the building shall be 5 feet. 

8. The perimeter boundaries of the property along the north and south and east property lines shall 
include the installation of an 8-foot high solid masonry fence intended to mitigate the impact of 
development on future residential development, as identified in the city’s Future Land Use Plan. 
Additionally, shade trees shall be planted at 20’ on center along the fence line. If land uses on the 
adjacent properties are modified in the future allowing for similar uses, then such fence and 
landscaping shall not be required. Such fence shall be constructed prior to the completion of the final 
phase of development.  

9. The applicant shall install the segment of the city’s Hike and Bike Trail through the development 
area as identified in the city’s Comprehensive Plan. The construction of the trail shall be in 
accordance with all applicable requirements and specifications required by the City Engineer. 
Additionally, following construction of the Hike and Bike Trail, the developer shall dedicate to the 
City of La Porte a permanent public trail easement 20’ on center for the Hike and Bike Trail. 

10. The developer shall provide internal connection between the city’s Hike and Bike Trail to the 
development. 

11. The developer shall work with staff at the time of site plan review to minimize the amount of 
parking stalls along the Highway 146 frontage. This should be accommodated by relocating 
buildings in a manner that places parking on the side of the building or internal to the development. 
If this is not possible, the developer may install planter islands at 1 per 10 spaces for both rows of 
parking along a drive aisle parallel to Highway 146. Additionally, hedges shall be planted at 3-foot 
on center in two rows of plantings. Such hedge row shall be installed with a variety of plant material 
to provide visual diversity of plant materials.  

12. For the commercial portion of the development, parking shall be calculated based on the aggregate 
amount of parking required and proposed; joint parking is allowed. Additionally the applicant may 
include on-street parking, only where permitted by the city, toward the amount of parking provided 
for the development.  

13. Parking is not permitted within any alley right-of-way.  
14. The developer will be required to replat the subject property in accordance with the requirements of 

the city’s code requirements.  
15. All public streets internal to the development site shall be constructed in accordance with the city’s 

Public Improvement Criteria Manual and shall be dedicated to the city. Regardless of phasing of the 
development, any dedication of public improvements identified as part of the plat must be accepted 
by the city prior to the recordation of the Final Plat. Should the developer desire to construct such 
public streets at a later time, then a development agreement shall be required between the city and 
developer that provides a financial guarantee, as approved by the city, that will ensure that said 
public roads will be installed and a date for which those improvements must be made. 

16. Parking on any public street shall only be permitted on one side of the street and shall be signed by 
the developer in accordance with applicable sign requirements. 
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17. Access to any public right-of-way is subject to the requirements of Section 106-835, Figure 10-3 and 
will be reviewed at the time of Site Development Plan. TXDOT right-of-way access permits shall be 
presented prior to permit issuance for all driveways requested on Highway 146. Maximum driveway 
widths shall be provided in compliance with city code requirements.  

18. The developer will be required to submit for approval by the City Engineer, a drainage report 
indicating how the proposed development will accommodate the requirements for storm water 
detention in accordance with the city’s Public Improvement Criteria Manual, or if discharging in a 
TXDOT or Harris County system, approval by such authority. 

19. Because Highway 146 has been identified as a significant corridor in the community, the developer 
shall work with the Planning and Zoning Commission at the time of site plan review on a landscape 
theme along the Highway 146 frontage. Such theme shall be above and beyond the requirements 
outlined in Section 106-800 of the city’s Code of Ordinances. 

20. All necessary documentation for building permit review must be submitted in conjunction with the 
city’s building permit application process.  

21. A traffic impact analysis, performed by a licensed engineer agreed to by both the City and the 
applicant, shall be required. If any mitigation is required by the study, the applicant will be 
responsible for their proportion of the impact. All contributions would be subject to reimbursement 
through the TIRZ, pursuant to approval by the TIRZ Board. 

22. If extension of any public water or sanitary sewer line is required as part of this development, the 
applicant will be required to execute a utility extension agreement with the city and install such 
improvements at the cost of the developer. 

23. Any substantive modifications to this Special Conditional Use Permit will require an amendment to 
this SCUP in accordance with Chapter 106, “Zoning” of the City’s Code of Ordinances. 

24. The hours of operation for the family entertainment center shall be 10:00 a.m. to 12:00 a.m. Sunday 
through Thursday and 10:00 a.m. to 2:00 a.m. on Friday and Saturday. There may be up to two days 
in a calendar month where the family entertainment center may remain open from 10:00 a.m. to 2:00 
a.m. to accommodate special performances. The operator of the family entertainment center will be 
responsible for informing the city in writing at least two (2) weeks before such event.  

25. The residential townhouses are required to be platted as part of the first phase of the development. A 
minimum of seven (7) townhouse units are required to be available for development as part of the 
initial phase of development. 

26. A photometric plan will be required at the time of site plan submittal that will identify site lighting 
and the lumens proposed across the site. Lighting will need to be in compliance with the 
requirements of Section 106-310, Footnote A, of the city’s Code of Ordinances. 

 
Failure to start construction of the building within 12 months after issuance or as scheduled under the terms of a 
special conditional use permit shall void the permit as approved, except upon an extension of time granted after 
application to the Planning and Zoning Commission. 

 
If contract or agreement is terminated after completion of any stage and there is ample evidence that further 
development is not contemplated, the ordinance establishing such special conditional use permit may be rescinded 
by the City Council, upon its own motion or upon the recommendation of the Planning and Zoning Commission of 
the City of La Porte, and the previous zoning of the entire tract shall be in full effect on the portion which is 
undeveloped. 
 
