
 

 CITY OF BELLAIRE TEXAS 

MAYOR AND COUNCIL 

FEBRUARY 24, 2014 

 

 

  

 Council Chamber Public Hearing 6:00 PM 

7008 S. RICE AVENUE 

BELLAIRE, TX  77401 

City of Bellaire Texas Generated: 2/20/2014 2:39 PM Page 1   

 

Mayor 
 

Dr. Philip L. Nauert 

Mayor Pro Tem 
 

Amanda B. Nathan 

Councilman 
 

Roman F. Reed 

 

Councilman 
 

James P. Avioli Sr. 

Councilman 
 

Gus E. Pappas 

 

Councilman 
 

Pat B. McLaughlan 

Councilman 
 

Andrew S. Friedberg 

 
 

Mission Statement: 

The City of Bellaire is dedicated to outstanding quality 

service and facilities to ensure an open, progressive, and 

secure community. 



Agenda Mayor and Council February 24, 2014 

City of Bellaire Texas Generated: 2/20/2014 2:39 PM Page 2   

 

 SPECIAL SESSION (PUBLIC HEARING) - 6:00 P.M. 

A. Call to Order - Dr. Philip L. Nauert, Mayor 

B. Announcement of a Quorum - Dr. Philip L. Nauert, Mayor 

C. Reading of Notice of Public Hearing - Tracy L. Dutton, City Clerk 

D. Summary of Public Hearing Procedures - Paul A. Hofmann, City Manager 

E. Presentation Related to Zoning Code Amendments Proposed by the Planning 

and Zoning Commission - Consultant Gary Mitchell of Kendig Keast 

Collaborative and Director of Community Development John McDonald 

The Planning and Zoning Commission has proposed amendments to the following 

sections of Chapter 24, Planning and Zoning, of the Code of Ordinances of the City of 

Bellaire, Texas:  Deletion of Sections 24-536, R-M.1 Residential-Commercial Mixed-Use 

District; 24-537, R-M.2 Residential-Commercial Mixed-Use District; 24-538, R-M.3 

Residential-Commercial Mixed-Use District; 24-539, CCD-1 City Center District; 24-540, 

CCD-2 City Center District; and 24-547, Urban Village (TOD) District (UV-T), Subsection 

(D), Design Standards; insertion of new sections regulating new zoning districts (Urban 

Village Downtown [UV-D] and Corridor Mixed-Use [CMU]) and design standards for the 

UV-T, CMU, and UV-D; amendments to Section 24-547, UV-T, Subsection (C)(1), Site 

Plan Review, to allow for City Staff review of all site plans; amendments to Section 24-

513, Landscaping, Screening and Buffering, of general applicability; amendments to 

Section 24-403, Official Zoning District Map, as appropriate; and renumbering of 

sections as appropriate. 

1. Public hearing before the Bellaire City Council regarding a recommendation from 

the Planning and Zoning Commission of the City of Bellaire, Texas, to amend 

various sections within Chapter 24, Planning and Zoning, of the Code of 

Ordinances of the City of Bellaire, Texas, with regard to the downtown area and 

the Bissonnet Corridor. 

(Requested by Tracy Dutton, City Clerk) 

F. Recognition of Citizens and/or Other Interested Parties - Dr. Philip L. 

Nauert, Mayor 

G. Questions from the Mayor and City Council - Dr. Philip L. Nauert, Mayor 

H. Close of Public Hearing - Dr. Philip L. Nauert, Mayor 

Under the Rules of Procedure, 2012-2014, of the City Council of the City of Bellaire, 

Texas, as revised and adopted January 16, 2012, Article 9, Rules Governing Public 

Hearings, Section I, Written Comments, oral comments regarding the amendments 

proposed by the Planning and Zoning Commission to various sections of Chapter 24, 

Planning and Zoning, of the Code of Ordinances of the City of Bellaire, Texas, will not be 

received after the close of this public hearing.  Written comments may be submitted to 

the City Council of the City of Bellaire, Texas ("City Council"), prior to deliberation on the 

matter.  It is anticipated that final deliberation will occur on Monday, March 3, 2014.  

Written comments should, therefore, be submitted to the City Council in care of the City 

Clerk by noon on Thursday, February 27, 2014, in order to be considered for the public 

record. 
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Item Title: 

 

Public hearing before the Bellaire City Council regarding a recommendation from the 

Planning and Zoning Commission of the City of Bellaire, Texas, to amend various sections 

within Chapter 24, Planning and Zoning, of the Code of Ordinances of the City of Bellaire, 

Texas, with regard to the downtown area and the Bissonnet Corridor. 

 

Item Summary: 

 

On May 13, 2013, a public hearing was held before the Bellaire City Council on a 

recommendation from the Bellaire Planning and Zoning Commission (“PZC”) to amend 

various sections within Chapter 24, Planning and Zoning, of the Code of Ordinances of the 

City of Bellaire, Texas.  The proposed amendments include the creation of two new zoning 

districts (Urban Village Downtown and Corridor Mixed-Use), the deletion of five existing 

zoning districts, the modification of sections, as needed, and the adoption of an updated 

zoning map to reflect the new zoning districts. 

 

City Council was scheduled to consider the amendments proposed by the PZC during a 

Regular Session held on May 20, 2013.  The action taken by City Council that evening was 

to refer the proposed amendments back to the PZC for further receipt of public input and 

review, with a particular emphasis on working with neighbors most directly affected by the 

proposed amendments, as well as issues related to height and density, generally, and the 

following issues, specifically: 

 

 In the Corridor Mixed-Use (CMU) District, consideration should be given to requiring 

mixed use development with a height exceeding 40 feet to go through the planned 

development process; 

 

 Consideration should be given to the creation of a buffer for the neighborhood on the 

north side of the Urban Village-Downtown (UV-D) District by zoning the area on the 

north side of Spruce Street to be residential, with the possibility of single-family 

small lot and/or single-family attached houses, and possibly commercial (but not 

mixed use), with a height not to exceed 40 feet; 

 

 In the CMU and the UV-D Districts, consideration should be given to the issue that 

seemingly unlimited numbers of attached single-family dwellings could be attached 

to a single 5,000 square foot commercial building, and whether in that event such 

dwellings should simply be allowed as of right in either or both of those districts; 

 

 Consideration should be given as to whether standards should be developed for 

single-family attached dwellings that are part of mixed use developments, for 

example, with respect to minimum lot size and minimum square footage interior; 

 

 Consideration should be given to the undesirability of allowing freestanding, multi-

family dwellings (apartment buildings) to be constructed as part of a mixed use 

development; 

 

E.1

Packet Pg. 4



Information Item (ID # 1098)  Meeting of February 24, 2014 

Updated: 2/20/2014 1:35 PM by Tracy Dutton  Page 2 

 Consideration should be given to potential controls that could be included in the 

ordinance to limit the number of multi-family dwelling units that can be constructed 

above commercial units as part of a mixed use development; 

 

 Public input should be obtained from affected residents in the CMU and UV-D 

Districts as to whether municipal uses abutting residential properties would be more 

preferable than an unknown development; 

 

 Consideration should be given to uses allowed by right of developments that abut 

residential properties, as necessary to attempt to minimize noise and sound 

intrusions; and 

 

 Consideration should be given to reducing the minimum site requirement for a 

planned development to three-quarters (3/4) of an acre, in lieu of one (1) acre, in 

the CMU. 

 

The PZC began working immediately with Gary Mitchell of Kendig Keast Collaborative and 

City Staff to revisit the proposed amendments and to receive additional public input through 

regular meetings, workshop sessions, and a public hearing held on November 11, 2013. 

 

Chair Winfred Frazier, PZC, submitted a report and recommendation to City Council, dated 

January 30, 2014, which included amendments proposed and unanimously approved by all 

seven members of the PZC:  Winfred Frazier, Bill Thorogood, E. Wayne Alderman, Paul 

Simmons, S. Lynne Skinner, Marc Steinberg, and Dirk Stiggins. 

 

As required under state law, as well as applicable sections of Chapter 24, Planning and 

Zoning, Article VI, Amendatory Procedure, of the Code of Ordinances of the City of Bellaire, 

Texas, a public hearing was set before the City Council of the City of Bellaire, Texas, on 

Monday, February 24, 2014, at 6:00 p.m. in the Council Chamber, First Floor of City Hall, 

7008 South Rice Avenue, Bellaire, Texas 77401.   

 

Notices regarding the public hearing were mailed to property owners of record residing or 

located within the five zoning districts to be deleted and/or the two new proposed zoning 

districts and to property owners of record residing or located within 200 feet of the 

boundaries of the affected zoning districts more than fifteen (15) days prior to February 24, 

2014.  Additionally, notice regarding the public hearing was posted on the City’s official 

bulletin board on February 4, 2014, and published in the legal notices section of the 

Southwest News on February 4, 2014.  The Bellaire Public Works Department also posted 

red signs advertising the public hearing in the vicinity of the intersections of South Rice 

Avenue and Bellaire Boulevard and Newcastle Drive and Bellaire Boulevard. 

 

As has been our previous practice and in accordance with state and local law, notices were 

mailed to property owners of record of 605 tracts of property.  In addition, residential 

properties in which the property owner’s mailing address differed from the property address 

were also mailed a notice.  Those notices were addressed as “Current Resident.”  A property 

listing setting forth the names and addresses of affected property owners is attached. 

 

Thirteen of the notices addressed as “Current Resident” were returned by the U.S. Postal 

Service as undeliverable.  Thirteen notices addressed to specific property owners were 
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returned by the U.S. Postal Service as undeliverable.  A review of the Harris County 

Appraisal District records was performed and one of the notices reflected a different 

property owner.  The new property owner of 4428 Basswood Lane (KTEX Consulting Inc., 

2005 Potomac Drive, Apt. B, Houston, Texas 77057-2923) was mailed a notice on February 

14, 2014. 

 
ATTACHMENTS: 

 Notice of Public Hearing - Bellaire Downtown and Bissonnet Corridor Zoning Amendments (PDF) 

 Bellaire Downtown and Bissonnet Corridor Zoning Amendments - 2014 - Website Information (PDF) 

 Summary of Revisions - Bellaire Downtown and Corridor Zoning Amendments (PDF) 

 Property Owner List - Zoning Amendments - UV-D and CMU (PDF) 
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Proposed Zoning Amendments
Downtown Area and Bissonnet

Corridor

City Council Public Hearing - February 24, 2014
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NOTICE OF PUBLIC HEARING

NOTICE OF A PUBLIC HEARING BEFORE THE CITY COUNCIL OF

THE CITY OF BELLAIRE, TEXAS, ON MONDAY, FEBRUARY 24, 2014, AT

6: 00 P. M. IN THE COUNCIL CHAMBER, FIRST FLOOR OF CITY HALL,

7008 SOUTH RICE AVENUE,  BELLAIRE,  TEXAS 77401,  REGARDING

AMENDMENTS PROPOSED BY THE PLANNING AND ZONING

COMMISSION OF THE CITY OF BELLAIRE,  TEXAS,  TO VARIOUS

SECTIONS WITHIN CHAPTER 24,  PLANNING AND ZONING,  OF THE

CODE OF ORDINANCES OF THE CITY OF BELLAIRE,  TEXAS,  AS

FOLLOWS:    DELETION OF SECTIONS 24- 536,  R- M. 1 RESIDENTIAL-

COMMERCIAL MIXED- USE DISTRICT;  24- 537,  R- M. 2 RESIDENTIAL-

COMMERCIAL MIXED- USE DISTRICT;  24- 538,  R- M. 3 RESIDENTIAL-

COMMERCIAL MIXED- USE DISTRICT;  24- 539,  CCD- 1 CITY CENTER

DISTRICT;  24- 540,  CCD- 2 CITY CENTER DISTRICT;  AND 24- 547,

URBAN VILLAGE ( TOD) DISTRICT ( UV- T), SUBSECTION ( D), DESIGN

STANDARDS;   INSERTION OF NEW SECTIONS REGULATING NEW

ZONING DISTRICTS   ( URBAN VILLAGE DOWNTOWN   [ UV- D]   AND

CORRIDOR MIXED- USE  [ CMU])  AND DESIGN STANDARDS FOR THE

UV-T,  CMU,  AND UV- D;  AMENDMENTS TO SECTION 24- 547,  UV- T,

SUBSECTION ( C)( 1), SITE PLAN REVIEW, TO ALLOW FOR CITY STAFF

REVIEW OF ALL SITE PLANS;  AMENDMENTS TO SECTION 24- 513,

LANDSCAPING,     SCREENING AND BUFFERING,     OF GENERAL

APPLICABILITY;   AMENDMENTS TO SECTION 24-403,   OFFICIAL

ZONING DISTRICT MAP, AS APPROPRIATE; AND RENUMBERING OF

SECTIONS AS APPROPRIATE.

NOTICE IS HEREBY GIVEN that a public hearing will be held before the City
Council of the City of Bellaire, Texas, on Monday, February 24, 2014, at 6: 00 p. m. in the

Council Chamber, First Floor of City Hall, 7008 South Rice Avenue, Bellaire, Texas 77401, at
which time and place any and all persons desiring to be heard will be heard on or in
connection with any matter or question involving amendments proposed by the Planning
and Zoning Commission of the City of Bellaire, Texas, to various sections within Chapter 24,
Planning and Zoning, of the Code of Ordinances of the City of Bellaire, Texas, as follows:
deletion of Sections 24- 536, R- M. 1 Residential- Commercial Mixed- Use District;  24- 537, R-

M. 2 Residential- Commercial Mixed- Use District;   24- 538,  R- M. 3 Residential- Commercial

Mixed- Use District; 24- 539, CCD- 1 City Center District; 24- 540, CCD- 2 City Center District;
and 24- 547,  Urban Village  ( TOD)  District  ( UV- T),  Subsection  ( D),  Design Standards;

insertion of new sections regulating new zoning districts ( Urban Village Downtown [ UV- D]

and Corridor Mixed- Use  [ CMU])  and design standards for the UV- T,  CMU,  and UV- D;

amendments to Section 24- 547, UV- T, Subsection ( C)( 1), Site Plan Review, to allow for City
Staff review of all site plans; amendments to Section 24- 513, Landscaping, Screening and
Buffering, of general applicability; amendments to Section 24- 403, Official Zoning District
Map,  as appropriate;  and renumbering of sections as appropriate.     The proposed

amendments would be generally applicable to all properties within these zoning
districts.

Page 1 of 2
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The proposed amendments may be reviewed at the Community Development
Department,  First Floor of City Hall,  7008 South Rice Avenue,  Bellaire,  Texas 77401,

between the hours of 8: 30 a. m. and 4: 00 p. m., Monday through Friday, except for holidays.
An online version of the amendments can be found on the City' s website

www. ci. bellaire. tx. us) under " News & Announcements" and in the Document Center in the

folder titled " City Council Public Hearings."

ja-
te OttitrOk_

Tracy L. Dutton, TRMC
City Clerk
City of Bellaire, Texas

CERTIFICATE

I, the undersigned authority, do hereby certify that the Notice of Public Hearing (" Notice") set forth

above and on the preceding page regarding a Public Hearings before the City Council of the City of
Bellaire, Texas, to be held on Monday, February 24, 2014, was posted on the City's official bulletin
board located on an outside west wall of City Hall, 7008 South Rice Avenue, Bellaire, Texas, a place
convenient and readily accessible to the general public at all ties, and was _ osted on the following
date at the stat-• time:  Tuesday, February 4, 2014, at 02 J a.   ./ p. m I certify further that
said Noti -      OR39 ''   ed on page 13,  Vol.  28,  No.  35,  of the Sou est News on Tuesday,

Februa 4,      •       4,/
j

01
stn

a'

Tracy L L. 1 on, TR
City Clergy
City of Bella'     

This facility is wheelchair accessible and accessible parking spaces are available.    Requests for

accommodations or interpretive services must be made 48 hours prior to this meeting.  Please contact

the City of Bellaire' s ADA Coordinator, Yolanda Williams, at ( 713) 662- 8270 or FAX ( 713) 662- 8212.