Validation Date:     
 
 
              

Director of Planning and Development        City Secretary 
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City of La Porte, Texas
Planning and Zoning Commission

November 19, 2015

AGENDA ITEMS 5 7
Consider recommendation on Special Conditional Use Permit (#15 91000007),

a request to allow for construction of an
entertainment, commercial and residential mixed use development

on a 20 acre tract described as Tracts 1L, Johnson Hunter Survey, Abstract 35,
La Porte, Harris County, Texas
Applicant: Turfway FEC, LLC

Eric J. Ensey, City Planner

Planning and Development Department

City of La Porte, Texas

EXHIBIT C



Planning and Zoning Commission Regular Meeting
November 19, 2015

La Porte Town Center SCUP

Planning and Development Department
Staff Report

1

ISSUE

Consider a recommendation to the City Council on a request by the applicant Turfway
FEC, LLC for a Special Conditional Use Permit (SCUP) to allow construction of an
entertainment, commercial and residential mixed use development on a 20 acre tract
described as Tracts 1L, Johnson Hunter Survey, Abstract 35, La Porte, Harris County, Texas.

RECOMMENDATION

Should the Commission desire to consider a recommendation for approval of this
request, staff recommends considering various conditions, as described later in this staff
report.

DISCUSSION

Property Owner:
Bayforest Ranch LTD

Developer/Applicant:
Turfway FEC, LLC.

Applicant’s Request:
The applicant is seeking approval of this SCUP to allow for construction of a mixed use
town center development on the subject property. The applicant is under contract to
acquire the entire 20 acre tract of land. The attached Exhibit A includes the SCUP
Application, project description letter and conceptual site plan submitted by the
applicant. The attached Exhibit B is the General Plan for the tract of land that indicates
the approximate scale of development and proposed use of the property.

Background Information:
The subject site is approximately 20 acres in area and is located on the east side of State
Highway 146 north of Wharton Weems. The attached Exhibit C is an Area Map showing
the location of the subject property.

The legal description of the property is Tracts 1L, Johnson Hunter Survey, Abstract 35,La
Porte, Harris County, Texas.
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The attached Exhibit D identifies this parcel on the city’s Future Land Use Plan, as
adopted in the Comprehensive Plan, as existing and proposed. Currently the site is
identified as “Low Density Residential” uses.

The site is zoned PUD, Planned Unit Development, and is vacant. The attached Exhibit E
shows the zoning of the subject property and surrounding properties. The following
table summarizes the surrounding zoning and land uses:

Zoning Land Use

North PUD, Planned Unit Development Vacant, undeveloped (identified in the Future Land
Use Plan as “Low Density Residential”)

South PUD, Planned Unit Development Vacant, undeveloped (identified in the Future Land
Use Plan as “Low Density Residential”)

West PUD, Planned Unit Development State Highway 146 right of way, with undeveloped
Port Crossing Industrial Business Park on the west side
of the ROW

East PUD, Planned Unit Development La Porte Municipal Golf Course

Notification Requirements:
The public hearing notification requirements outlined in Section 106 171 were
performed in accordance with all applicable code provisions, including the following:
notice in a newspaper of general circulation at least 15 days prior to the hearing; written
notice mailed to owners of real property within 200 feet of the site within 10 days of the
hearing; sign posted on the site within 15 days of the hearing. Additional notice of the
public hearing was posted at City Hall and on the City’s website in compliance with state
law.

Analysis:
There are a number of different considerations staff evaluated during the review of this
application. The following describes staff’s analysis of those considerations:

Land Use.
The proposed development includes a mix of land uses. Those uses are laid out in the La
Porte Town Center General Plan presented as Agenda Item #4 on tonight’s agenda and
included as part of Exhibit A of this memorandum. The following is a breakdown of land
uses outlined by the applicant in the attached project description letter:

50,000 square foot entertainment center
20,000 square foot conference, theater and museum
8 restaurants
50,000 square feet of office space
14 brownstone townhomes
7 live work units
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114 room hotel
2 acres of park and water features

Staff is recommending a number of conditions associated with land use be required as
part of the SCUP:

1. Land uses are permitted in accordance with the La Porte Town Center General
Plan. Any modifications to such plan in the future will require consideration by
the Planning and Zoning Commission.

2. Approval of this SCUP would allow for General Commercial uses in the
commercial area, excluding a number of uses that are more intense than
retail/service/office uses, including automotive related, general contractors, etc.

3. The townhouse development should be constructed in accordance with the
provisions of Section 106 333 of the Code of Ordinances, which outlines general
requirements for townhouse development. Any deviation from these
requirements would require approval of a variance by the Board of Adjustment.
These units would be subject to all applicable building code requirements for fire
rating.

4. Live work units are a concept intended to provide for businesses on the main
floor and residential above. The live work units are permitted subject to the
setback requirements outlined for development in the Main Street Overlay
District, which stipulates a 0’ front setback, 20’ rear setback, and 0’ side setback.
These units would be subject to all applicable building code requirements for fire
rating. Any deviation from these requirements would be subject to approval of a
variance by the Board of Adjustment.

Adjacent Development.
In 2007, the city approved a General Plan for the adjacent tracts of land north and south
of the subject site called “Lakes at Fairmont Greens” (see the attached Exhibit F). The
development included various phases of single family detached residential
development. The phases developed to this point are the DR Horton Homes
development at the southeast corner of Wharton Weems and Highway 146 and
Bayshore Elementary School at the northeast corner of Mc Cabe and Highway 146.

Although currently undeveloped, the adjacent properties to the north and south of the
subject site have been identified for single family detached residential. This is also called
out in the city’s Future Land Use Plan approved in the Comprehensive Plan. Although
this document can be amended and land uses can be changed, we should plan for what
has been contemplated at this time for development of those parcels. As a result, the
developer is proposing the installation of public roads along the perimeter of the
development to provide access to both parcels as contemplated in the Lakes at
Fairmont Greens General Plan. Additionally, staff is recommending that a condition be
considered that requires the applicant to install an 8 foot high masonry fence with
landscaping to provide a buffer between this development and any future residential
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development that is contemplated as part of the adjacent Lakes at Fairmont Greens
General Plan. If future modifications to the land use are approved by the city and are
similar to those of this development, then such fence and landscaping will not be
required.

Site Plan.
The applicant has submitted a conceptual site layout as part of their General Plan,
however this is not a formal site plan submittal and staff has not reviewed the
document for compliance with applicable requirements. At this time there has been no
formal application for a site development plan as required in the city’s Development
Ordinance. A formal application for a site development plan is not required until after a
SCUP is approved. Should City Council approve the proposed SCUP, the applicant will be
required to submit application for a site development plan, in compliance with
applicable code requirements, to the Planning and Zoning Commission for approval. The
site plan will be required to comply with all requirements of Chapter 106, Zoning, unless
a variance is approved by the Board of Adjustment.

Design Guidelines.
Article IX of Chapter 106 outlines the city’s design guidelines for exterior building
façades. Because the site is along Highway 146 which is the primary corridor through
the city, it is categorized as a Tier 1 building that requires certain specific design and
façade treatments. The development will be required to comply with such
requirements.

Hike and Bike Trail.
The city’s Comprehensive Plan describes a desire for a hike and bike trail system
connection north and south from Little Cedar Bayou Park to Bayshore Elementary
School. The subject development is a portion of that future trail system. As a condition
of this SCUP, the developer shall construct that portion of the hike and bike trail on this
property in accordance with city requirements in terms of location and construction
specifications. Additionally the applicant shall, upon completion of trail construction,
dedicate to the city a permanent public trail easement 20 foot on center for future
maintenance of the trail. In order to provide connectivity between the hike and bike
trail and the development, the applicant shall provide a trail spur to and through the
site.

Parking.
The applicant will be required to provide parking in accordance with the city’s parking
requirements. The number of parking spaces required in relation to the amount of
parking provided will be worked out at the time of site plan review. Staff does have
some concern that the amount of parking might not be sufficient to accommodate all
the proposed uses. However, until site development plans are submitted for review,
staff cannot accurately verify whether the amount of parking is in compliance with
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applicable code requirements. This will be verified at the time the site plans are
submitted.

Staff is also concerned with the location of parking along Highway 146. Staff encourages
parking be toward the center of the development, where possible, meaning that
buildings should be moved closer to the public right of way. A condition has been
included requesting the applicant to minimize the amount of parking stalls along the
Highway 146 frontage or install landscaping and planter islands in such a manner as to
break up the parking.

Public Streets.
The applicant has indicated a desire to subdivide parcels and sell off those out parcels or
pad sites to others for development. As a result, public streets are required for access to
those parcels. The applicant will be required to replat the tract of land and as part of
such replatting will be required to dedicate rights of way for any required public roads.
Typically all public improvements are required to be installed and accepted by the city
prior to the recordation of the final plat. Staff is recommending a condition that allows
the applicant the opportunity to either 1.) install all public improvements prior to the
recordation of the plat, or 2.) if phasing of public improvements is required, the
applicant shall enter into a development agreement with the city to ensure that such
improvements be installed. Said development agreement will further outline a time
frame for completion of such improvements along with a financial guarantee, approved
by the city, for such improvements.

Traffic Impacts.
There is not enough information at this time to determine traffic impacts associated
with the proposed development. As a result, staff is requesting consideration of a
condition that would require submittal of a traffic impact analysis that will review the
potential traffic generated from this facility and its impacts on the system. Any potential
negative impacts directly associated with the development of the property would have
to be mitigated and incorporated in the site development plan, on a proportionate level.

Public Utilities.
Public utility facilities and services are sufficient to handle the proposed development.
Water and sanitary sewer lines are both available in the vicinity, with water in the
Highway 146 right of way and sanitary sewer in an easement that runs through the
parcel on the east side. The applicant is proposing a public street along the easement,
which is acceptable. The applicant will be required to enter into a utility extension
agreement with the city for any extension of public water and sewer lines associated
with the development. Any utility extensions will be determined at the time of site
development plan review and shall be constructed at the cost of the developer.
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Drainage.
The development of this site will require on site detention. Although staff has some
concerns that the amount of detention indicated in the General Plan may not be
sufficient for the proposed development, such drainage and detention will be reviewed
as part of the site plan submittal. Sufficient detention will be required.

Conclusion:
Based on the analysis above, staff finds that if the Planning and Zoning Commission
desires to recommend approval of the proposed Special Conditional Use Permit, then a
number of conditions should be considered in the approval.

Section 106 217 of the Zoning Ordinance outlines specific conditions for approval of
SCUP applications. There are three different conditions that must be met in order to
approve a SCUP. The following table identifies each of the three conditions and staff’s
finding on each:

Condition: Staff Analysis:

(1) That the specific use will be
compatible with and not
injurious to the use and
enjoyment of other property,
nor significantly diminish or
impair property values within
the immediate vicinity.

The proposed development has been designed in a manner to be
compatible with and provide services to surrounding development
and conditions have been included in the proposed SCUP to ensure
compatibility with future development of the adjacent undeveloped
tracts of land immediately to the north and south of the proposed
development. The development of this site will enhance the property
values in the area and is a significant investment in the community.

(2) That the conditions placed on
such use as specified in each
district have been met by the
applicant.

As a condition of approval of the proposed SCUP, the applicant is
required to submit a site development plan in accordance with the
requirements of the city’s Development Ordinance. Additionally, the
site development plan will need to comply with all other provisions of
the city’s Zoning Ordinance and will be reviewed during the site
development review.

(3) That the applicant has agreed
to meet any additional
conditions imposed, based on
specific site constraints, and
necessary to protect the public
interest and welfare of the
community.

The applicant will need to confirm on the record at the public hearing
that they are agreeable to the conditions imposed by the SCUP. Staff
has provided a list of conditions as part of this report. However, the
Commission and City Council may remove, alter, or impose additional
conditions, should they approve the proposed SCUP.