CERTIFICATE OF REMOVAL

I, the undersigned authority, do hereby certify that the Notice of Public Hearing (" Notice") set forth on

above and on the preceding page regarding a Public Hearing of the City Council of the City of Bellaire,
Texas, to be held on Monday, February 24, 2014, was removed by me from the City' s official bulletin
board located on an outside west wall of City Hall, 7008 South Rice Avenue, Bellaire, Texas, on the

day of 2014,  at a. m./ p. m.    I hereby certify

further that said Notice remained posted continuously for at least 72 hours preceding the scheduled
time of the Public Hearing.

Tracy L. Dutton, TRMC
City Clerk
City of Bellaire, Texas

Page 2 of 2
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Report and Recommendation

From the Bellaire Planning  &
Zoning Commission

Proposed Zoning Amendments
Downtown Area and Bissonnet Corridor

City Council Public Hearing - February 24, 2014
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CITY OF BELLAIRE

NI 014.

J'A Planning and Zoning Commission

rE x A5

MEMORANDUM

To:   Mayor and City Council
From: Winfred Frazier, Chairman, Planning and Zoning Commission
CC:   John McDonald, Director of Community Development
Date: January 30, 2014
Subject:     Report and Recommendation on proposed changes to Code of Ordinances, Chapter

24, Planning and Zoning with regard to the downtown area and the Bissonnet
corridor

On May 13, 2013, City Council held a public hearing on a recommendation from the Planning
and Zoning Commission ( Commission) on amendments to the Code of Ordinances of the City of
Bellaire, Chapter 24, Planning and Zoning. These amendments included the creation of two new
zoning districts ( Urban Village Downtown and Corridor Mixed- Use), the deletion of five existing

zoning districts, the modification of other sections as needed, and the adoption of an updated

zoning map based on the new districts. At their subsequent meeting held on May 20, 2013, the
Council referred the item back to the Commission for further consideration.  Motion No. 2013-

004 included nine specific points that Council sought further clarification and information from

the Commission on. A copy of the motion is attached.

Upon receipt of this request, the Commission, working with staff and Gary Mitchell of Kendig

Keast Collaborative, set forth to revisit the proposed amendments to Chapter 24, holding three
additional workshops and continuing the discussion at regular meetings.  Citizen comment was
requested at each workshop and meeting. Additionally, Staff met with citizen representatives to
review specific concerns from property owners adjacent to the downtown area.  Substantive

changes were made to the original proposal and a second public hearing was scheduled.

The Commission held a public hearing on November 11, 2013, for the purpose of hearing any
and all persons desiring to be heard in connection with proposed revisions to the Code of
Ordinances of the City of Bellaire, Chapter 24, Planning and Zoning.   Four speakers voiced

comments at the public hearing. Comments included:

Questions regarding the height regulations in the proposed Corridor Mixed- Use District
CM U);

Concerns about the allowance of single- family homes in the downtown area;

Apprehension about the inclusion of multi- family and increases in parking and traffic
problems; and

Support for the amendment reducing the minimum size requirement for planned
development residential.
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In a regular meeting held after the public hearing, and after due consideration and discussion,
the Commission voted unanimously( 7- 0) to support passage of the proposed amendments to

Chapter 24, Planning and Zoning, herewith attached along with other documentary evidence
considered by the Commission.

Members Present and Voting FOR the Amendment: (7)
Winfred Frazier;

Bill Thorogood;

Wayne Alderman;

Paul Simmons;

S. Lynne Skinner;

Marc Steinberg; and
Dirk Stiggins.

Members Absent: none

Attachments:

City Council Motion Document No. 2013- 004;
Original Report from the Commission dated April 22, 2013;

Summary of Revisions;

Proposed Amendments to Chapter 24, Planning and Zoning;

Maps of proposed rezoning based on new zoning districts; and
Draft minutes from the November 11, 2013, Commission public hearing.
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MOTION NO. 2013- 004

SUBJECT OF MOTION:      To refer the ordinance of proposed amendments to
Chapter 24,  Planning and Zoning,  of the Code of

Ordinances of the City of Bellaire,  Texas  (" Code")

submitted to City Council for consideration on May 20,
2013, back to the Planning and Zoning Commission of
the City of Bellaire, Texas, (" PZC") for further receipt of

public input and review, with a particular emphasis on

working with neighbors most directly affected by the
proposed amendments,  as well as issues related to

height and density, generally, and the following issues,
specifically:

In the Corridor Mixed Use   ( CMU)   District,

consideration should be given to requiring mixed

use development with a height exceeding 40 feet
to go through the planned development process;

Consideration should be given to the creation of a

buffer for the neighborhood on the north side of

the Urban Village- Downtown  ( UV- D)  District by

zoning the area on the north side of Spruce
Street to be residential,  with the possibility of
single- family small lot and/ or single- family
attached houses,  and possibly commercial  ( but

not mixed use), with a height not to exceed 40
feet;

In the CMU and the UV- D Districts, consideration

should be given to the issue that seemingly
unlimited numbers of attached single- family
dwellings could be attached to a single 5, 000
square foot commercial building, and whether in
that event such dwellings should simply be
allowed as of right in either or both of those
districts;

Consideration should be given as to whether

standards should be developed for single- family
attached dwellings that are part of mixed use
developments,   for example,   with respect to

minimum lot size and minimum square footage
interior;

Page 1 of 3
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Consideration should be given to the

undesirability of allowing freestanding,   multi-

family dwellings  ( apartment buildings)  to be

constructed as part of a mixed use development;

Consideration should be given to potential

controls that could be included in the ordinance

to limit the number of multi- family dwelling units
that can be constructed above commercial units

as part of a mixed use development;

Public input should be obtained from affected

residents in the CMU and UV- D Districts as to

whether municipal uses abutting residential

properties would be more preferable than an

unknown development;

Consideration should be given to uses allowed

by right of developments that abut residential
properties, as necessary to attempt to minimize
noise and sound intrusions; and

Consideration should be given to reducing the
minimum site requirement for a planned

development to three- quarters ( 3/ 4) of an acre,

in lieu of one ( 1) acre, in the CMU.

MAIN MOTION BY:   Councilman Andrew S. Friedberg

SECOND BY:     Councilman Corbett Daniel Parker

VOTE:      6- 0- 1, as follows:

Mayor Philip L. Nauert Abstain*

Mayor Pro Tern Amanda B. Nathan For

Councilman Roman F. Reed For

Councilman James P. Avioli, Sr. For

Councilman Corbett Daniel Parker For

Councilman Pat B. McLaughlan For

Councilman Andrew S. Friedberg For

None Absent

Mayor Nauert abstained from voting on the agenda
item due to his financial interest and ownership of an
affected property located at 4562 Bissonnet Street,
Bellaire, Texas.

Page 2 of 3
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PASSED and APPROVED this
20th

day of May, 2013.

G<
0

OF      .

ATT 1,      SIGNED:

rEXAS

C.______
Tracy LiDutton, TRMC  —   Amanda B. Ida ian

City Clerk Mayor Pro Tern
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of BEt,

9F
f

CITY OF BELLAIRE
Tv d_` r1 M

r, Planning and Zoning Commission

NIMir
TE XA

April 22, 2013

To:       Honorable Mayor and City Council
From:   Winfred C. Frazier, Chair, Planning and Zoning Commission
CC:      John McDonald, Director of Community Development
Subject: Review and discussion of proposed amendments to Chapter 24, Planning

Zoning Regulations, addressing zoning districts and/ or the Downtown
Bissonnet Corridor as Prepared by Gary Mitchell of Kendig Keast

Collaborative.

At the April 9,  2013 regular meeting,  the Planning and Zoning Commission
Commission") approved a recommendation to the City Council to amend the Code of

Ordinances, Chapter 24, Planning and Zoning, regarding the creation of two new zoning
districts ( Urban Village Downtown and Corridor Mixed Use) and the rezoning of areas
generally located in the downtown area and along the Bissonnet Corridor.  This

recommendation was made after due consideration of input presented at a public hearing

held on January 29, 2013, and further review and discussion of the subject matter at
meetings in February and March of this year.

This recommendation is the culmination of thirteen months of review and discussion that
began in March 2012 with a series of workshops led by Gary Mitchell of Kendig Keast
Collaborative.

As part of the public hearing held in January, thirteen members of the public provided
oral comments concerning the proposed zoning changes. These concerns included:

Elimination of the R-M.2- O Zoning District;
6 residential lots on Howard & Newcastle to be zoned CMU;

Protection of residential properties/ Neighboring properties being zoned commercial;
Quality of life for Bellaire residents/ Over-flow parking; and
Lack of knowledge by residents of the proposed zoning changes.

The Commission discussed the draft proposal section by section to ensure that all
concerns/ questions were addressed.  Based on comments brought up at the public

meeting, and considering input from staff and the consultant, the Commission voted to
maintain the R-M.2- O Zoning District as it is currently and readdress that item at a later
date.

RECOMMENDATION

Following a presentation by Gary Mitchell, and after due consideration and discussion of
comments presented by the public, the Commission voted unanimously to recommend

wow
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adoption of the proposed amendments to Chapter 24, including an amended zoning map
based on the newly created districts.

VOTE OF THE COMMISSION

Members present and voting FOR this recommendation to City Council:

Winfred Frazier, Wayne Alderman, Paul Simmons, S. Lynne Skinner, Dirk Stiggins,

Marc Steinberg

Members present and voting AGAINST this recommendation to City Council:

None

Members absent:

Lori Aylett
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October 31, 2013 

SUMMARY OF REVISIONS 
Bellaire Downtown and Corridor Zoning Amendments 

 
Summarized in the table below are the substantive revisions made to the proposed zoning ordinance 
amendments package on which City Council deferred action on May 20, 2013. The Planning and Zoning 
Commission evaluated the concerns and issues raised by Council and those received through public 
comment, considered potential revisions in response to this feedback, and provided specific direction to 
City staff and consultant Kendig Keast Collaborative through a final workshop session and regular 
Commission meeting on October 8, 2013. The changes summarized below reflect what appears in the 
revised amendments package dated October 20, 2013 (as posted on the City website ahead of the 
upcoming Commission public hearing on November 12). The table generally follows the order of the 
revisions within the amendments package, with specific page locations cited. 

 

Focus of Change Changes Made Page(s) 

No Waiver of 
Screening for 
Residential 
Protection 

For UV-D district, removed ability of Council to waive required 
screening between non-residential and residential uses where a 
dedicated alley is between the subject properties. 

Page 9 
in 10/20/13 
revised package 

Screening of 
Off-Street Parking 

Areas 

For UV-D district, where screening of off-street parking from 
adjacent residential property is not required within the district, 
added the screening requirement when the adjacent residential 
property is just outside the district. 

Page 10 

Screening of 
Upper Levels of 
Parking Garages 

For all applicable districts, extended a screening requirement to 
upper levels of a multi-level parking garage, when visible from an 
abutting residential use or district, in addition to required ground-
level screening in such cases. 

Page 13 

Applicability of 
Building Design 
Standards for 

Visual Interest and 
Anti-Monotony 

For CMU and UV-D districts, extended design standards for building 
façades in non-residential and mixed-use developments to all visible 
sides of a building versus only sides that face public street rights-of-
way and other public areas. 

Page 23 

CMU District 
Purpose 

Statement 

Removed specific references to “Bissonnet” in the purpose 
statement in case Corridor Mixed Use zoning is ever applied to other 
major roadways in Bellaire. 

Page 29 

Limitation on 
Extent of 

Multi-Family Use 
in Districts 

For CMU and UV-D districts, added a provision that limits how much 
of the total gross developed floor area within each district may be 
devoted to multi-family residential use (indicated as 15 percent 
maximum for both CMU and UV-D in the revised draft amendments 
package). 

Page 31 for CMU 

Page 42 for 
UV-D 

Adjustments to 
Height-Setback 

Plane 

For CMU and UV-D districts, increased from 10 to 15 feet the 
minimum building setback on a property at a district edge that is 
adjacent to an “R” zoned property just outside the district. 

Also reduced the slope of the height-setback plane so that each one 
foot of additional building height above 27 feet requires two feet 
(versus one foot) of additional building setback above 27 feet, as 
measured from the 15-foot setback line. 

Pages 32, 34, 35 
for development 
options in CMU 
(plus revised 
Figure 24-536.A 
on page 33) 

Pages 43, 45, 47, 
49 in UV-D 
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SUMMARY OF REVISIONS: Downtown and Corridor Zoning Amendments (10.31.13) 

 

Page 2 of 3 

Focus of Change Changes Made Page(s) 

Adjustments to 
Height-Setback 

Plane 
(continued) 

In addition to the eight-foot masonry screening wall already 
required along the common property line, added a tree planting 
requirement adjacent to the wall (a row of 45-gallon size trees 
spaced up to 10 feet on center) and separate from any other 
required site landscaping. Also, where utility or easement issues 
arise, enabled the administrative official to work with applicants 
(or the Planning and Zoning Commission for Planned Development 
applications) to seek an alternate but compliant solution. 

Also applied the minimum 15-foot setback and height-setback plane 
to accessory buildings in these district edge situations. 

Pages 32, 34, 35 
for development 
options in CMU 
(plus revised 
Figure 24-536.A 
on page 33) 

Pages 43, 45, 47, 
49 in UV-D 
 

Limitation on 
Outdoor Activity 
Near Residential 

Districts 

For CMU and UV-D districts, for any property at a district edge that 
is adjacent to an “R” zoned property, added a provision that limits 
outdoor seating, assembly or other customer service areas to the 
front half of the property, away from the common property line 
with the “R” zoned property. 

Pages 35, 37, 38 
for CMU 

Pages 45, 48, 49 
for UV-D 

Density Limitation 
on Multi-Family 
Residential Use 

For CMU and UV-D districts, added a provision to limit the density 
of the multi-family residential component within a mixed-use 
development (maximum 30 units per acre for the total project site). 

Pages 36 and 37 
for CMU 

Pages 45 and 48 
for UV-D 

Mix Threshold for 
“Mixed-Use” 

Developments 

For CMU and UV-D districts, made text correction so that a “mixed-
use project” must have each different use occupying at least 5,000 
square feet or 10 percent of the total floor area of the development, 
whichever is greater (versus “whichever is less”). This ensures that 
each use component will be at least 5,000 square feet, and each 
component must be even larger if 10 percent of the total floor area 
is more than the 5,000 square foot minimum. 

Page 36 for CMU 

Page 47 for 
UV-D (plus 
footnote to 
Table 24-537.A 
on page 46) 

Limit on Solely 
Multi-Family 
Buildings in 
Mixed-Use 

Developments 

For CMU and UV-D districts, added a provision to require that any 
building in a mixed-use development involving multi-family 
residential use must have at least 25 percent of the total building 
floor area devoted to one or more non-residential uses. 

Page 36 for CMU 

Page 47 for 
UV-D 

Lower Minimum 
Site Area for 

Planned 
Developments 

in CMU 

For CMU district, reduced the minimum site area required for 
Planned Developments from one acre to three-quarters of an acre. 
For this reason, also reduced the required minimum site width from 
200 to 150 feet. 

Page 37 

Lighting 
Protection for 

Residential Use 

For CMU and UV-D districts, added an explicit provision, as in UV-T, 
to specify that outdoor lighting must be located, screened or 
shielded to prevent any direct illumination of adjacent residential 
lots or structures. 