Should the Planning and Zoning Commission recommend approval of the requested
SCUP application, staff recommends the following conditions be considered:

1. A site development plan shall be submitted in accordance with applicable
requirements of the City of La Porte’s Development Ordinance and shall comply
with all provisions of Chapter 106, “Zoning” of the City’s Code of Ordinances and
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all other department reviews and applicable laws and ordinances of the City of
La Porte and the State of Texas.

2. All buildings shall meet or exceed the Design Standards outlined in Article IX,
Chapter 106 of the Code of Ordinances.

3. Land uses permitted in accordance with the La Porte Town Center General Plan.
Any modifications to the approved General Plan require approval by the
Planning and Zoning Commission in accordance with the city’s Development
Ordinance.

4. Land uses permitted in the commercial area (all areas excluding residential land
uses) shall be in accordance with the uses permitted in Chapter 106, Zoning, of
the city’s Code of Ordinances Use Chart under GC (General Commercial) at the
effective date of this SCUP, excluding the following uses:

a. Automobile repair and maintenance (811111 811198);

b. Construction, Mining and Forestry Machinery and Equipment Rental
and Leasing (532412);

c. Office Machinery and Equipment Rental and Leasing (532420);

d. Other Commercial and Industrial Machinery and Equipment Rental and
Leasing (532490);

e. Transit and Ground Passenger Transportation (485111 485999);

f. Motor Vehicle Parts and Dealers (441110 441228);

g. Furniture and Related Product Manufacturing (337110 337122);

h. Construction of Buildings (236115 236118);

i. Contractors (238110 238390).

5. The residential land uses identified in the General Plan as “Townhouse” shall be
constructed in accordance with the requirements outlined in Section 106 333 of
the Code of Ordinances and applicable building code requirements and shall be
limited to townhouse development only – not multifamily apartments or
condominiums. Additionally, the “Live Work” units are permitted and shall
comply with applicable setbacks that would be requried for buildings in the
Main Street Overlay District.

6. The perimeter boundaries of the property along the north, south and east
property lines shall include the installation of an 8 foot high solid masonry fence
intended to mitigate the impact of development on future residential
development, as identified in the city’s Future Land Use Plan. Additionally,
shade trees shall be planted at 20’ on center along the fence line. If land uses on
the adjacent properties are modified in the future allowing for similar uses, then
such fence and landscaping shall not be required.

7. The applicant shall install the segment of the city’s Hike and Bike Trail through
the development area as identified in the city’s Comprehensive Plan. The
construction of the trail shall be in accordance with all applicable requirements
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and specifications required by the City Engineer. Additionally, following
construction of the Hike and Bike Trail, the developer shall dedicate to the City
of La Porte a permanent public trail easement 20’ on center for the Hike and
Bike Trail.

8. The developer shall provide internal connection between the city’s Hike and
Bike Trail to the development.

9. The developer shall work with staff at the time of site plan review to minimize
the amount of parking stalls along the Highway 146 frontage. This should be
accommodated by relocating buildings in a manner that places parking on the
side of the building or internal to the development. If this is not possible, the
developer may install planter islands at 1 per 10 spaces for both rows of parking
along a drive aisle parallel to Highway 146. Additionally, hedges shall be planted
at 3 foot on center in two rows of plantings. Such hedge row shall be installed
with a variety of plant material to provide visual diversity of plant materials.

10. The developer will be required to replat the subject property in accordance with
the requirements of the city’s code requirements.

11. All public streets internal to the development site shall be constructed in
accordance with the city’s Public Improvement Criteria Manual and shall be
dedicated to the city. Regardless of phasing of the development, any dedication
of public improvements identified as part of the plat must be accepted by the
city prior to the recordation of the Final Plat. Should the developer desire to
construct such public streets at a later time, then a development agreement
shall be required between the city and developer that provides a financial
guarantee, as approved by the city, that will ensure that said public roads will be
installed and a date for which those improvements must be made.

12. Parking on any public street shall only be permitted on one side of the street
and shall be signed by the developer in accordance with applicable sign
requirements.

13. Access to any public right of way is subject to the requirements of Section 106
835, Figure 10 3 and will be reviewed at the time of Site Development Plan.
TXDOT right of way access permits shall be presented prior to permit issuance
for all driveways requested on Highway 146. Maximum driveway widths shall be
provided in compliance with city code requirements.

14. The developer will be required to submit for approval by the City Engineer, a
drainage report indicating how the proposed development will accommodate
the requirements for storm water detention in accordance with the city’s Public
Improvement Criteria Manual, or if discharging in a TXDOT or Harris County
system, approval by such authority.

15. Because Highway 146 has been identified as a significant corridor in the
community, the developer shall work with the Planning and Zoning Commission
at the time of site plan review on a landscape theme along the Highway 146
frontage. Such theme shall be above and beyond the requirements outlined in
Section 106 800 of the city’s Code of Ordinances.
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16. All necessary documentation for building permit review must be submitted in
conjunction with the city’s building permit application process.

17. A traffic impact analysis, performed by a licensed engineer agreed to by both
the City and the applicant, shall be required. If any mitigation is required by the
study, the applicant will be responsible for their proportion of the impact. All
contributions would be subject to reimbursement through the TIRZ, pursuant to
approval by the TIRZ Board.

18. If extension of any public water or sanitary sewer line is required as part of this
development, the applicant will be required to execute a utility extension
agreement with the city and install such improvements at the cost of the
developer.

19. Any substantive modifications to this Special Conditional Use Permit will require
an amendment to this SCUP in accordance with Chapter 106, “Zoning” of the
City’s Code of Ordinances.

[Any additional conditions requested by the Planning and Zoning Commission.]

ATTACHMENTS

Exhibit A: Draft SCUP
Exhibit B: SCUP Application and Supplemental Information from the Applicant
Exhibit C: Area Map
Exhibit D: Land Use Map
Exhibit E: Zoning Map
Exhibit F: Lakes at Fairmont Green General Plan
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City of La Porte 
Special Conditional Use Permit #15-91000007

This permit is issued to: Turfway FEC, LLC       
 Owner or Agent 

    907 S. Friendswood Drive, Suite 303; Friendswood, TX  77546  
     Address 

For Development of: La Porte Town Center Mixed Use Development    
     Development Name 

 Vacant 20 acre parcel; located on State Highway 146 north of Wharton 
Weems Boulevard       

     Address 

Legal Description: Tracts 1L, Abstract 35, Johnson Hunter Survey    

Zoning:    PUD, Planned Unit Development                                            

Use: Entertainment, Hotel and Conference Center, Commercial and Medium- 
Density Residential       

Permit Conditions: 

This Special Conditional Use Permit (SCUP) is applicable for the subject property, a copy of which shall be 
maintained in the files of the City’s Planning and Development Department upon approval. Project development 
shall be in accordance with the following conditions: 

1. A site development plan shall be submitted in accordance with applicable requirements of the 
City of La Porte’s Development Ordinance and shall comply with all provisions of Chapter 106, 
“Zoning” of the City’s Code of Ordinances and all other department reviews and applicable 
laws and ordinances of the City of La Porte and the State of Texas. 

2. All buildings shall meet or exceed the Design Standards outlined in Article IX, Chapter 106 of 
the Code of Ordinances.  

3. Land uses permitted in accordance with the La Porte Town Center General Plan. Any 
modifications to the approved General Plan require approval by the Planning and Zoning 
Commission in accordance with the city’s Development Ordinance. 

4. Land uses permitted in the commercial area (all areas excluding residential land uses) shall be 
in accordance with the uses permitted in Chapter 106, Zoning, of the city’s Code of Ordinances 
Use Chart under GC (General Commercial) at the effective date of this SCUP, excluding the 
following uses: 
a. Automobile repair and maintenance (811111-811198); 
b. Construction, Mining and Forestry Machinery and Equipment Rental and Leasing 

(532412); 
c. Office Machinery and Equipment Rental and Leasing (532420); 
d. Other Commercial and Industrial Machinery and Equipment Rental and Leasing 

(532490); 
e. Transit and Ground Passenger Transportation (485111-485999); 
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f. Motor Vehicle Parts and Dealers (441110-441228); 
g. Furniture and Related Product Manufacturing (337110-337122);  
h. Construction of Buildings (236115-236118); 
i. Contractors (238110-238390). 

5. The residential land uses identified in the General Plan as “Townhouse” shall be constructed in 
accordance with the requirements outlined in Section 106-333 of the Code of Ordinances and 
applicable building code requirements and shall be limited to townhouse development only – 
not multifamily apartments or condominiums. Additionally, the “Live-Work” units are 
permitted and shall comply with applicable setbacks that would be requried for buildings in the 
Main Street Overlay District. 

6. The perimeter boundaries of the property along the north, south and east property lines shall 
include the installation of an 8-foot high solid masonry fence intended to mitigate the impact of 
development on future residential development, as identified in the city’s Future Land Use Plan. 
Additionally, shade trees shall be planted at 20’ on center along the fence line. If land uses on 
the adjacent properties are modified in the future allowing for similar uses, then such fence and 
landscaping shall not be required. 

7. The applicant shall install the segment of the city’s Hike and Bike Trail through the 
development area as identified in the city’s Comprehensive Plan. The construction of the trail 
shall be in accordance with all applicable requirements and specifications required by the City 
Engineer. Additionally, following construction of the Hike and Bike Trail, the developer shall 
dedicate to the City of La Porte a permanent public trail easement 20’ on center for the Hike and 
Bike Trail. 

8. The developer shall provide internal connection between the city’s Hike and Bike Trail to the 
development. 

9. The developer shall work with staff at the time of site plan review to minimize the amount of 
parking stalls along the Highway 146 frontage. This should be accommodated by relocating 
buildings in a manner that places parking on the side of the building or internal to the 
development. If this is not possible, the developer may install planter islands at 1 per 10 spaces 
for both rows of parking along a drive aisle parallel to Highway 146. Additionally, hedges shall 
be planted at 3-foot on center in two rows of plantings. Such hedge row shall be installed with a 
variety of plant material to provide visual diversity of plant materials.  

10. The developer will be required to replat the subject property in accordance with the 
requirements of the city’s code requirements.  

11. All public streets internal to the development site shall be constructed in accordance with the 
city’s Public Improvement Criteria Manual and shall be dedicated to the city. Regardless of 
phasing of the development, any dedication of public improvements identified as part of the plat 
must be accepted by the city prior to the recordation of the Final Plat. Should the developer 
desire to construct such public streets at a later time, then a development agreement shall be 
required between the city and developer that provides a financial guarantee, as approved by the 
city, that will ensure that said public roads will be installed and a date for which those 
improvements must be made. 

12. Parking on any public street shall only be permitted on one side of the street and shall be signed 
by the developer in accordance with applicable sign requirements. 

13. Access to any public right-of-way is subject to the requirements of Section 106-835, Figure 10-
3 and will be reviewed at the time of Site Development Plan. TXDOT right-of-way access 
permits shall be presented prior to permit issuance for all driveways requested on Highway 146. 
Maximum driveway widths shall be provided in compliance with city code requirements.  

14. The developer will be required to submit for approval by the City Engineer, a drainage report 
indicating how the proposed development will accommodate the requirements for storm water 
detention in accordance with the city’s Public Improvement Criteria Manual, or if discharging 
in a TXDOT or Harris County system, approval by such authority. 

EXHIBIT C



15. Because Highway 146 has been identified as a significant corridor in the community, the 
developer shall work with the Planning and Zoning Commission at the time of site plan review 
on a landscape theme along the Highway 146 frontage. Such theme shall be above and beyond 
the requirements outlined in Section 106-800 of the city’s Code of Ordinances. 