Page 39 for CMU 

Page 50 for 
UV-D 
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SUMMARY OF REVISIONS: Downtown and Corridor Zoning Amendments (10.31.13) 

 

Page 3 of 3 

Focus of Change Changes Made Page(s) 

Single-Family 
Attached 
Dwellings 

Permitted by Right 
in UV-D 

For UV-D district, made single-family attached dwellings a 
permitted-by-right use versus requiring they be part of a mixed-use 
development. Such instances must involve at least five contiguous 
lots. Also, at least one-half of each lot must be located within 
350 feet of a UV-D district boundary that abuts “R” zoned property 
so that the single-family use helps to provide a transition between 
UV-D and lower-density residential use just outside the district. 
(With the proposed UV-D district boundaries, single-family attached 
dwellings under this scenario could be developed only along the 
north and south sides of Spruce Street within the district.) 

With this change to a permitted use, also had to incorporate 
development standards specifically for cases where single-family 
attached dwellings are developed apart from a mixed-use 
development (including the typical set of standards for lot area and 
dimensions, building height, dwelling floor area, front/side/rear 
yards, and lot coverage, as well as the height-setback plane and 
related requirements on district edge properties). The proposed 
minimum lot size is 2,500 square feet as is typical to accommodate 
multi-story townhome/brownstone dwellings in an urban district. 

Pages 40, 43 

Additionally, provisions were added under the mixed-use 
development options in UV-D to: (1) apply the same development 
standards as above for single-family attached dwellings when they 
are part of a mixed-use project; and (2) restate that any multi-family 
residential component in a mixed-use development is limited to a 
density of 30 units per acre for the total project site. 

Pages 45, 48 

Clarification of 
Minimum Building 

Height in UV-D 

For UV-D district, reworded the Minimum Building Height standard 
to ensure the intended height at the front building line (minimum 
30 feet that involves at least two working stories). 

Pages 43, 44, 47 
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REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 1 of 51 

NOTE: Previous drafts of this amendments package already had legislative edits (underscores for new 

content, strikethroughs for deleted content). Therefore, further revisions within this newest package are 

also highlighted to distinguish them from the original proposed amendments from May 2013. Highlights in 

green indicate additional revisions made after the November 12 Planning & Zoning Commission meeting. 

 

Sec. 24-202.  Definitions.  [AMENDED] 

  ................................................................................................................................................................... 2 
 

Sec. 24-501.  Districts Established.  [AMENDED] 

  ................................................................................................................................................................... 3 
 

Sec. 24-513.  Landscaping, Screening and Buffering.  [AMENDED] 

A. Purpose  ................................................................................................................................................... 4 

B. Applicability  ........................................................................................................................................... 4 

C. General Requirements  .......................................................................................................................... 5 

D. Screening and Buffering  ....................................................................................................................... 8 

E. Screening of Off-Street Parking ............................................................................................................ 10 

F. Landscaping of Off-Street Parking  ...................................................................................................... 11 

G. Screening of Parking Structures and Drive-Under Parking  ............................................................ 12 

H. Special Provisions  .................................................................................................................................. 13 
 

Sec. 24-513a.  Design Standards in Commercial and Mixed-Use Districts.  [NEW] 

A. Purpose  ................................................................................................................................................... 14 

B. Applicability  ........................................................................................................................................... 14 

C. Standards  ................................................................................................................................................ 14 
 

Sec. 24-514.  Off-Street Parking and Loading.  [AMENDED] 

B. Required Parking  ................................................................................................................................... 26 

C. Location of Required Parking Spaces  ................................................................................................. 26 

D. Use of Required Parking Spaces  .......................................................................................................... 27 

E. Design of Required Parking Spaces  .................................................................................................... 27 

G. Required Off-Street Loading Spaces  ................................................................................................... 27 
 

Sec. 24-536.  Corridor Mixed Use District (CMU).  [NEW] 

A. Purpose  ................................................................................................................................................... 29 

B. Uses  ......................................................................................................................................................... 29 

C. Development Standards  ....................................................................................................................... 31 
 

Sec. 24-537.  Urban Village-Downtown District (UV-D).  [NEW] 

A. Purpose  ................................................................................................................................................... 40 

B. Uses  ......................................................................................................................................................... 40 

C. Development Standards  ....................................................................................................................... 42 
 

Sec. 24-538.  Reserved.  [DELETED] 
 

Sec. 24-539.  Reserved.  [DELETED] 
 

Sec. 24-540.  Reserved.  [DELETED] 
 

Sec. 24-547.  Urban Village (TOD) District (UV-T).  [AMENDED] 

C. Development Standards  ....................................................................................................................... 51  
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REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 2 of 51 

Instructions: Existing section to be amended. 

 

Sec. 24-202. - Definitions.  

(10) Automobile, compact. An automobile which is of a size that is small enough to require a 

parking space of eight (8) feet in width by eighteen (18) feet in depth when the parking 

angle is 90 degrees. (Ord. No. 83-095, § 3, 12-5-1983; Ord. No. 83-095, § 18, 12-5-1983; as 

amended by Ord. No. 84-041, § 1, 5-24-1984; Ord. No. 85-010, § 2, 1-28-1985; Ord. No. 86-

009, § 1, 2-3-1986) 

(12) Automobile, standard. An automobile which is of a size to require a full-size parking space of 

nine (9) feet in width by nineteen (19) feet in depth when the parking angle is 90 degrees. 

(Ord. No. 83-095, § 3, 12-5-1983; Ord. No. 83-095, § 18, 12-5-1983; as amended by Ord. No. 

84-041, § 1, 5-24-1984; Ord. No. 85-010, § 2, 1-28-1985; Ord. No. 86-009, § 1, 2-3-1986) 

[Renumber Section accordingly.] 
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REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 3 of 51 

Instructions: Existing section to be amended. 

 

Sec. 24-501.  Districts Established. 

 

(2) Residential-Commercial Mixed-Use Districts. 

a) CMU Corridor Mixed Use District (CMU)R-M.1 Residential-Commercial Mixed-Use District 

(R-M.1) 

b) UV-D Urban Village-Downtown District (UV-D)R-M.2 Residential-Commercial Mixed-Use 

District (R-M.2) 

c) R-M.2-O Residential-Office Mixed-Use District (R-M.2-O) 

d) UV-T Urban Village-Transit-Oriented Development District (UV-T)R-M.3 Residential-

Commercial Mixed-Use District (R-M.3) 

(3) Commercial Districts. 

a) CCD-1 City Center District (CCD-1) 

b) CCD-2 City Center District (CCD-2) 

ac) Loop 610 District (LOOP 610) 

bd) LI Light Industrial District (LI) 

ce) Technical Research Park District (TRPD) 

f) Research, Development and Distribution District (RDD) 
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REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 4 of 51 

Instructions: Existing section to be replaced in its entirety. 

 

Sec. 24-513.  Landscaping, Screening and Buffering. 

 
A. Purpose. The standards set out in this Section are intended to: 

(1) Protect and improve the appearance and character of the community, including its 

developed and open space areas, in accordance with the  Comprehensive Plan; 

(2) Increase the compatibility of adjacent land uses; 

(3) Mitigate the effects of noise, dust, debris, artificial light intrusions and other externalities 

created by the use of land, and the “heat island” effect of paved surfaces in urban settings; 

and 

(4) Conserve water and promote the long-term viability of development landscaping by 

promoting the planting and maintenance of native and drought-resistant vegetation types. 

 

B. Applicability. Standards described herein are minimum standards applicable to all new 

planned developments and mixed-use developments and all new non-residential structures 

and related parking that have, as a condition of approval, requirements for landscaping, 

screening or buffering and to all non-residential uses and related parking permitted. 

(1) The requirements of this Section shall also apply when: 

a) There is an enlargement exceeding one thousand (1,000) square feet in area of the exterior 

dimensions of an existing non-residential or multifamily residential or mixed-use 

building or of any existing building within a planned development, or more than one 

thousand (1,000) square feet cumulative among multiple buildings in all such cases; or 

b) There is either a new parking lot for a non-residential or multifamily residential or 

mixed-use building, or for a planned development, or expansion of an existing parking 

lot in such cases to provide one or more additional parking spaces. 

(2) The requirements of this Section shall apply to the entirety of the development site if it is 

completely developed by the new construction of a building or buildings and associated 

off-street parking. If the entirety of the building site is only partially developed by new 

construction or enlargement (with the enlargement exceeding at least 1,000 square feet in 

area of the previous exterior dimensions of a building, or cumulative among multiple 

buildings, per subsection (1)b), above), the requirements of this Section shall be applied 

only in proportion to the area of the new or enlarged building and/or off-street parking 

area. 

(3) The requirements of this Section shall not apply when: 

a) Reconstruction work on an existing building that was partially damaged or destroyed 

involves less than fifty (50) percent of the pre-existing area of the exterior dimensions of 

the building. This exemption shall apply only when the reconstruction will not result in 

an increase in the number of parking spaces. 

(4) Nothing in this Section shall be construed to require compliance with the requirements of 

this Section for finish or remodeling work to the interior or exterior of an existing building 

if such work does not result in an increase in the number of parking spaces or in an 

enlargement of the exterior dimensions of the building. 
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REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 5 of 51 

C. General requirements. 

(1) Quantity of landscaping. The minimum amount of landscaping required for a development 

site shall be based on the applicable factors in Table 24-513.A, Quantity of Landscaping. 

 

Table 24-513.A 
Quantity of Landscaping 

Type Required Quantity 

Street Trees 
(for commercial, multifamily 
residential and mixed-use 
properties only) 

Number of trees as specified in Section 9-355.1, based on the 
amount of street frontage (generally a minimum of one 45-
gallon tree for every 40 feet of frontage). 

Parking Lot Trees 
(for commercial, multifamily 
residential and mixed-use 
properties only) 

Number of trees as specified in Section 9-355.2. (generally a 
minimum ratio of one 45-gallon tree per 10 parking spaces). 

Site Trees The minimum number of trees in the required front and back 
yards as specified in Section 9-354, based on the site width. 

Shrubs Number of shrubs necessary, based on five-gallon container 
size and maximum spacing between shrubs of four feet on 
center, to meet the screening requirements for off-street 
parking areas in Section 24-513.E. 

 

a) Street trees in the UV-D and UV-T districts. Street trees shall be planted at regular intervals 

along all street frontages in accordance with Section 9-355.1 in Chapter 9, Buildings, of 

the City Code, except that the minimum tree spacing in the UV-D and UV-T districts 

shall be 30 feet rather than 40 feet. Applicants may select any tree variety specified for the 

UV-D and UV-T districts, if any, in Section 9-355.1, and shall not plant specified 

undesirable trees. Such trees may be planted within the public street right-of-way as 

provided in Section 9-355.1, subject to the approval of the City’s administrative official. 

As illustrated in Figure 24-513.A, the following specific provisions also apply in the 

UV-D and UV-T districts: 

1) Minor variations from the regular 30-foot spacing are permitted to avoid conflicts with 

driveway locations and accommodate other design considerations. 

2) Trees shall be planted in at-grade tree wells with tree grates, a minimum of four feet 

square, within the sidewalk. Such street trees shall be maintained to provide a clear 

zone free of limbs, from ground level up to eight (8) feet above ground level, for 

visibility and to avoid potential hazards to pedestrians and vehicles. Each tree well 

shall have an irrigation system for the delivery of water to the wells. 
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FIGURE 24-513.A 

Street Tree Planting in UV-D and UV-T Districts 

 

(2) General site landscaping. Any portions of development sites not used for buildings, 

sidewalks, parking areas or other impervious surfaces that count toward site coverage shall 

be planted or covered, and so maintained by the owners. This treatment shall consist of any 

combination of such material as trees, hedges, shrubs, garden plants, vines, ground covers, 

grasses, and mulch. The use of planter boxes of any size shall not constitute compliance 

with this Section. 

a) Use of sod. In non-residential and multifamily residential development and planned 

developments, not more than fifty (50) percent of the area devoted to general site 

landscaping as defined in this subsection may be planted with sod. Athletic fields shall 

not be counted in this calculation. 

b) Use of mulch. In non-residential and multifamily residential development and planned 

developments, not more than ten (10) percent of the area devoted to general site 

landscaping as defined in this subsection may involve the placement of mulch. Mulch 

used in landscaping areas may be organic, such as pine bark or shredded hardwoods, or 

inorganic, such as stone, gravel or commercially available recycled materials intended for 

such use. Materials that float shall be contained by edging. 

c) Use of palm trees. Palm trees may be used in site landscaping but shall not count toward 

compliance with the minimum tree requirements in Table 24-513.A. 

d) Mitigation of building mass in the UV-D and UV-T districts. Where a building is more than 

60 feet in length, tree plantings other than required street trees shall be clustered to break 

 

Street Trees. Street trees in the UV-D and UV-T districts 
must be planted according to the standards of this Section 
as illustrated above. This figure also illustrates the 10-foot 
minimum sidewalk width standard, and the 100-foot 
minimum spacing standard for curb cuts along public street 
frontages, that apply within these districts. 
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up the appearance of building mass so that the building is perceived to be divided into 

lengths of no greater than 50 feet when viewed from street-level vantage points. 

(3) Credits against required landscaping. For development sites in the UV-D district, landscaping, 

as herein required of a surface parking area adjacent to a street, may be counted toward 

meeting the general site landscaping requirements. The administrative official may, upon 

application of the property owner and/or developer, allow the use of the adjacent public 

street right-of-way for the perimeter landscaping and screening of the surface parking. 

a) The administrative official shall permit the use of the public street right-of-way for 

landscaping and screening only when it is determined, in consultation with the 

Department of Public Works, that such use does not constitute an actual or potential 

hazard to the health, safety and well-being of the residents, citizens and inhabitants of 

the City of Bellaire. 

(4) Planting standards. All plantings in satisfaction of this Section shall comply with the 

standards of this subsection. 

a) Quality and viability of plantings. All landscape material shall be in compliance with the 

standards of the American Nursery and Landscape Association. All plant material shall 

have a habit of growth that is normal for the species. 

b) Locally appropriate species. At least seventy-five (75) percent of the proposed plantings 

shall be species native to Southeast Texas to promote reduced water use and increased 

drought resistance. 

c) Undesirable species. No proposed landscape material shall appear on the Invasive and 

Noxious Weeds list for the State of Texas promulgated by the United States Department 

of Agriculture, nor on the Texas Noxious Weed List promulgated by the Texas 

Department of Agriculture. 

1) Undesirable tree species. No proposed new or replacement trees shall be among the 

undesirable tree species identified in Section 9-350.M. 

d) Species diversity. To avoid large monocultures of trees and shrubs, and the risk of large-

scale losses in the event of disease or blight, species used to meet the requirements of this 

Section shall be diversified as follows, with calculations rounded up to the nearest whole 

number: 

1) When ten (10) or more trees are required on a parcel proposed for development, no 

more than fifty (50) percent of each category of required trees (street trees, parking lot 

trees, site trees) on a site shall be of any one species. 

(5) Installation. All landscaping shall be installed in a sound workmanlike manner according to 

accepted commercial planting procedures, with the quality of plant materials as described 

in this Section and with a readily available water supply. All plant material shall be insect 

and disease-resistant and shall be of sound health and vigorous growth, clean and 

reasonably free of injuries, weeds, noxious pests and diseases when installed. 

a) Sod shall be solid, and seeding of turf grasses is not permitted. 

b) Ground cover shall be planted in such a manner as to present a finished appearance and 

reasonably complete coverage within three (3) months after planting. 

c) Shrubs used for screening shall be three (3) feet or taller in height, as measured from the 

surrounding soil line, immediately upon planting. Such shrubs shall be maintained at 

this minimum height, and shall at no time exceed forty-two (42) inches in height. 

d) Phased development. The administrative official may allow installation of landscaping with 

each phase of a multi-phase development, provided that all landscaping required for 

each phase is installed concurrently with each phase. The City Attorney may require 

E.1.b

Packet Pg. 27

A
tt

ac
h

m
en

t:
 B

el
la

ir
e 

D
o

w
n

to
w

n
 a

n
d

 B
is

so
n

n
et

 C
o

rr
id

o
r 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 2

01
4 

- 
W

eb
si

te
 In

fo
rm

at
io

n
  (

10
98

 :
 P

u
b

lic
 H

ea
ri

n
g

 r
eg

ar
d

in
g



 

REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 8 of 51 

execution of a development agreement with the City to clarify phasing plans and timing, 

and to provide surety. 

e) Tree planting within City right-of-way. Planting of trees and other vegetation within City 

rights-of-way shall meet any applicable Department of Public Works standards, 

to protect underground and overhead utilities, streets and sidewalks, drainage 

improvements; street lighting, and sight distances, and the visibility of traffic control 

devices. 

(6) Maintenance. The owner and tenant of the landscaped premises and their agents, if any, 

shall be jointly and severally responsible for the continuing care and maintenance of all 

landscaping and preserved vegetation in a good condition so as to present a healthy, neat 

and orderly appearance, free from refuse and debris. This shall include any portions of 

abutting public right-of-way that the owner was permitted to landscape as part of 

complying with this Section. 

a) All landscape areas shall be watered as needed to ensure continuous healthy growth and 

development. 

b) Trees shall be pruned as needed to ensure healthy growth and development, and when 

planted near streets or sidewalks, to not interfere with vehicular or pedestrian traffic or 

parked vehicles. 

1) Topping, tipping, bark ripping, flush cutting, and stub cutting are prohibited for trees 

that are installed and maintained within a public street right-of-way or were planted or 

preserved on private property as part of complying with this Section. 

c) Maintenance shall include the removal and replacement of dead, dying or diseased plant 

material. 

1) Replacement of required landscaping that is dead or otherwise no longer meets the 

standards of this Section shall occur within sixty (60) days of notification by the City. 

Replacement material shall be of similar character and quality as the dead or removed 

landscaping, and in the case of trees, shall meet and be completed in accordance with 

applicable provisions of Article XI, Trees, in Chapter 9, Buildings, of the City Code of 

Ordinances. Failure to replace in a timely manner in accordance with this subsection 

shall constitute a violation of these regulations. 

 

D. Screening and buffering. 

(1) Between non-residential and residential uses. Where the rear or side of a non-residential 

building is exposed to a residence or to a residential district boundary line, and where such 

building is closer than fifty (50) feet to the residence or to the boundary line, a screening 

wall of at least eight (8) feet in height shall be erected separating the rear or side from the 

adjacent residence or residential district, unless a planned development has been approved 

specifically authorizing an alternate solution for screening and/or buffering, which is not in 

conflict with the purposes of this Section and which is justified based upon architectural, 

aesthetic and landscaping considerations peculiar to the specific development, in which 

case the requirements of the planned development approval shall prevail. 

a) City Council waiver of non-residential screening requirement. The provisions of this 

subsection as to screening and buffering between non-residential and residential uses 

may be waived by the City Council upon recommendation by the Planning and Zoning 

Commission in the following cases: 
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1) When a property line abuts a dedicated alley, except where the property line is at a 

boundary of the UV-D district and an abutting residential property is in an R-1, R-3, 

R-4 or R-5 district; or 

2) When a rear or service side abuts an existing wall or other durable landscaping or 

screening barrier on an abutting property if said existing barrier satisfies the 

requirements of this subsection. 

b) Automatic waiver in UV-D and UV-T districts. The provisions of this subsection as to 

screening and buffering between non-residential and residential uses are waived in the 

UV-D and UV-T districts, except that the provisions still apply in the UV-D district when 

the non-residential property is at a boundary of the district and the abutting residential 

property is in an R-1, R-3, R-4 or R-5 district. 

1) Parking area distance in UV-T district. Off-street parking areas in the UV-T district shall 

not be located within 50 feet of a residential zoned neighborhood. 

(2) Between residential planned developments and other residential property. Where a residential use 

requires a planned development amendment to proceed, there shall be at least a six (6) foot 

screening wall or fence between the property that is the subject of the planned 

development and any abutting residential property that conforms to regulations for 

permitted uses within the district in which it is located. A planned development may be 

approved specifically authorizing an alternate solution for screening and/or buffering, 

which is not in conflict with the purposes of this Section and which is justified based upon 

architectural, aesthetic and landscaping considerations peculiar to the specific 

development, in which case the requirements of the planned development approval shall 

prevail. 

a) Automatic waiver in UV-D and UV-T districts. The provisions of this subsection as to 

screening and buffering between residential planned developments and other residential 

uses are waived in the UV-D and UV-T districts, except that the provisions still apply in 

the UV-D district when the residential planned development is at a boundary of the 

district and the abutting residential property is in an R-1, R-3, R-4 or R-5 district. 

1) Parking area distance in UV-T district. Off-street parking areas in the UV-T district shall 

not be located within 50 feet of a residential zoned neighborhood. 

(3) Standards for screening walls and fences. A screening wall or fence shall be of wood or 

masonry construction as provided herein. However, only masonry construction is 

permitted for required screening walls between non-residential and residential uses, in 

which case the masonry material and construction shall be consistent for the entire length 

of the wall erected to screen a particular use. 

a) A screening wall or fence of wooden construction shall be a permanent wooden fence 

constructed of cedar or redwood and with capped galvanized iron posts set in concrete. 

The wall or fence must not be less than the height specified for each of the types of 

screening addressed in subsections D.(1) and D.(2), above. The wall or fence shall not 

contain openings of more than forty (40) square inches in each one (1) square foot of 

surface of such wall or fence, and such wall or fence surface shall constitute a visual 

barrier. 

b) A screening wall or fence may be constructed, which shall be of masonry construction on 

a concrete beam or foundation or a metal frame or base, which supports a permanent 

type wall material, the surface of which does not contain openings of more than forty (40) 

square inches in each one (1) square foot of surface of such wall or fence, and which fence 

or wall surface shall constitute a visual barrier. 

E.1.b

Packet Pg. 29

A
tt

ac
h

m
en

t:
 B

el
la

ir
e 

D
o

w
n

to
w

n
 a

n
d

 B
is

so
n

n
et

 C
o

rr
id

o
r 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 2

01
4 

- 
W

eb
si

te
 In

fo
rm

at
io

n
  (

10
98

 :
 P

u
b

lic
 H

ea
ri

n
g

 r
eg

ar
d

in
g



 

REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 10 of 51 

c) In either permanent wooden or masonry constructed walls or fences, no opening shall be 

permitted for access unless a solid gate, equaling the height of the wall or fence, is 

provided. Such gate shall remain closed at all times except when in actual use. 

(4) Screening of trash receptacles. Where property in non-residential use lies adjacent to property 

in residential use, all trash receptacles upon such non-residential property shall be located 

at least ten (10) feet from any and all points upon any lot in residential use. Further, all 

such trash receptacles shall be visually screened by means of a fence or a wall. 

a) Limited application in UV-T district. The screening requirement for trash receptacles 

applies in the UV-T district only with regard to visual screening from an abutting public 

street right-of-way and not from adjacent residential property. 

b) Additional provisions in UV-D and UV-T districts. 

1) Dumpsters and garbage bins shall be located behind principal buildings relative to 

public street frontage whenever practical, and such trash receptacles shall also be 

accessible from alleys or vehicular access easements where available and practical. 

2) Such solid waste facilities shall be fully enclosed as specified by this subsection, except 

that an opaque wall shall be provided in all cases in the UV-D and UV-T districts rather 

than a wood fence alternative. 

(5) Screening of outside storage. All outside storage areas, including waste material storage 

facilities, in planned development and non-residential districts shall be screened from 

adjacent residential uses and public street rights-of-way. No other outside storage besides 

trash receptacles is permitted in the UV-D and UV-T districts. Screening may be as follows: 

a) A screening wall or fence which shall be of wood or masonry construction of sufficient 

height to screen that which is being stored; or 

b) A hedge which shall be of sufficient height and density to screen that which is being 

stored. 

 

E. Screening of off-street parking. Landscaping shall be provided along the edge of any off-street 

parking area for five (5) vehicles or more that is not visually screened by an intervening 

building or structure from an abutting public right-of-way or adjacent residential property. 

(1) The perimeter landscaping shall involve shrubs of five (5)-gallon container size, spaced a 

maximum of four (4) feet on center, to form a continuous and solid visual screen, within 

one (1) year of planting, exclusive of driveways, pedestrian walkways and visibility 

triangles. The shrubs shall be three (3) feet or taller in height, as measured from the 

surrounding soil line, immediately upon planting. Such shrubs shall be maintained at this 

minimum height, and shall at no time exceed forty-two (42) inches in height. 

(2) Special provisions for UV-D and UV-T districts. Requirements in this subsection for screening 

of off-street parking areas apply in the UV-D and UV-T districts only with regard to visual 

screening from an abutting public street right-of-way and not from adjacent residential 

property, and are illustrated in Figure 24-513.B. In the UV-D district, the screening 

requirement applies when the adjacent residential property is outside the UV-D district 

and in an R-1, R-3, R-4 or R-5 district. 

a) Openings for circulation. Openings through the perimeter landscaping, for pedestrian and 

bicycle circulation to and from public sidewalks or other circulation routes, shall be 

provided approximately every fifty (50) linear feet, with each opening no more than five 

(5) feet wide. 

b) Utility company screening policies in UV-T. Screening of parking areas which utility 

companies allow on their properties within the UV-T district shall be subject to the 
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policies of such companies with regard to allowable screening methods and the location 

and height of screening. 

 

FIGURE 24-513.B 

Screening of Off-Street Parking in UV-D and UV-T Districts 

 

F. Landscaping of off-street parking.  

(1) Parking lot trees shall be provided for any off-street parking area for ten (10) vehicles or 

more for a commercial, multifamily residential or mixed-use development, with a 

minimum of one 45-gallon tree for every ten (10) parking spaces, in accordance with 

Section 9-355.2. 

a) Parking lot trees shall be planted so that each parking space is within fifty (50) feet of at 

least one (1) such tree as measured from the center of the tree trunk to some point on the 

marked parking space. Depending on the size and shape of smaller parking areas, this 

may mean that the required tree(s) may be planted adjacent to rather than within the 

interior of the parking area. The required tree(s) also may be planted within an abutting 

public street right-of-way subject to the approval requirements of this Section. 

b) When trees must be planted within the interior of a parking area to comply with the 

requirements of this subsection, or are otherwise incorporated within the interior, the 

following standards shall apply: 

1) The planting area for each tree, whether located at an edge of the parking area or 

designed as an interior island or median between parking modules, shall be no less 

than six (6) feet across in any horizontal direction. 

 

Parking Area Perimeters. The screening and access 
standards illustrated above apply to surface parking areas 
that abut a public street right-of-way. 
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2) All planting areas shall have permeable surfaces and be planted with locally 

appropriate species as defined in this Section, which may include shrubs, 

groundcovers or grasses. If a planting area is used as part of a biological stormwater 

treatment system, pursuant to an approved drainage plan, groundcovers shall be 

selected that are appropriate to that function. 

3) Where required or otherwise incorporated, planting areas and landscaping islands 

shall be integrated into the overall design of the surface parking area in accordance 

with this chapter in such a manner that they may assist in defining parking slots, 

pedestrian paths, driveways, and internal collector lanes, in limiting points of ingress 

and egress, and in separating parking pavement from street alignments. 

(2) Where applicable, landscaped areas and walkways abutting parking spaces shall be 

protected by a wheel stop or six (6) inch curb that is at least three (3) feet from any 

landscaping except grass or ground cover. Curb lines may be interrupted to allow for 

stormwater flows into biological treatment areas pursuant to an approved drainage plan, 

provided that the curb openings do not interfere with the curb’s protective function. 

(3) All parking lot landscaping shall be located and maintained so as not to interfere with the 

act of parking or with parking area maintenance and so as not to create a traffic hazard by 

obscuring driver or pedestrian vision within the parking lot interior or at the intersections 

of walkways, driveways, collector lanes and streets, or any combination thereof. 

(4) Interior landscaping of parking areas may be included as a condition of planned 

development approval for the purpose of providing trees and massed plantings. 

(5) Waiver of interior landscaping in UV-D and UV-T districts. Off-street surface parking areas in 

the UV-D and UV-T districts shall be exempt from any required planting of trees within the 

interior of such parking areas given the limited developable area within these districts. 

Instead, the requirement in Section 9-355.1 of one (1) tree for every ten (10) parking spaces 

shall be satisfied by planting such trees within or near the perimeter screening area 

required by this Section for off-street surface parking areas. 

a) Any such trees planted within or near a perimeter screening area shall be maintained to 

provide a clear zone free of limbs, from ground level up to eight feet above ground level, 

for visibility and to avoid potential hazards to pedestrians and vehicles. 

 

G. Screening of parking structures and drive-under parking. The ground level of a parking structure 

or ground-level parking located under an elevated building shall be screened from public 

street rights-of-way and/or any abutting residential use or zoning district through the 

installation of vegetative screening, except at points of ingress and egress. Such screening 

shall involve shrubs of five-gallon container size, spaced a maximum of four feet on center, to 

form a continuous and solid visual screen, within one year of planting, exclusive of 

driveways, pedestrian walkways and visibility triangles. The shrubs shall be three (3) feet or 

taller in height, as measured from the surrounding soil line, immediately upon planting. 

Such shrubs shall be maintained at this minimum height, and shall at no time exceed forty-

two (42) inches in height. The shrubs shall be three (3) feet or taller in height, as measured 

from the surrounding soil line, immediately upon planting. Such shrubs shall be maintained 

at this minimum height, and shall at no time exceed forty-two (42) inches in height. Such 

screening shall not be required where a parking structure is wrapped with liner buildings 

that accommodate active uses other than parking, or where buildings are otherwise situated 

that obstruct views of the garage or of the drive-under parking. 
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(1) Screening of upper levels of parking structures. Each level of a parking structure above the 

ground level shall be designed to include screening along any façade that is not visually 

screened by an intervening building or structure from public view or abutting residential 

use or zoning district. Such screening shall consist of architectural and/or landscape 

elements that are at least three (3) feet and six (6) inches in height, as measured from the 

floor of the level, to provide a continuous and solid visual screen that blocks headlight 

glare from vehicles parked within the structure. 

 

H. Special provisions. 

(1) Parking lot tree planting waiver in CMU district. The requirements of this Section and of 

Section 9-355.2 related to parking lot tree planting shall not apply to off-street parking areas 

in the CMU district when the parking area is located behind a building on a development 

site or is otherwise not visible from abutting public street rights-of-way. 

(2) Relief on constrained sites in the UV-D and UV-T districts. Upon the recommendation of the 

City’s administrative official, the Planning and Zoning Commission may modify or reduce 

landscaping requirements, to the minimum extent necessary, to provide relief for 

constrained and/or redeveloping sites in the UV-D and UV-T districts where full 

compliance would be impractical and adjacent properties would not be unreasonably 

impacted. 
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Instructions: New section to be added. 

 

Sec. 24-513a.  Design Standards in Commercial and Mixed-Use Districts. 
 

A. Purpose. The purpose of this Section is to establish reasonable design standards and related 

guidance to address community desire for visually appealing non-residential and mixed-use 

development that enhances the overall quality and character of the City, while balancing the 

legitimate development and commercial needs of property owners. 

(1) Urban Village districts. For the Urban Village-Downtown (UV-D) and Urban Village-Transit-

Oriented Development (UV-T) districts, certain standards within this Section, together with 

the use regulations and physical development standards for each district, are especially 

intended to promote and maintain an Urban development character as described in the 

respective district purpose statements. 

(2) Security emphasis. All design processes within the CMU, UV-D and UV-T districts shall also 

consider Crime Prevention Through Environmental Design (CPTED) principles to enhance 

the security of residents, workers and visitors. 

 

B. Applicability. The design standards established in this Section apply to any new non-

residential or mixed-use development in the Corridor Mixed Use (CMU), Urban Village-

Downtown (UV-D), and Urban Village-Transit-Oriented Development (UV-T) districts, and 

to any non-residential or mixed-use redevelopment in these districts that follows the removal 

of all pre-existing buildings on the site. 