16. All necessary documentation for building permit review must be submitted in conjunction with 
the city’s building permit application process.  

17. A traffic impact analysis, performed by a licensed engineer agreed to by both the City and the 
applicant, shall be required. If any mitigation is required by the study, the applicant will be 
responsible for their proportion of the impact. All contributions would be subject to 
reimbursement through the TIRZ, pursuant to approval by the TIRZ Board. 

18. If extension of any public water or sanitary sewer line is required as part of this development, 
the applicant will be required to execute a utility extension agreement with the city and install 
such improvements at the cost of the developer. 

19. Any substantive modifications to this Special Conditional Use Permit will require an 
amendment to this SCUP in accordance with Chapter 106, “Zoning” of the City’s Code of 
Ordinances. 

Failure to start construction of the building within 12 months after issuance or as scheduled under the terms of a 
special conditional use permit shall void the permit as approved, except upon an extension of time granted after 
application to the Planning and Zoning Commission. 

If contract or agreement is terminated after completion of any stage and there is ample evidence that further 
development is not contemplated, the ordinance establishing such special conditional use permit may be rescinded 
by the City Council, upon its own motion or upon the recommendation of the Planning and Zoning Commission of 
the City of La Porte, and the previous zoning of the entire tract shall be in full effect on the portion which is 
undeveloped. 

Validation Date:    

Director of Planning and Development        City Secretary 
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1

Ensey, Eric

From: David Miles [dcmiles@heritagelp.com]
Sent: Wednesday, November 11, 2015 11:07 AM
To: Ensey, Eric; Cramer, Ryan
Cc: Clydene Miles
Subject: FW: Storm Detention Storage Volume Estimations

Eric and Ryan
Please attach to La Porte Town Center preface.
Thank you so much.
David

STORMWATER RETENTION/DETENTION

The estimated storm detention storage volume required: 435,600 cf
Storm detention storage provided:
Font Pond: 67,500 cf
Rear Pond: 342,000 cf
Storage Provided within Parking Lot/miniature golf course: 65,340 cf
Total storm detention storage volume provided = 474,840 cf >435,600 cf required.

PARKING REQUIREMENTS

The estimated parking requirements are 976
Parking spaces provided :
Retail : 200 spaces
Restaurant : 320 spaces
Family entertainment Center : 220 spaces
Hotel and Conference : 194 spaces
Townhomes and Live/Work : 42 spaces
Spaces Required: 976 spaces *
Spaces Provided: 979 spaces
Approx. “on street parking” 103 spaces
Total Space spaces provided: 1082 spaces * > 979 spaces required.

LANSDSCAPE REQUIREMENTS

The estimated landscape requirements will meet or exceed the 10% minimal requirement for each lot.
With “ green “ commons area objectives the entire 20 Acre tract will yield upwards to 15%.
Connectivity to the hike and bike trail and sidewalks with an assortment of Indigenous Trees.
Native Plant Vegetation with appointed Higher Maintenance Gardens .
Abundant Water Features and Patios and Plazas.
Tree lined frontage along HWY 146 (TBD). suggestion Palm Trees .
Total Landscape area: Approximately 15%. Provided . > 10% required.

EXHIBIT BEXHIBIT C



D
A

TE
R

EV
IS

IO
N

S
A

PP
.

Ev
er

es
t D

es
ig

n 
G

ro
up

, l
lc

90
7 

S.
 F

rie
nd

sw
oo

d 
D

riv
e,

 S
ui

te
 2

00
Fr

ie
nd

sw
oo

d,
 T

ex
as

 7
75

46
P:

 2
81

-9
93

-3
77

0 
   

  F
A

X
: 2

81
-6

48
-2

29
4

TB
PE

  F
IR

M
  N

O
.  

F-
94

40

Pl
an

ni
ng

, E
ng

in
ee

rin
g,

 C
on

st
ru

ct
io

n
M

an
ag

em
en

t

3 2 1

E
X

H
IB

IT
 B

EXHIBIT C



D
A

TE
R

EV
IS

IO
N

S
A

PP
.

Ev
er

es
t D

es
ig

n 
G

ro
up

, l
lc

90
7 

S.
 F

rie
nd

sw
oo

d 
D

riv
e,

 S
ui

te
 2

00
Fr

ie
nd

sw
oo

d,
 T

ex
as

 7
75

46
P:

 2
81

-9
93

-3
77

0 
   

  F
A

X
: 2

81
-6

48
-2

29
4

TB
PE

  F
IR

M
  N

O
.  

F-
94

40

Pl
an

ni
ng

, E
ng

in
ee

rin
g,

 C
on

st
ru

ct
io

n
M

an
ag

em
en

t

3 2 1

E
X

H
IB

IT
 B

EXHIBIT C



D
A

TE
R

EV
IS

IO
N

S
A

PP
.

Ev
er

es
t D

es
ig

n 
G

ro
up

, l
lc

90
7 

S.
 F

rie
nd

sw
oo

d 
D

riv
e,

 S
ui

te
 2

00
Fr

ie
nd

sw
oo

d,
 T

ex
as

 7
75

46
P:

 2
81

-9
93

-3
77

0 
   

  F
A

X
: 2

81
-6

48
-2

29
4

TB
PE

  F
IR

M
  N

O
.  

F-
94

40

Pl
an

ni
ng

, E
ng

in
ee

rin
g,

 C
on

st
ru

ct
io

n
M

an
ag

em
en

t

3 2 1

E
X

H
IB

IT
 B

EXHIBIT C



S 
16

TH
 S

T

S 
SH

 14
6 S 

BR
OA

DW
AY

 S
T

S 
8T

H 
ST

MC CABE RD

W I ST

WHARTON WEEMS BLVD

S 
4T

H 
STW FAIRMONT PKWY

SH
 14

6

EXPORT DR

JUNIPER

S 
6T

H 
ST

TE
XA

S 
ST

FAIRWAY DR

OL
D 

HW
Y 

14
6

SANDEL

S 
1S

T 
ST

S 
7T

H 
ST

S 
2N

D 
ST

W M ST

S 
14

TH
 S

T

GARDEN WALK

CORAL DR

TR
OO

N 
DR

.