(1) The requirements of this Section regarding building materials, canopies and awnings, 

colors, and visual interest and anti-monotony shall also apply to the enlarged portion of an 

existing non-residential, multifamily residential or mixed-use building when the 

enlargement exceeds one thousand (1,000) square feet or twenty-five (25) percent in area, 

whichever is less, of the exterior dimensions of the building. 

(2) The requirements of this Section shall not apply to the reconstructed portion of an existing 

building that was partially damaged or destroyed if the reconstruction involves less than 

fifty (50) percent of the pre-existing area of the exterior dimensions of the building. 

(3) Nothing in this Section shall be construed to require compliance with the requirements of 

this Section for finish or remodeling work to the interior of an existing building if such 

work does not result in an enlargement of the exterior dimensions of the building. 

 

C. Standards. The specific standards are provided in Table 24-513a.A, below. The table is 

arranged in alphabetical order by the type of standard. 
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Table 24-513a.A 
Design Standards for CMU, UV-D and UV-T Districts 

Applicable 
District(s) 

Standards Illustrations 

 

CMU 
(only for 
Unified 
Design) 

 

UV-D 
UV-T 

Arrangement and Design 
for Multiple Buildings 

Unified Design 
Developments with multiple structures on a 
single property shall reflect a coordinated design 
and include unifying elements such as common 
building forms, materials, textures, architectural 
detailing and colors. 

Massing Through Grouping (Not for CMU) 
Individual buildings on a development site or on 
adjacent sites, if not attached, shall be arranged 
and designed to appear as a group of attached 
buildings to the extent practical. 

Clustering for Pedestrian Focus (Not for CMU) 
Individual buildings on a development site or 
on adjacent sites shall be clustered, whenever 
possible, to create pedestrian-oriented precincts 
and walkable connections. 

 

 
 

 

 

CMU 
UV-D 
UV-T 

Building Materials 

The standards below are intended to ensure the 
use of building materials that convey an 
appearance of quality and durability. The 
standards shall apply to all exterior elevations 
of structures, excluding doors and windows. 

Permitted Principal Materials 
For exterior building elevations these include: 
 Brick or similar masonry materials, including 

cast stone. 
 Limestone and other natural stone. 
 Any concrete product (architectural pre-cast 

concrete; concrete masonry unit, CMU; etc.) 
that has an integrated color and is textured or 
patterned to look like brick, stone, marble, 
granite or tile. 

 Glass. (Not for UV-D) 
 Other materials where it is demonstrated that 

they have comparable durability, impact 
resistance and aesthetic quality as those 
listed above; and/or they are part of a building 
that is designed to achieve a green building 
certification such as Leadership in Energy 
and Environmental Design (LEED) or Energy 
Star. 

 Building integrated photovoltaics. 

Permitted Accent Materials 
The following materials are permitted, but only 
as accents rather than a predominant exterior 
material. Accent materials shall comprise no 
more than 25 percent of any building façade in 
the CMU district, and no more than 15 percent in 
the UV-D and UV-T districts, excluding doors 
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and windows. 
 Exterior Insulation and Finish Systems 

(EIFS). 
[EIFS may be installed only above the floor 
level of the second story, or no less than 
12 feet above the grade for one-story 
buildings. EIFS shall not be installed in any 
pedestrian contact areas.] 

 Stucco. 
[Both EIFS and stucco shall incorporate 
detailing to look like traditional wall cornices, 
soffits, window trim and similar features.] 

 Architectural metal, including aluminum 
composite panel (ACP) treatments. 

 Fiber cement siding. (For CMU and UV-D, 
but not for UV-T). 

 Wood or composite wood. (Not for UV-T) 
 Tile. 
 Glass. (Only for UV-D) 
 Stainless steel. 
 Chrome. 

Prohibited Materials 
For exterior building elevations these include: 
 Pre-fabricated or corrugated metal wall 

panels. 
 Smooth-faced concrete block. 
 Vinyl, wood, plywood, cedar shingle, 

composite or metal siding. (Fiber cement 
siding not for UV-T). 

 Plastic. 
 Crushed rock or crushed tumbled glass. 
 Mirrored glass in ground floor windows. 

Privacy Glass 
Frosted glass or other treatment is permitted for 
bathrooms and in other doors and windows 
where privacy is needed.  

Roofing 
Steel, standing seam metal and/or architectural 
metal may be used on a sloped roof. 

Service Doors 
Galvanized steel and painted steel are permitted 
only for use on doors and roll-up doors that 
provide access to loading areas and/or face 
toward alleys or vehicular access easements. 

Awnings and Canopies 
Awnings and canopies shall be made of durable, 
easily maintained or replaced materials, which 
may include canvas, fabric, steel or architectural 
metal, including aluminum composite panel 
(ACP) treatments. 

Parking Structures 
The exterior facades of parking structures shall 
utilize the permitted building materials and 
accent materials specified in this subsection for 
exterior building elevations, except that precast 
concrete may also be used on the facades of 
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parking structures. Steel, standing seam metal 
and/or architectural metal may be used on any 
sloped roof of a parking structure. 

 

CMU 
UV-D 
UV-T 

Canopies and Awnings 
Use of canopies and awnings on building and 
parking structure facades adjacent to and above 
public sidewalks and other public spaces is 
encouraged to provide shade and weather 
protection and to add visual interest to 
structures, provided the placement and design of 
such canopies and awnings is consistent with 
the building architecture, and they are 
maintained in sound condition at all times. 

Projection 
Canopies and awnings shall project no more 
than six feet from the façade of a building or 
parking structure. 

Lighting 
Canopies and awnings shall not be backlit or 
internally lit. 

 

 

 

UV-D 
UV-T 

Clear Building Entries 
The primary building entry shall be easily 
identifiable for visitors. The building architecture 
should reinforce the visual importance of the 
entry, and the entry design should be 
pedestrian-scale and transparent. 

 

Credit: Chipotle 
 

CMU 
UV-D 
UV-T 

Colors 
Use of overly iridescent or fluorescent colors on 
any building façade or roof is prohibited, as 
determined by the City’s administrative official, 
taking into consideration the existing range and 
use of color in architecture, signs and other 
physical improvements within the district and its 
vicinity. 

 
 

UV-D 
UV-T 

Curb Cut Limits for Vehicular Access 
Such limits are intended to minimize vehicle-
pedestrian conflict points at mid-block locations 
along public sidewalks, enhance the pedestrian 
environment within the district, and preserve the 
extent of curb space for on-street parking. 
 A maximum of one curb cut shall be permitted 

for every 100 feet of public street frontage. 
 All driveways shall be limited to two lanes, 

and in no case shall a driveway or associated 
curb cut exceed 30 feet in width. 

 Upon recommendation of the City’s 
administrative official, the Planning and 
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Zoning Commission may increase the 
maximum number or decrease the minimum 
spacing of curb cuts per segment of street 
frontage, as specified above, where 
warranted based on site-specific or 
emergency access considerations. 

Pedestrian Safety 
Wherever an access driveway, alley, vehicular 
access easement or other vehicular circulation 
path crosses a public sidewalk or other 
pedestrian path, a crosswalk treatment shall be 
installed consisting of a material that contrasts 
with the adjacent pavement in both texture and 
color (e.g., brick pavers, patterned concrete, 
etc.). 
 Access points for off-street parking areas and 

parking structures, where vehicles cross a 
public sidewalk or other pedestrian path, shall 
be well lit to ensure visibility of pedestrians 
and bicyclists. 

 

 

UV-D 
UV-T 

Framing of and Relationship to 
Public Spaces 
Individual buildings or groups of buildings on a 
development site or adjacent sites shall be 
arranged and designed, whenever possible, to 
form pedestrian-friendly outdoor plaza areas, 
courtyards and open spaces that are focal points 
for surrounding and nearby development and 
which encourage street activity, public gathering, 
outdoor dining, recreation, etc. Landscaping, 
street furniture, water features, public art, active 
play areas for children and/or other amenities 
should be incorporated to enhance the appeal of 
such spaces for pedestrians and users of the 
space. Such spaces should be adjacent to and 
easily accessible from a public street whenever 
possible. 

Private-Public Design Compatibility 
Where a development fronts on a public plaza, 
pocket park or other public space, the building 
architecture and other on-site elements shall be 
designed for compatibility with the existing or 
planned adjacent public space. 

Lighting 
Where a development fronts on public street 
rights-of-way and/or public plazas/spaces, 
exterior lighting shall be located and directed to 
provide adequate pedestrian-level illumination of 
public sidewalks and other immediately adjacent 
public ways and/or seating areas. 

 

Credit: Sugar Land Town Square 
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CMU Freestanding Canopies 
The design of freestanding or semi-freestanding 
canopies, such as those used as shelters for 
pump islands at auto service stations, and for 
port-cocheres, shall be consistent with the 
architectural style, predominant and accent 
materials, color, and lighting of the principal 
building on the development site. 
 

 

 

 

UV-D 
UV-T 

Grid Street Pattern 
Where applicable, depending on the district size 
and shape and the nature and extent of 
proposed development or redevelopment, blocks 
shall be arranged in an approximate grid-like 
fashion to ensure connectivity and alternate 
circulation routes within the district. Variation 
from the grid pattern should occur only to avoid 
constraints or accommodate other desirable 
design elements. 

 
 

 

UV-D 
UV-T 

Ground-Level Uses 
Development projects shall locate off-street 
parking and/or garage parking within the interior 
of blocks and away from public street frontages 
whenever practical so that such ground-level 
parking does not directly abut a public sidewalk. 
Instead, the ground level of structures that front 
on public sidewalks should be occupied by 
active retail, service, office, residential or other 
uses permitted in the district. “Wrap-around” 
design of active uses around parking garages is 
strongly encouraged. 

Parking Structures 
Where active uses along the ground-level street 
frontages of a parking structure are not practical, 
the parking structure and its vehicle entrances 
shall be designed to minimize views into the 
garage interior from adjacent streets through 
installation of decorative grilles or screens, 
additional landscaping, or other effective 
screening method. 

 

Credit: Sugar Land Town Square 
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UV-D 
UV-T 

Lighting of Buildings and Sites 
Lighting of building exteriors and parking areas 
shall be designed to match the architectural 
character of the site and its vicinity in terms of 
fixtures and illumination. 
 

 

Credit: Sugar Land Town Square 
 

UV-D 
UV-T 

Maximum Block Length 
Where applicable, depending on the district size 
and shape and the nature and extent of 
proposed development or redevelopment, the 
length of a block, on any side, generally shall not 
exceed 400 feet. This distance is measured 
between streets that frame and define a block; 
however, a public access way or easement shall 
also be considered to define a block when, in the 
same manner as a vehicular through street, such 
access way or easement creates a break 
between private development sites that provides 
continuous non-vehicular circulation between 
streets on either side of the development sites. 

 
 

CMU 
UV-D 
UV-T 

Multi-Family Development 

Internalized Design 
Ingress to and egress from all dwelling units 
shall be made through the interior of the building 
rather than from direct outside entrances to each 
unit. 

Balconies 
At least 50% of the units shall be provided with a 
functional or faux balcony. All such balconies 
shall be located on side or rear building 
elevations to avoid projection of balconies over 
the front building line and into public right-of-
way. 

Mechanical Equipment 
No window or wall-mounted air conditioning units 
are permitted. 
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UV-T Off-Street Parking Limits* 

Off-Street Parking Dispersion 
Off-street surface parking is permitted in the 
district, but concentrations of such parking shall 
be avoided to promote the desired Urban 
character and prevent disruption of non-
vehicular circulation within the area. 

Maximum Parking Area Dimension 
No edge of an off-street surface parking area 
shall exceed 150 feet in length, and the entire 
parking area shall not exceed 21,780 square feet 
(½ acre). 

* Drive-under parking is excluded from these 
provisions. 

 
 

 

UV-D 
UV-T 

Orientation of Residential Garages 
All garage doors associated with any residential 
development in the district shall be oriented 
away from, and not be visible from, any public 
street right-of-way inside or outside the zoning 
district. 
 

 

NOT DESIRABLE (garages oriented to street) 

 

DESIRABLE (garages not visible from street) 
 

UV-D 
UV-T 

Parking Structures 
Such structures shall be designed for 
architectural consistency with the primary 
building served or other nearby buildings in 
terms of facade design, articulation, finish 
materials and/or shielding of unfinished 
structural elements and mechanical equipment. 

Special Design Elements 
Parking structures shall include architectural 
and/or landscape elements which enhance the 
garage appearance and help to screen parked 
vehicles and interior lighting from external view 
(e.g., decorative screens, trellises with or without 
associated vegetation, facade and roofline 
variation). 
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CMU 
UV-D 
UV-T 

Screening of Mechanical/Service Equipment 

Rooftop Mechanical Equipment 
Such equipment shall be completely screened 
from ground-level public view through design 
and materials consistent with the overall building 
design and colors, including potential use of 
sloped roofs or other architectural elements 
(e.g., parapet walls) that conceal flat roof areas 
where mechanical equipment is mounted. 
 Where a green roof system is installed and 

maintained on a rooftop, dense vegetative 
screening may be used to satisfy the 
screening requirement for mechanical 
equipment. (Only for UV-T) 

Ground-Level or Building-Mounted 
Service Equipment 
Such exterior equipment (e.g., mechanical 
components, electrical drops, utility meter banks, 
heating/cooling controls) shall be completely 
screened from ground-level public view through 
design, materials and/or painting consistent with 
the overall building design and colors. The 
required screening may also be accomplished 
through installation of dense, year-round 
vegetation as shown on the site landscape plan. 

 

 
 

 

CMU Service Bays 
Uses with overhead doors providing access to 
service bays (e.g., auto service/repair) shall, 
wherever the site size, shape and orientation 
allows, place any building wall with overhead 
doors perpendicular to public street frontage. 
Where such building orientation is not practical, 
the overhead doors shall be of similar color to 
the building façade or roof material. 
 

 

 

 

UV-D 
UV-T 

Sidewalks 
Sidewalks with a minimum width of 10 feet shall 
be provided along each side of a site that abuts 
a public street. Such sidewalks shall be 
designed and constructed according to City 
standards. Applicants may use any alternative 
design treatments for public sidewalks which are 
specified for the district, if any, in Section 23.5-
21(d) in Chapter 23.5, Land Subdivision 
Regulations, of the City Code. 

Relief on constrained sites in UV-D. Upon the 
recommendation of the City’s administrative 
official, the Planning and Zoning Commission 
may reduce the sidewalk width standard to the 
minimum extent necessary, and in no case to 
less than 6 feet of sidewalk width, to provide 
relief for constrained and/or redeveloping sites 
where full compliance would be impractical. 
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Public Access Easement 
Where a sidewalk or portion of the sidewalk 
required by this Section is situated outside the 
City street right-of-way, the property owner shall 
establish a public access easement so that such 
sidewalk area is continuously available for public 
use. 

Arcade Treatment 
Arcades may be constructed along building 
facades to provide shelter and shade, but shall 
be located entirely outside the public right-of-
way. The arcade design shall also incorporate 
adequate pedestrian-level lighting under the 
arcade for visibility and security. 

 

UV-D 
UV-T 

Transparency of Non-Residential Uses 
at Street Level 
Building facades associated with non-residential 
uses that face public street rights-of-way, public 
plazas/spaces shall have windows at the ground 
level, for product display or other active building 
uses, which, together with door openings, 
comprise at least 60 percent of the ground-level 
facade. 
 Such ground-level windows and doors shall 

be non-mirrored, allowing views into and out 
of the interior of the building, to the extent 
practical given code requirements governing 
the selection of window glass. Frosted glass 
or other treatment is permitted for doors and 
windows where privacy is needed (e.g., 
bathrooms). 

 

Credit: Whole Foods 

 

UV-D 
UV-T 

Overhead Utility Lines 
All local utility wires, not including high-capacity 
power transmission lines, shall be installed 
underground. 
 
 

 

 

CMU 
UV-D 
UV-T 

Visual Interest and Anti-Monotony 
The standards below shall apply to all exterior 
elevations of structures that are not visually 
screened by an intervening building or structure 
from public viewin the UV-T district given the 
high visibility of the district. In the CMU and UV-
D districts, the standards shall apply only to 
building façades that face public street rights-of-
way and other public areas. 

Building Articulation 

 

See Figure 24-513a.A, below, for graphics 
illustrating building articulation and other 
techniques for adding architectural interest. 
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Building facades to which these standards apply 
shall be articulated to reduce the apparent mass 
of the structure and to add visual appeal. This 
may be accomplished by stepping back a portion 
of the facade periodically relative to the building 
line, along with other design variations in the 
façade as illustrated in Figure 24-513a.A, below. 

Roofline Articulation 
For flat roofs or facades with a horizontal eave, 
fascia or parapet, the roofline shall be varied 
vertically so that no unmodulated segment of 
roof exceeds 50 feet in horizontal dimension. 
This standard can also be satisfied by 
incorporating design elements such as functional 
or faux dormers, gables, towers, or chimneys. 

Avoidance of Blank Walls 
Any exterior building elevation that faces a public 
street right-of-way, public plaza/space, public 
parking area or area of residential use shall have 
no more than 16 feet of uninterrupted blank wall 
space in a horizontal or vertical direction. This 
standard can be satisfied by incorporating 
window openings, porches or balconies, 
articulation of the building facade, decorative 
cornices, material and color variations, or score 
lines. 

Landscape Treatment for Large Walls 
Where buildings are more than 60 feet in length 
or 35 feet in height, site trees required by the 
landscaping standards of this Chapter (and not 
required street trees) shall be arranged to break 
up the appearance of building mass so that the 
building is perceived to be divided into lengths of 
no greater than 50 feet when viewed from 
ground-level public vantage points. 
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FIGURE 24-513a.A 

Examples of Building Design and Articulation Standards 

 

 

 

























 

Architectural Variation and Quality. The images above provide 
examples of the following standards as numbered on the images: 

1. Arcade treatment. 

2. Street-level transparency. 

3. Building articulation through step-backs of the front façade. 

4. Building articulation through avoidance of blank walls. 

5. Building articulation through roofline variation. 

6. Quality and durable building materials. 

7. Use of awnings and canopies. 
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Instructions: Existing section to be amended. 

 

Sec. 24-514.  Off-Street Parking and Loading. 

 

B. Required parking. 

(1) Off-street parking spaces shall be provided for each use in accordance with the 

requirements of each district, or as specified for commercial and mixed-use districts in 

Section 24-514a. 

(2) The number of required off-street parking spaces that are designed and designated for 

disabled persons shall comply with the requirements of the Texas Accessibility Standards.  

[Renumber existing item (2) to (3).] 

 

C. Location of required parking spaces. 

(1) For single-family detached and single-family attached dwelling units, required parking 

shall be located on the same lot. 

(2) Spaces needed to meet parking requirements for all uses other than single-family detached 

and attached dwellings may be located off-site on a separate property provided that the 

most distant parking space that is located off-site is no more than three hundred (300) feet 

from the principal building associated with the use, and the off-site parking is not 

separated from the use by an arterial street, a limited-access highway or other impediment 

to pedestrian circulation. 

a) No more than fifty (50) percent of the total required off-street parking spaces shall be 

located off site. None of the required parking spaces for disabled persons shall be located 

off site. None of the off-site parking shall involve or displace the off-street parking 

required of another use except through a shared parking arrangement under this 

Chapter. 

b) An identifiable and publicly available pedestrian connection shall exist between the off-

site parking area and the use. 

c) Any proposed off-site parking arrangement, and the continued availability of the 

dedicated parking, shall be documented through a written legal agreement executed by 

the involved property owners. An agreement shall be reviewed by and be satisfactory to 

the City Attorney as to form, sufficiency and manner of execution, and shall bind all 

heirs, successors and assigns. Off-site parking privileges shall continue in effect only as 

long as the agreement, binding on all parties, remains in force. 

1) If there is a change in circumstances regarding the off-site parking area, which 

displaces, reduces or terminates the required parking, the owner of the use served by 

the off-site parking shall promptly notify the City’s administrative official of the 

changed circumstances and his/her plans for maintaining full compliance with this 

Chapter. 

2) Failure to notify the City’s administrative official of changed circumstances, or to 

provide the required parking within ninety (90) days of any loss of required parking, 

shall be cause for initiating revocation of the certificate of occupancy for the use. 

(2) The City Council may determine that it is in the best interest of the applicant and the 

surrounding property owners to permit the joint use by two (2) or more property owners of 

parking areas which may be located on the same property as the structure or on contiguous 

or noncontiguous property. In such cases, the City Council may determine that such joint-

use parking is appropriate and in the best interest of the applicant, adjoining property 
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owners and the residents, citizens and inhabitants of the City of Bellaire and thereby 

approve said proposal in accordance with this subsection. All joint-use parking shall be 

located within 150 feet of any building which it serves, as measured along an established 

pedestrian route from the nearest point of the parking facility to the nearest point of the use 

served. 

 

D. Use of required parking spaces. No portion of any required off-street parking space shall be used 

for the storage, sale or display of merchandise, or the storage, sale or display of complete or 

dismantled vehicles, except as authorized in this Code. 

(1) Blocking access to required off-street parking and loading spaces is prohibited, and 

dumpsters, trash enclosures, utility equipment or other site improvements or activities 

shall not be located in off-street parking and loading spaces. 

 

E. Design of required parking spaces. 

(1) Except as provided in subsection (2) or as otherwise specified in athe planned development 

approval, each required parking space shall have the dimensions as hereinafter provided. 

(2) Required parking spaces shall be dimensioned as specified in Table 24-514.A.Up to 30 

percent of the required parking spaces may be designated for use by compact automobiles, 

provided that adequate provision should be made for safe ingress to and egress from all 

parking spaces and parking areas with adequate and safe turning and backing radii. 

Parking spaces shall be adequately sized for standard and compact automobiles in 

accordance with plans and specifications on file in the office of the Building Official or as 

approved in a planned development amendment. (Ord. No. 83-095, § 12, 12-5-1983; Ord. 

No. 83-095, § 18, 12-5-1983; as amended by Ord. No. 84-041, § 1, 5-24-1984; Ord. No. 85-010, 

§ 2, 1-28-1985; Ord. No. 86-009, § 1, 2-3-1986) 

a) Vertical clearance of not less than eight (8) feet from all structures and trees/vegetation 

shall be provided over all parking space types. Additional clearance shall be provided, as 

appropriate, over spaces designated for vans, light trucks and other larger vehicles that 

require greater clearance. All parking garage entrances shall include an overhead bar to 

alert drivers of oversized vehicles regarding clearance. 

 

 

G. Required off-street loading spaces. 

(3) Design and maintenance. 

b) Screening. All loading spaces or maneuvering areas shall be fully screened from view of 

any residential use by a uniformly colored, solid, visual and auditory barrier of not less 

than five (5) feet nor greater than seven (7) feet in height or a densely planted landscape 

Table 24-514.A 
Parking Space Dimensions 

Type of Space Space Width x  Length Other Specifications 

Angled (up to 90 degrees) 9 feet x 19 feet Length may be reduced to 18 feet where vehicle overhang of a 
pavement edge is anticipated. 

Parallel 9 feet x 23 feet  

Designated for 
Disabled Persons 

Such spaces shall be designed and located as required by the Texas Accessibility Standards. 

Designated for Bicycles 2 feet x 6 feet Minimum width of four feet for access aisles beside or between 
rows of bicycle parking. 
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screen consisting of evergreen shrubs or trees which shall be at least four (4) feet in 

height when planted and which can be expected to reach at least six (6) feet in height 

within three (3) years thereafter. The screening shall extend the full length of any loading 

facility with openings as required for ingress and egress, with not greater than twenty 

percent open space within the screen. The screen shall not be located closer than five (5) 

feet to any lot line. 

1) Screening waiver in UV-T district. Requirements in this subsection for screening of 

loading spaces and maneuvering areas from the view of any residential use do not 

apply in the UV-T district, but such areas shall be fully screened where visible from an 

abutting public street right-of-way. Additionally, loading and truck access areas shall 

be located behind principal buildings relative to public street frontage whenever 

practical, and such areas shall also be accessible from alleys or vehicular access 

easements where available and practical. 

(4) Number required. One (1) loading space shall be required for the first 50,000 to 100,000 

square feet of commercial floor area, and one (1) space shall be required for each additional 

200,000 square feet of commercial floor area. 

(5) On-street loading in UV-D and UV-T districts. On-street, over-the-curb loading is permitted in 

the UV-D and UV-T districts between the hours of 7:00 a.m. and 10:00 p.m. 
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Instructions: Existing section to be replaced in its entirety. 

 

Sec. 24-536.  Corridor Mixed Use District (CMU). 

 
A. Purpose.   

(1) Generally. This district provides for residential, non-residential and mixed uses, at higher 

development intensities than many other areas of the community, to accommodate local 

shopping, services, employment and housing options that benefit Bellaire residents and the 

City’s tax base. This district is also intended to elevate the quality of site development and 

redevelopment along and in the vicinity of roadway corridors under this zoningBissonnet 

given theirthis corridor’s high visibility to Bellaire residents and many others who travel 

through the community daily. Screening measures and reduced development intensities 

are required where district edges abut primarily residential properties to ensure protection 

of neighborhoods just outside the district. 

(2) Character. Much of the property along roadway corridorsBissonnet within Bellaire is 

oriented to automobile circulation and access versus a pedestrian focus. However, this 

district provides site and building design standards to mitigate the Auto Urban 

development character that typically predominates along busy, principal roadway 

corridors (e.g., extensive site area devoted to surface parking, limited landscaping, greater 

setback of buildings from street frontages). The CMU district also encompasses downtown 

edges that are likely to continue exhibiting an Auto Urban development pattern relative to 

the core Urban Village-Downtown area. 

(3) Uses. This district provides for a range of residential and non-residential development 

options—and encourages mixing of such uses. Especially along segments of the Bissonnet 

roadway corridors where relatively small and shallow frontage properties are common, 

CMU provides for small-scale businesses and other uses that are convenient to nearby 

residents. Residential development opportunities within the district, especially for small-lot 

and attached housing types, address housing needs of Bellaire residents at different stages 

of life. Downtown edges included within CMU provide for a similar use mix as along 

corridor frontages, but with the opportunity for larger sites and scale of uses near some of 

the busiest intersections in the City. However, as in the downtown core, some building 

sites are affected by the diagonal orientation of Bissonnet through the area. 

 

B. Uses. 

(1) Permitted uses. 

a) Utilities: 

1) Local utility distribution lines; and 

2) Telephone lines and related cross-connecting points. 

b) Facilities owned and maintained by the City of Bellaire or other governmental entities, 

including public transit facilities and public parks. 

c) Commercial uses as follows, not to include any drive-in or drive-through facilities 

without Specific Use Permit approval: 

1) Banks, credit unions and similar institutions; 

2) Business and professional offices and services; 

3) General retail sales and services; and 

4) Restaurants and cafeterias. 
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d) Mixed-use developments consisting of a combination of two or more of the permitted 

commercial uses listed in subsection c), above, or a combination of one or more of such 

uses and at least one of the following residential uses: 

1) Single-family dwellings, attached; and 

2) Multi-family dwellings. 

e) Planned Development: Applicants may propose planned developments in this district 

under the amendatory procedures in Section 24-604. This procedure will enable 

consideration of development proposals involving uses or designs that might not strictly 

adhere to the standards within this Section but would meet the spirit and intent of the 

district. All such applications must still meet the following district standards: 

1) Minimum site area; 

2) Minimum site width and depth; 

3) Maximum building height; and 

4) Height-setback plane where a property is at a boundary of the CMU district and an 

abutting residential property is in an R-1, R-3, R-4 or R-5 district. 

f) Accessory uses as follows, subject to the requirements of Section 24-510, except that, for 

the purposes of the CMU district, an accessory use may occur within a portion of a 

principal structure: 

1) Home occupations, subject to the requirements of Section 24-517. 

 

(2) Specific uses. 

a) Recreational and amusement uses as follows: 

1) Amusement, commercial indoor; 

2) Art gallery or museum; 

3) Athletic, swimming or tennis club and/or facilities; 

4) Movie theater, indoor; and 

5) Private club. 

b) Educational, institutional and special uses as follows: 

1) Antenna; 

2) Hospital, acute and/or chronic care; 

3) Kindergarten, nursery and/or day care center; 

4) Nursing home; 

5) Radio, television or microwave antenna or tower; and 

6) School, business or trade. 

c) Commercial uses with drive-in or drive-through facilities. 

d) Transportation, automobile and related uses as follows: 

1) Auto parts sales; and 

2) Automobile service stations. 

e) Churches. 

f) Schools. 

 

(3) Temporary uses. Temporary uses in the CMU district shall be authorized, permitted, limited 

in duration and subject to potential time extensions as provided in Section 24-505. 

Examples of such uses include: 

a) Construction offices. 

b) Public interest or special events. 

c) Sidewalk sales and other outdoor sales events (e.g., farmers’ market). 
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(4) Relative quantity of multi-family residential use. At no time shall more than fifteen (15) percent 

of the total gross developed floor area within the CMU district, excluding the floor area of 

any parking structures, be in multi-family residential uses. 

 

C. Development Standards.  

(1) Site plan review required. All development applications in the CMU district require site plan 

review and approval to ensure conformance with the substantive standards for this district 

and other applicable provisions of the City Code.    

a) Required approvals. 

1) Planning and Zoning Commission review for planned developments. All planned 

development applications, and their associated site plans, require Planning and Zoning 

Commission review, and a recommendation to City Council, in accordance with 

Article VI, Amendatory Procedure, of this chapter. 

2) Administrative approval. The City’s administrative official is authorized to approve site 

plans for all development applications other than planned developments, provided the 

site plan complies with the standards for this district and other applicable provisions of 

the City Code, or will comply if conditions specified by the official are met. The 

administrative official, at his sole discretion, may also refer any such site plan to the 

Planning and Zoning Commission for review and decision. 

(a) Required referral to Commission. The administrative official is not authorized to 

disapprove a site plan. The official shall refer a site plan to the Planning and Zoning 

Commission for review and decision if the official finds reasons for potential 

disapproval, including when a site plan does not strictly conform to all standards for 

this district or other applicable provisions of the City Code. If the official does not 

approve the site plan, he shall place the site plan on the agenda of the Planning and 

Zoning Commission so that it may be considered for approval, approval with 

conditions, or disapproval by the Commission. 

(b) Applicant request for Commission review. The administrative official shall refer a site 

plan to the Planning and Zoning Commission for review and decision if the applicant 

disagrees with a condition of approval specified by the official, or otherwise requests 

Commission involvement in the site plan review. 

b) Application requirements. Applicants shall satisfy all application and submittal 

requirements for site plan review itemized in Section 24-524. 

1) Waiver authority. For projects in the CMU district other than planned development 

applications, the administrative official is authorized to waive elements of the site plan 

submittal requirements in Section 24-524 if he finds that the specified information 

relates to a site development standard that does not apply to a proposed project. 

 

(2) Size and area. 

a) Churches. 

1) Minimum lot area: 5,000 square feet. 

2) Minimum lot width: 50 feet. 

3) Minimum lot depth: 100 feet. 

4) Maximum building height: 40 feet including drive-under parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed fifty (50) feet 

above the average level of the base of the foundation of the building; 
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(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed sixty (60) feet above the average level of the base of the foundation 

of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

 

5) Minimum required yards: 

(a) Front yard: 15 feet. 