BAY HARBOR

S 
13

TH
 S

T

W K ST

B 
ST

PARK

W
ES

TV
IE

W

BIRDIE CIR

IV
Y 

DR

LITTLE CEDAR BAYOU DR

PAR CIR

CONIFER

MC CABE RD

S 
SH

 14
6

W K ST

μ

AREA MAP

1 inch = 1,000 feet

LOCATION OF
PROPERTY

EXHIBIT CEXHIBIT C



BI

PO

HI

PI

LI

LDR

MHDR

COM

NC

OUT
S 

16
TH

 S
T

S 
SH

 14
6 S 

BR
OA

DW
AY

 S
T

S 
8T

H 
ST

MC CABE RD

W I ST

WHARTON WEEMS BLVD

S 
4T

H 
STW FAIRMONT PKWY

SH
 14

6

EXPORT DR

JUNIPER

S 
6T

H 
ST

TE
XA

S 
ST

FAIRWAY DR

OL
D 

HW
Y 

14
6

SANDEL

S 
1S

T 
ST

S 
7T

H 
ST

S 
2N

D 
ST

W M ST

S 
14

TH
 S

T

GARDEN WALK

CORAL DR

TR
OO

N 
DR

.

BAY HARBOR

S 
13

TH
 S

T

W K ST

B 
ST

PARK

W
ES

TV
IE

W

BIRDIE CIR

IV
Y 

DR

LITTLE CEDAR BAYOU DR

PAR CIR

MC CABE RD

S 
SH

 14
6

W K ST

μ

LAND USE EXHIBIT

1 inch = 1,000 feet

LOCATION OF
PROPERTY

Legend

LOW-DENSITY RESIDENTIAL

MID-HIGH DENSITY RESIDENTIAL

NEIGHBORHOOD COMMERCIAL

COMMERCIAL

BUSINESS INDUSTRIAL

LIGHT INDUSTRIAL

HEAVY INDUSTRIAL

PARKS AND OPEN SPACE

PUBLIC / INSTITUTIONAL

EXHIBIT DEXHIBIT C



S 
16

TH
 S

T

S 
SH

 14
6 S 

BR
OA

DW
AY

 S
T

S 
8T

H 
ST

MC CABE RD

W I ST

WHARTON WEEMS BLVD

S 
4T

H 
STW FAIRMONT PKWY

SH
 14

6

EXPORT DR

JUNIPER

S 
6T

H 
ST

TE
XA

S 
ST

FAIRWAY DR

OL
D 

HW
Y 

14
6

SANDEL

S 
1S

T 
ST

S 
7T

H 
ST

S 
2N

D 
ST

W M ST

S 
14

TH
 S

T

GARDEN WALK

CORAL DR

TR
OO

N 
DR

.

BAY HARBOR

S 
13

TH
 S

T

W K ST

B 
ST

PARK

W
ES

TV
IE

W

BIRDIE CIR

IV
Y 

DR

LITTLE CEDAR BAYOU DR

PAR CIR

CONIFER

MC CABE RD

S 
SH

 14
6

W K ST

PUD

GC

R-3

R-1

LI

HI

R-3

R-2

MH

R-1 R-1

LI R-1

NC

BI

R-1

μ

ZONING EXHIBIT

1 inch = 1,000 feet

LOCATION OF
PROPERTY

EXHIBIT EEXHIBIT C



E
X

H
IB

IT
 F

EXHIBIT C



 

City of La Porte, Texas  
Planning and Zoning Commission 

 

December 17, 2015 

 

 

AGENDA ITEM 5 
Consider approval of an amendment to  

the City of La Porte’s Future Land Use Plan  
by amending the land use designation for a 20 acre tract of land  

known as Tract 1L, Johnson Hunger Survey, Abstract 35 
from “Low Density Residential” use to  

“Commercial” use, “Mixed Use” use, and “Mid‐ to High‐Density Residential”.  

 

 

 

 

Eric J. Ensey, City Planner 

Planning and Development Department 

City of La Porte, Texas 



Planning and Zoning Commission Regular Meeting 
December 17, 2015 

Future Land Use Plan Amendment (La Porte Town Center) 
 
 

Planning and Development Department 
Staff Report 

 
 
 

 
1 

ISSUE 
 
Consider a recommendation of approval to the City Council for an amendment to the 
city’s Future Land Use Plan as demonstrated in the attached Exhibit A.  
 

RECOMMENDATION 
 
Should the Planning and Zoning Commission desire to recommend approval of Agenda 
Item Requests (#4 & #5‐7) pertaining to the development of the 20 acre tract of land for 
the La Porte Town Center development, then the city’s Future Land Use Plan should be 
amended as described in this item.  
 

DISCUSSION 
 
This item was tabled by the Planning and Zoning Commission to the December 17, 2015 
meeting. 
 
Staff is presenting for consideration an amendment to the city’s Future Land Use Plan in 
conjunction with a request by Turfway FEC, LLC for the development of the La Porte 
Town Center development. This is a proposed entertainment, retail/service, and 
residential mixed‐use development located on State Highway 146 north of Wharton 
Weems Boulevard on a 20 acre tract of land known as Tract 1L, Johnson Hunter Survey, 
Abstract 35. 
 
The city’s Future Land Use Plan (FLUP) identifies this property as “Low Density 
Residential” land use. In order to accommodate the proposed development, the FLUP 
would need to be amended to allow for “Commercial” use (for proposed hotel, 
entertainment center, and retail and restaurant pad sites), “Mixed Use” use (for the 
proposed live‐work units), and “Mid‐ to High‐Density Residential” (for the proposed 
brownstone townhome units). The FLUP may be amended from time to time if approved 
by the City Council, upon recommendation by the Planning and Zoning Commission. The 
attached Exhibit A demonstrates the existing land use versus what is being proposed.  
 