(b) Side yard: Five (5) feet, provided that on a corner lot, both street exposures shall be 

treated as front yards on all lots platted after the date of enactment of this chapter, 

except that where one street exposure is designated as a side yard by a building line 

shown on a plat approved by the Planning and Zoning Commission, containing a 

side yard of ten (10) feet or more, the building line provisions on the plat shall be 

observed. On lots which were official corner lots of record prior to the date of 

enactment of this chapter, the minimum side yard adjacent to the side street shall be 

ten (10) feet. 

(c) Rear yard: 

i. For the main structure, ten (10) feet from any alley or easement, with not more than 

50 percent lot coverage on the back half of the lot. 

ii. For any accessory structure, three (3) feet from any alley or easement or five (5) feet 

where there is no alley or easement. 

(d) Height-setback plane for side and rear yards: Where a property is at a boundary of the 

CMU district and an abutting residential property is in an R-1, R-3, R-4 or R-5 

district, the minimum yard toward the abutting property shall be fifteenten (150) 

feet. Additionally, any portion of the principal building that exceeds 27 feet in height, 

including any “additional height” extensions, shall be set back an additional amount, 

computed as twoone (21) feetfoot from the 150-foot building line at ground level for 

each one (1) foot of additional building height above 27 feet. This ratio establishes a 

height-setback plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering required 

between certain uses in Section 24-513.D. shall be supplemented by planting of a row 

of trees along the side or rear property line toward the abutting residential property. 

This shall involve trees of forty-five (45)-gallon size spaced a maximum of ten (10) 

feet on center along the property line. The supplemental tree planting shall not count 

toward any other minimum site landscaping requirements in this Chapter. 

Planting of trees within any utility easements along the property line shall meet any 

applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance with 

the supplemental tree planting requirement is not possible due to utility conflicts, the 

administrative official shall work with the applicant during the site plan review 

process, or with the applicant and the Planning and Zoning Commission for planned 

development applications, to seek an alternate solution which is not in conflict with 

the purposes of this subsection. 

i. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 
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Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

6) Maximum site coverage: 75 percent of lot area. 

 

FIGURE 24-536.A 

Height-Setback Plane 

b) Schools. 

1) Minimum lot area: 5,000 square feet. 

2) Minimum lot width: 50 feet. 

3) Minimum lot depth: 100 feet. 

4) Maximum building height: 40 feet including drive-under parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed fifty (50) feet 

above the average level of the base of the foundation of the building; and 

(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed sixty (60) feet above the average level of the base of the foundation 

of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

5) Minimum required yards: 

(a) Front yard: 15 feet. 

(b) Side yard: Five (5) feet, provided that on a corner lot, both street exposures shall be 

treated as front yards on all lots platted after the date of enactment of this chapter, 

except that where one street exposure is designated as a side yard by a building line 

shown on a plat approved by the Planning and Zoning Commission, containing a 

side yard of ten (10) feet or more, the building line provisions on the plat shall be 

observed. On lots which were official corner lots of record prior to the date of 
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enactment of this chapter, the minimum side yard adjacent to the side street shall be 

ten (10) feet. 

(c) Rear yard: 

i. For the main structure, ten (10) feet from any alley or easement, with not more than 

50 percent lot coverage on the back half of the lot. 

ii. For any accessory structure, three (3) feet from any alley or easement or five (5) feet 

where there is no alley or easement. 

(d) Height-setback plane for side and rear yards: Where a property is at a boundary of the 

CMU district and an abutting residential property is in an R-1, R-3, R-4 or R-5 

district, the minimum yard toward the abutting property shall be fifteenten (150) 

feet. Additionally, any portion of the principal building that exceeds 27 feet in height, 

including any “additional height” extensions, shall be set back an additional amount, 

computed as twoone (21) feetfoot from the 150-foot building line at ground level for 

each one (1) foot of additional building height above 27 feet. This ratio establishes a 

height-setback plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering required 

between certain uses in Section 24-513.D. shall be supplemented by planting of a row 

of trees along the side or rear property line toward the abutting residential property. 

This shall involve trees of forty-five (45)-gallon size spaced a maximum of ten (10) 

feet on center along the property line. The supplemental tree planting shall not count 

toward any other minimum site landscaping requirements in this Chapter. 

Planting of trees within any utility easements along the property line shall meet any 

applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance with 

the supplemental tree planting requirement is not possible due to utility conflicts, the 

administrative official shall work with the applicant during the site plan review 

process, or with the applicant and the Planning and Zoning Commission for planned 

development applications, to seek an alternate solution which is not in conflict with 

the purposes of this subsection. 

i. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

6) Maximum site coverage: 75 percent of lot area. 

 

c) Commercial and small-scale (under one-half acre) mixed-use development. 

1) Minimum lot area: 5,000 square feet. 

2) Minimum lot width: 50 feet. 

3) Minimum lot depth: 100 feet. 

4) Maximum building height: 40 feet including drive-under parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed fifty (50) feet 

above the average level of the base of the foundation of the building; and 

(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 
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total not to exceed sixty (60) feet above the average level of the base of the foundation 

of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

5) Minimum required yards: 

(a) Front yard: 15 feet. 

(b) Side yard: No side yard is specified except that: 

i. Where a side yard abuts a lot which is in residential use, the minimum side yard 

shall be ten (10) feet; or 

ii. On a corner lot which is in residential use, both street exposures shall be treated as 

front yards on all lots platted after the date of enactment of this chapter, except that 

where one street exposure is designated as a side yard by a building line shown on 

a plat approved by the Planning and Zoning Commission, containing a side yard 

of ten (10) feet or more, the building line provisions on the plat shall be observed. 

On lots which were official corner lots of record prior to the date of enactment of 

this chapter, the minimum side yard adjacent to the side street shall be ten (10) feet. 

(c) Rear yard: 10 feet. 

(d) Height-setback plane for side and rear yards: Where a property is at a boundary of the 

CMU district and an abutting residential property is in an R-1, R-3, R-4 or R-5 

district, the minimum yard toward the abutting property shall be fifteenten (150) 

feet. Additionally, any portion of the principal building that exceeds 27 feet in height, 

including any “additional height” extensions, shall be set back an additional amount, 

computed as twoone (21) feetfoot from the 150-foot building line at ground level for 

each one (1) foot of additional building height above 27 feet. This ratio establishes a 

height-setback plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering required 

between certain uses in Section 24-513.D. shall be supplemented by planting of a row 

of trees along the side or rear property line toward the abutting residential property. 

This shall involve trees of forty-five (45)-gallon size spaced a maximum of ten (10) 

feet on center along the property line. The supplemental tree planting shall not count 

toward any other minimum site landscaping requirements in this Chapter. 

Planting of trees within any utility easements along the property line shall meet any 

applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance with 

the supplemental tree planting requirement is not possible due to utility conflicts, the 

administrative official shall work with the applicant during the site plan review 

process, or with the applicant and the Planning and Zoning Commission for planned 

development applications, to seek an alternate solution which is not in conflict with 

the purposes of this subsection. 

i. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

(e) Limitation on outdoor activity adjacent to residential districts. Where a property is at a 

boundary of the CMU district and an abutting residential property is in an R-1, R-3, 
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R-4 or R-5 district, any outdoor seating, assembly or other area that is partially or 

entirely outside the principal structure and intended for patronage by or service to 

customers of the use shall be located only in front of a line connecting the two 

midpoints of the two opposite side lot lines. Any such outdoor activity shall also 

comply with the performance standards for noise in Section 24-511. 

6) Maximum density for multi-family residential use. Any mixed-use development with a 

multi-family residential component shall not exceed a gross residential density of thirty 

(30) units per acre for the total project site. 

76) Maximum site coverage: 75 percent of lot area. 

 

d) Mixed-Use Development. 

1) Minimum site area: 21,780 square feet (½ acre). 

(a) Minimum mix of uses. For a building or a development on a site of one-half acre or 

larger to be considered a “mixed-use” project, each different use must occupy at least 

5,000 square feet or 10 percent of the total floor area of the building or development, 

whichever is greaterless. 

i. Where a mixed-use development involves multi-family dwellings, such dwellings 

shall not be the sole use in a freestanding building, and shall only be constructed as 

part of a building which includes one or more non-residential uses that occupy at 

least twenty-five (25) percent of the total floor area of the building. 

2) Minimum site width: 100 feet. 

3) Minimum site depth: 100 feet. 

4) Maximum building height: 53 feet including drive-under parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with  the total not to exceed sixty-three (63) 

feet above the average level of the base of the foundation of the building; and 

(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed seventy-three (73) feet above the average level of the base of the 

foundation of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

5) Minimum required yards: 

(a) Front yard: 15 feet. 

(b) Side yard: Side yard: No side yard is specified except that: 

i. Where a side yard abuts a lot which is in residential use, the minimum side yard 

shall be ten (10) feet; or 

ii. On a corner lot which is in residential use, both street exposures shall be treated as 

front yards on all lots platted after the date of enactment of this chapter, except that 

where one street exposure is designated as a side yard by a building line shown on 

a plat approved by the Planning and Zoning Commission, containing a side yard 

of ten (10) feet or more, the building line provisions on the plat shall be observed. 

On lots which were official corner lots of record prior to the date of enactment of 

this chapter, the minimum side yard adjacent to the side street shall be ten (10) feet. 

(c) Rear yard: 10 feet. 

(d) Height-setback plane for side and rear yards: Where a property is at a boundary of the 

CMU district and an abutting residential property is in an R-1, R-3, R-4 or R-5 
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district, the minimum yard toward the abutting property shall be fifteenten (150) 

feet. Additionally, any portion of the principal building that exceeds 27 feet in height, 

including any “additional height” extensions, shall be set back an additional amount, 

computed as twoone (21) feetfoot from the 150-foot building line at ground level for 

each one (1) foot of additional building height above 27 feet. This ratio establishes a 

height-setback plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering required 

between certain uses in Section 24-513.D. shall be supplemented by planting of a row 

of trees along the side or rear property line toward the abutting residential property. 

This shall involve trees of forty-five (45)-gallon size spaced a maximum of ten (10) 

feet on center along the property line. The supplemental tree planting shall not count 

toward any other minimum site landscaping requirements in this Chapter. 

Planting of trees within any utility easements along the property line shall meet any 

applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance with 

the supplemental tree planting requirement is not possible due to utility conflicts, the 

administrative official shall work with the applicant during the site plan review 

process, or with the applicant and the Planning and Zoning Commission for planned 

development applications, to seek an alternate solution which is not in conflict with 

the purposes of this subsection. 

i. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

(e) Limitation on outdoor activity adjacent to residential districts. Where a property is at a 

boundary of the CMU district and an abutting residential property is in an R-1, R-3, 

R-4 or R-5 district, any outdoor seating, assembly or other area that is partially or 

entirely outside the principal structure and intended for patronage by or service to 

customers of the use shall be located only in front of a line connecting the two 

midpoints of the two opposite side lot lines. Any such outdoor activity shall also 

comply with the performance standards for noise in Section 24-511. 

6) Maximum density for multi-family residential use. Any mixed-use development with a 

multi-family residential component shall not exceed a gross residential density of thirty 

(30) units per acre for the total project site. 

76) Maximum site coverage: 85 percent of lot area. 

 

e) Planned Development. 

1) Minimum site area: 32,670 square feet (3/4 acre)1 acre. 

2) Minimum site width: 150200 feet. 

3) Minimum site depth: 100 feet. 

4) Maximum building height: 53 feet including drive-under parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed sixty-three (63) 

feet above the average level of the base of the foundation of the building; and 
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(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed seventy-three (73) feet above the average level of the base of the 

foundation of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

5) Minimum required yards: As established by the approved site plan for the planned 

development amendment, except that for side and rear yards: 

(a) Where a property is at a boundary of the CMU district and an abutting residential 

property is in an R-1, R-3, R-4 or R-5 district, the minimum yard toward the abutting 

property shall be fifteenten (150) feet. Additionally, any portion of the principal 

building that exceeds 27 feet in height, including any “additional height” extensions, 

shall be set back an additional amount, computed as twoone (21) feetfoot from the 

150-foot building line at ground level for each one (1) foot of additional building 

height above 27 feet. This ratio establishes a height-setback plane as illustrated in 

Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering required 

between certain uses in Section 24-513.D. shall be supplemented by planting of a row 

of trees along the side or rear property line toward the abutting residential property. 

This shall involve trees of forty-five (45)-gallon size spaced a maximum of ten (10) 

feet on center along the property line. The supplemental tree planting shall not count 

toward any other minimum site landscaping requirements in this Chapter. 

Planting of trees within any utility easements along the property line shall meet any 

applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance with 

the supplemental tree planting requirement is not possible due to utility conflicts, the 

administrative official shall work with the applicant during the site plan review 

process, or with the applicant and the Planning and Zoning Commission for planned 

development applications, to seek an alternate solution which is not in conflict with 

the purposes of this subsection. 

i. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

(b) Limitation on outdoor activity adjacent to residential districts. Where a property is at a 

boundary of the CMU district and an abutting residential property is in an R-1, R-3, 

R-4 or R-5 district, any outdoor seating, assembly or other area that is partially or 

entirely outside the principal structure and intended for patronage by or service to 

customers of the use shall be located only in front of a line connecting the two 

midpoints of the two opposite side lot lines. Any such outdoor activity shall also 

comply with the performance standards for noise in Section 24-511. 

6) Maximum site coverage: As established by the approved site plan for the planned 

development amendment. 
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(3) Parking. A minimum number of off-street parking spaces shall be required as follows: 

a) Residential structures: 

1) Two (2) on-site spaces per single-family dwelling unit, subject to the requirements 

of Section 24-514. 

2) For multi-family dwellings, a minimum number of off-street parking spaces as 

provided in Section 24-514a of the City Code. 

b) Churches: 

1) One (1) on-site space for every three (3) individual seats provided in the main 

sanctuary. Whenever pews are provided in lieu of individual seats, 24 inches shall be 

the equivalent of one (1) seat. 

c) Schools: 

1) One (1) on-site space for each classroom plus one (1) on-site space for each four (4) 

seats in any auditorium, gymnasium or other place of assembly. 

d) Other non-residential uses: 

1) A minimum number of off-street parking spaces as provided in Section 24-514a of the 

City Code. 

 

(4) Outdoor lighting. All outdoor lighting shall be located, screened or shielded so that adjacent 

residential lots or structures are not directly illuminated. 
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Instructions: Existing section to be replaced in its entirety. 

 

Sec. 24-537.  Urban Village-Downtown District (UV-D). 

 
A. Purpose.   

(1) Generally. This district provides for a mix of uses and style of development intended to 

reinforce the “small town” downtown feel desired by Bellaire residents, including 

opportunities for shopping, services, dining and entertainment. While Bellaire residents 

and visitors frequent the area for convenience shopping and multi-purpose trips, it has not 

offered the typical experience of a destination downtown given how this primary 

commercial area in Bellaire developed over time without a traditional Main Street or other 

focal point for typical downtown amenities. The district is also a high-profile area of the 

community given its proximity to busy Bellaire Boulevard and its bifurcation by the 

Bissonnet diagonal. District standards require that more visible landscaping and green 

elements be incorporated on all sites, including within off-street parking areas and any 

higher-intensity residential or mixed-use developments that emerge within the district. 

(2) Character. This district is intended to support a transition to a more Urban development 

character through redevelopment in the core downtown area. This could provide the 

critical mass the area has always lacked to spur greater foot traffic and extended visits that 

are essential to a vibrant mix of retail, service and hospitality businesses. Encouraging 

housing options adds another important element by putting full-time residents in the area 

with expectations for a safe and hospitable environment in which to live, recreate, and host 

guests and visitors. Keys to an Urban character are relatively small block sizes (or 

pedestrian routes through larger blocks), more intensive site development and coverage, 

reduced reliance on off-street surface parking, and greater architectural enclosure of public 

streets and spaces to support a pedestrian orientation. 