The subject site is zoned PUD, Planned Unit Development, which allows for the uses 
proposed in the development. The applicant has also submitted application for a 
General Plan and Special Conditional Use Permit, which are both being presented to the 
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Commission at this meeting. This FLUP amendment would be consistent with the 
proposed General Plan and SCUP.   
 
Section 213.003 of the Texas Local Government Code (LGC) specifies requirements for 
amending the city’s Future Land Use Plan, which was adopted as a component of the 
Comprehensive Plan. The LGC requires review of the proposed amendment by the 
Planning and Zoning Commission and consideration by the City Council. A public hearing 
will be scheduled at the time of City Council review. 
 
The Future Land Use Plan identifies the following surrounding land uses (see the 
attached Exhibit A):  
 

  Land Use  Development 

North  Low Density Residential  Undeveloped 

South  Low Density Residential  Undeveloped 

West  State Highway 146 Right‐of‐Way  State Highway 146 Right‐of‐Way 

East  Park and Open Space  La Porte Municipal Golf Course 

 
ATTACHMENTS 

 
Exhibit A:  Existing and Proposed Future Land Use Plan  
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City of La Porte, Texas  
Planning and Zoning Commission 

 

December 17, 2015 

 

 

AGENDA ITEM 6 
Discussion on a request to designate a portion of Bay Area Boulevard  

as a truck route.  

 

 

 

 

 

 

 

 

Eric J. Ensey, City Planner 

Planning and Development Department 

City of La Porte, Texas 



Planning and Zoning Commission Regular Meeting 
December 17, 2015 

Future Land Use Plan Amendment (La Porte Town Center) 
 
 

Planning and Development Department 
Staff Report 

 
 
 

 
1 

ISSUE 
 
Discuss a request to amend the city’s Official Truck Route Map to include a portion of 
Bay Area Boulevard as a truck route between Spencer Highway and Fairmont Parkway.  
 

DISCUSSION 
 
The city’s regulations that govern truck routes and truck traffic are contained in Article 
VI of Chapter 70 of the city’s Code of Ordinances. These regulations contain those 
streets and thoroughfares within the city limits that are designated as truck routes. A 
“truck route” is defined in the code as: those routes which are designated for the use of 
commercial motor vehicles. Truck routes are established to guide commercial motor 
vehicles to and through the community.  
 
Chapter 70 further provides City Council with the express authority to modify truck 
routes. However, it has been past practice of the Council to request the P&Z to review 
requests to add or modify truck routes. As a result, this item is being presented to the 
Planning and Zoning Commission for discussion and recommendation. 
 
The attached Exhibit A is a letter from Anthony L. Marre of Wilson Cribbs & Goren that 
explains the purpose of the request. Mr. Marre is legal counsel representing PPG, who is 
the owner of a tract of land located immediately adjacent to and on the east side of Bay 
Area Boulevard between Spencer Highway and Fairmont Parkway. The attached Exhibit 
B is an area map showing the general location of the tract of land.  
 
The subject tract of land is zoned PUD, Planned Unit Development, and the city’s Future 
Land Use Map, as established in the Comprehensive Plan, identifies this tract as a “light 
industrial” use (see the attached Exhibit C). Future development of the site would 
require approval of a Special Conditional Use Permit (SCUP). 
 
PPG is exploring a potential sale of the tract of land to Avera, or some similar developer, 
for the development of a warehouse and distribution facility. Warehouse and 
distribution uses are permitted in Light Industrial districts, however they are required to 
have frontage on a designated High Frequency Truck Road. In this case, the subject 
tract, provided it isn’t subdivided in the future is on a designated High Frequency Truck 
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Road, which is Spencer Highway. As a result, the warehouse distribution use could be 
considered subject to approval of a SCUP.  
 
The issue at hand for this discussion is how truck traffic should access the site. Chapter 
70 of the City Code indicates that commercial motor vehicles shall not operate on roads 
not designated as truck routes. The code does allow for origin/destination trips off 
designated truck routes. However in this case, the code would require access to this site 
from Spencer Highway, which is the nearest designated truck route and is located 
immediately adjacent to the subject site. 
 
The applicant cites safety concerns with accessing the site from Spencer Highway for 
truck traffic. There are concerns with the stacking of truck traffic on Spencer as well as 
having to access the site with a left turn. The applicant desires to have direct access to 
Bay Area Boulevard for the primary access to the site. The flow of traffic is included on 
the “Master Plan‐Option 1” included in the attached Exhibit A. The current proposal is to 
access the site on Bay Area Boulevard from Fairmont Parkway and exit the site back to 
Bay Area Boulevard and then to Fairmont Parkway. 
 
Earlier this year, a subcommittee established by the City Council presented a report to 
the Council that thoroughly reviewed the city’s commercial motor vehicle regulations. 
Part of their analysis and recommendation was the inclusion of Bay Area Boulevard as a 
designated truck route. However, at that time the City Council opted not to include Bay 
Area Boulevard as a truck route. 
 
The inclusion of Bay Area Boulevard as a truck route could have the effect of providing 
an alternative means of accessing Highway 146 for truck traffic, rather than continuing 
to funnel truck traffic on Fairmont Parkway. Staff has some concern that the proposed 
traffic management plan for this site has the impact of requiring all traffic to come from 
Fairmont Parkway, therefore increasing the congestion of the road. If traffic were 
required to exit onto Spencer Highway, this would alleviate some of the increased 
congestion on Fairmont. 
 

ATTACHMENTS 
 
Exhibit A:  Letter from the Applicant and Master Plan‐Option 1  
Exhibit B:  Area Map 
Exhibit C:  Zoning and Land Use Map 
Exhibit D:  Truck Route Map 
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