(3) Uses. This district provides for a mix of commercial, office, civic and entertainment uses 

appropriate for an Urban character setting, and especially for new residential presence to 

add built-in demand for local shopping and services. Land assembly and master-planned 

development is encouraged, as is vertical mixing of uses in buildings that accommodate 

upper-floor residential, office or other uses above street-level retail and services. This 

pattern is most appropriate in pedestrian-oriented areas, but also along busy arterial streets 

through the district where frontage properties are less conducive for stand-alone 

residential use. Unusually shaped and undersized building sites, caused by the diagonal 

orientation of Bissonnet through the community, pose a particular challenge in some parts 

of the district, which is also good reason to encourage more vertical development where 

appropriate. 

 

B. Uses.  

(1) Permitted uses. 

a) Utilities: 

1) Local utility distribution lines; and 

2) Telephone lines and related cross-connecting points. 

b) Facilities owned and maintained by the City of Bellaire or other governmental entities, 

including public transit facilities and public parks. 

c) Single-family dwellings, attached, involving at least five (5) contiguous lots, with at least 

one-half (1/2) of each lot located within three hundred and fifty (350) feet of a boundary 
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of the UV-D district that abuts residential property in an R-1, R-3, R-4 or R-5 district, so as 

to provide a transition between the UV-D district and nearby lower density residential 

development. 

dc) Commercial uses as follows, not to include any drive-in or drive-through facilities 

without Specific Use Permit approval: 

1) Banks, credit unions and similar institutions; 

2) Business and professional offices and services; 

3) General retail sales and services, but not including mini-storage businesses, mortuaries 

or funeral parlors, pawnshops, or tattoo shops; 

4) Hotels, but not motels as defined in Section 24-202.(111); and 

5) Restaurants and cafeterias. 

ed) Recreational and amusement uses as follows: 

1) Amusement, commercial indoor; 

2) Art gallery or museum; 

3) Athletic, swimming or tennis club and/or facilities; 

4) Movie theater, indoor; 

5) Private club; and 

6) Theater, for live performances. 

fe) Conference center facilities. 

gf) Mixed-use developments consisting of a combination of two or more of the permitted 

uses listed in subsections d), e) or f)c), d) or e), above, or a combination of one or more of 

such uses and at least one of the following residential uses: 

1) Single-family dwellings, attached; and 

2) Multi-family dwellings. 

hg) Planned Development: Applicants may propose planned developments in this district 

under the amendatory procedures in Section 24-604. This procedure will enable 

consideration of development proposals involving uses or designs that might not strictly 

adhere to the standards within this Section but would meet the spirit and intent of the 

district. All such applications must still meet the following district standards: 

1) Minimum site area; 

2) Maximum building height; and 

3) Height-setback plane where a property is at a boundary of the UV-D district and an 

abutting residential property is in an R-1, R-3, R-4 or R-5 district; and. 

4) Maximum floor area to site area, with potential development intensity bonuses. 

ih) Accessory uses as follows, subject to the requirements of Section 24-510, except that, for 

the purposes of the UV-D district, an accessory use may occur within a portion of a 

principal structure: 

1) Home occupations, subject to the requirements of Section 24-517; 

2) Bars, when accessory to a principal restaurant, hotel, commercial indoor amusement, 

movie theater, theater or private club use, and subject to the requirements of Chapter 3, 

Alcoholic Beverages, of the City Code; and 

3) Vehicle washing, included as an accessory service use within a parking structure, 

provided that all associated activity is carried out inside the structure, screened from 

view from any public street right-of-way, and that no vehicle repairs are made on the 

premises. 
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(2) Specific uses. 

a) Commercial uses with drive-in or drive-through facilities. 

b) Educational, institutional and special uses as follows: 

1) Antenna; 

2) Hospital, acute and/or chronic care; 

3) Kindergarten, nursery and/or day care center. 

4) Nursing home; 

5) Radio, television or microwave antenna or tower; and 

6) School, business or trade. 

c) Transportation, automobile and related uses as follows: 

1) Commercial parking garage operations, within multi-level and/or underground garage 

space as defined in Section 24-202(78), but not commercial surface parking lots (areas) 

as defined in Section 24-202(42); and 

2) Passenger terminals and bus passenger stations, but not heliports. 

 

(3) Temporary uses. Temporary uses in the UV-D district shall be authorized, permitted, limited 

in duration and subject to potential time extensions as provided in Section 24-505. 

Examples of such uses include: 

a) Construction offices. 

b) Public interest or special events. 

c) Sidewalk sales and other outdoor sales events (e.g., farmers’ market). 

 

(4) Relative quantity of multi-family residential use. At no time shall more than fifteen (15) percent 

of the total gross developed floor area within the UV-D district, excluding the floor area of 

any parking structures, be in multi-family residential uses. 

 

C. Development Standards.  

(1) Site plan review required. All development applications in the UV-D district require site plan 

review and approval to ensure conformance with the substantive standards for this district 

and other applicable provisions of the City Code.    

a) Required approvals. 

1) Planning and Zoning Commission review for planned developments. All planned 

development applications, and their associated site plans, require Planning and Zoning 

Commission review, and a recommendation to City Council, in accordance with 

Article VI, Amendatory Procedure, of this chapter. 

2) Administrative approval. The City’s administrative official is authorized to approve site 

plans for all development applications other than planned developments, provided the 

site plan complies with the standards for this district and other applicable provisions of 

the City Code, or will comply if conditions specified by the official are met. The 

administrative official, at his sole discretion, may also refer any such site plan to the 

Planning and Zoning Commission for review and decision. 

(a) Required referral to Commission. The administrative official is not authorized to 

disapprove a site plan. The official shall refer a site plan to the Planning and Zoning 

Commission for review and decision if the official finds reasons for potential 

disapproval, including when a site plan does not strictly conform to all standards for 

this district or other applicable provisions of the City Code. If the official does not 

approve the site plan, he shall place the site plan on the agenda of the Planning and 
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Zoning Commission so that it may be considered for approval, approval with 

conditions, or disapproval by the Commission. 

(b) Applicant request for Commission review. The administrative official shall refer a site 

plan to the Planning and Zoning Commission for review and decision if the applicant 

disagrees with a condition of approval specified by the official, or otherwise requests 

Commission involvement in the site plan review. 

b) Application requirements. Applicants shall satisfy all application and submittal 

requirements for site plan review itemized in Section 24-524. 

1) Waiver authority. For projects in the UV-D district other than planned development 

applications, the administrative official is authorized to waive elements of the site plan 

submittal requirements in Section 24-524 if he finds that the specified information 

relates to a site development standard that does not apply to a proposed project. 

 

(2) Size and area. 

a) Single-family dwellings, attached. 

1) Minimum lot area: 2,500 square feet. 

2) Minimum lot width: 25 feet. 

3) Minimum lot depth: 100 feet. 

4) Minimum building height: 30 feet, which shall include at least two working stories for all 

portions of the building situated at the front building line. 

5) Maximum building height: 40 feet including drive-under parking and any above-surface 

portion of partial subsurface parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed fifty (50) feet 

above the average level of the base of the foundation of the building; and 

(b) Requests for additional height beyond the allowances provided in item (a), above, 

shall require approval of a specific use permit. 

6) Minimum floor area per dwelling unit: 1,550 square feet. 

7) Required yards: 

(a) Front yard: No front yard is specified except that: 

i. Maximum front building setback. At least 50 percent of the front building façade of all 

principal buildings shall be at the front property line, with zero feet of setback. 

Step-backs from the front building line are permitted elsewhere along the front 

building façade to accommodate recessed dwelling entries, a front stairway to an 

elevated dwelling entry, a front porch or patio area, and/or landscaping. 

 (b) Side and rear yards: No side or rear yard is specified except that: 

i. Where a property is at a boundary of the UV-D district and an abutting residential 

property is in an R-1, R-3, R-4 or R-5 district, the minimum yard toward the 

abutting property shall be fifteen (15) feet. Additionally, any portion of the 

principal building that exceeds 27 feet in height, including any “additional height” 

extensions, shall be set back an additional amount, computed as two (2) feet from 

the 15-foot building line at ground level for each one (1) foot of additional building 

height above 27 feet. This ratio establishes a height-setback plane as illustrated in 

Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering 

required between certain uses in Section 24-513.D. shall be supplemented by 

planting of a row of trees along the side or rear property line toward the abutting 
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residential property. This shall involve trees of forty-five (45)-gallon size spaced a 

maximum of ten (10) feet on center along the property line. The supplemental tree 

planting shall not count toward any other minimum site landscaping requirements 

in this Chapter. 

Planting of trees within any utility easements along the property line shall meet 

any applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance 

with the supplemental tree planting requirement is not possible due to utility 

conflicts, the administrative official shall work with the applicant during the site 

plan review process, or with the applicant and the Planning and Zoning 

Commission for planned development applications, to seek an alternate solution 

which is not in conflict with the purposes of this subsection. 

ii. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

8) Maximum lot coverage: 90 percent of lot area. 

 

ba) Commercial and small-scale (under one acre) mixed-use development. 

1) Minimum site area: 5,000 square feet. 

2) Minimum site width: 50 feet. 

3) Minimum site depth: 100 feet. 

4) Minimum building height: 2 working stories or 30 feet, which shall include at least two 

working stories for all portions of the building situated at the front building 

linewhichever is greater. 

5) Maximum building height: 40 feet including drive-under parking and any above-surface 

portion of partial subsurface parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed fifty (50) feet 

above the average level of the base of the foundation of the building; and 

(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed sixty (60) feet above the average level of the base of the foundation 

of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

6) Minimum required yards: 

(a) Front yard: No front yard is specified except that: 

i. Maximum front building setback. At least 75 percent of the front building façade of all 

principal buildings shall be at the front property line, with zero feet of setback. 

Step-backs from the front building line are permitted elsewhere along the front 

building façade for articulation purposes. The 75 percent minimum may only be 

decreased to accommodate a public plaza, pocket park or other public open space, 

or an outdoor seating area associated with a restaurant use, which is situated 

between the building and along a public street. 
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 (b) Side and rear yards: No side or rear yard is specified except that: 

i. Where a property is at a boundary of the UV-D district and an abutting residential 

property is in an R-1, R-3, R-4 or R-5 district, the minimum yard toward the 

abutting property shall be fifteenten (150) feet. Additionally, any portion of the 

principal building that exceeds 27 feet in height, including any “additional height” 

extensions, shall be set back an additional amount, computed as twoone (21) 

feetfoot from the 150-foot building line at ground level for each one (1) foot of 

additional building height above 27 feet. This ratio establishes a height-setback 

plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering 

required between certain uses in Section 24-513.D. shall be supplemented by 

planting of a row of trees along the side or rear property line toward the abutting 

residential property. This shall involve trees of forty-five (45)-gallon size spaced a 

maximum of ten (10) feet on center along the property line. The supplemental tree 

planting shall not count toward any other minimum site landscaping requirements 

in this Chapter. 

Planting of trees within any utility easements along the property line shall meet 

any applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance 

with the supplemental tree planting requirement is not possible due to utility 

conflicts, the administrative official shall work with the applicant during the site 

plan review process, or with the applicant and the Planning and Zoning 

Commission for planned development applications, to seek an alternate solution 

which is not in conflict with the purposes of this subsection. 

ii. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

(c) Limitation on outdoor activity adjacent to residential districts. Where a property is at a 

boundary of the UV-D district and an abutting residential property is in an R-1, R-3, 

R-4 or R-5 district, any outdoor seating, assembly or other area that is partially or 

entirely outside the principal structure and intended for patronage by or service to 

customers of the use shall be located only in front of a line connecting the two 

midpoints of the two opposite side lot lines. Any such outdoor activity shall also 

comply with the performance standards for noise in Section 24-511. 

7) Maximum site coverage: 90 percent of lot area. 

8) Standards applicable to residential use. 

(a) Single-family dwellings, attached: Any single-family dwellings, attached, that are part 

of a mixed-use development shall meet all the standards for lot area and dimensions, 

building height, floor area per dwelling unit, yards, and lot coverage that apply to 

such dwellings when they are developed as an independent use in the UV-D district. 

(b) Multi-family dwellings: Any mixed-use development with a multi-family residential 

component shall not exceed a gross residential density of thirty (30) units per acre for 

the total project site. 
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98) Maximum floor area to site area: As provided in Table 24-537.A for commercial 

development and other development scenarios permitted in the district, with a base 

standard of 1.00 maximum for commercial, mixed-use and planned development 

projects for which all of the off-street parking is surface parking. Potential development 

intensity bonuses, in the form of increased floor area allowances relative to site area 

beyond the base maximum standard, are also provided in the table. 
 

NOTE: Revisions below to Table 24-537.A are for clarity purposes only (no substantive changes). 
 
 

Table 24-537.A: 
Development Intensity Standards and Potential  Bonuses 

Development and Parking Plan Maximum  
Floor Area Ratio 

(FAR): 
Base + Bonus 

Other Available Intensity Bonuses 
Beyond 1.00 Base Maximum FAR Maximum 

Development Type 
Off-Street 
Parking 

Approach 

Off-Street Parking 
Location 

Additional 
Site Area 

Amenity 
Space*** 

 Commercial 

 Mixed Use* 

 Planned 
Development (PD) 

All surface 
parking 

1.00 Base 
+ 0.00 Bonus = 

1.00 

10% FAR Bonus 
if none of the 
off-street parking 
abuts a public 
street or sidewalk 

n/a 5% FAR Bonus for 
each 1,000 square 
feet of such 
amenity area 
provided, up to  
5,000 square feet 

 Mixed Use* 

 Planned 
Development (PD) 

Mix of surface 
and garage 

(or drive-under) 
parking** 

1.00 Base 
+ 0.25 Bonus = 

1.25 

Same as above 25% FAR Bonus 
for each 1 acre of 
additional site area 
beyond the 
minimum required 

Same as above 

 Mixed Use* 

 Planned 
Development (PD) 

All garage 
parking** 

1.00 Base 
+ 1.00 Bonus = 

2.00 

Same as above Same as above Same as above 

 Mixed Use* 

 Planned 
Development (PD) 

In all cases, must 
have 75% or more of 
all ground floor space 
along public streets in 
general retail sales 
and services or 
restaurant uses 

All garage 
parking** 

1.00 Base 
+ 2.00 Bonus = 

3.00 

With 
consideration, 

through the 
Planned 

Development 
(PD) process, 
of applications 
proposing an 
FAR  greater 

than 3.00higher 
FAR  

Same as above Same as above Same as above 

NOTE: All standards and bonus opportunities in the table involving off-street parking exclude any parking associated with single-
family dwellings, attached, that are part of a mixed-use or planned development. 

* For purposes of the UV-D district, for a building or development on a site of one acre or larger to be considered a “mixed-use” 
project, each different use must occupy at least 5,000 square feet or 10% of the total floor area of the building or development, 
whichever is greaterless. 

** Whether the garage parking is entirely above ground or partially or entirely below ground level. 

*** “Amenity space” includes an on-site public plaza, pocket park or other public open space, or an on-site outdoor seating area 
associated with a restaurant use. 
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cb) Mixed-Use Development. 

1) Minimum site area: 1 acre. 

(a) Minimum mix of uses. For a building or a development on a site of one acre or larger 

to be considered a “mixed-use” project, each different use must occupy at least 5,000 

square feet or 10 percent of the total floor area of the building or development, 

whichever is greaterless. 

i. Where a mixed-use development involves multi-family dwellings, such dwellings 

shall not be the sole use in a freestanding building, and shall only be constructed as 

part of a building which includes one or more non-residential uses that occupy at 

least twenty-five (25) percent of the total floor area of the building. 

(b) Site area credit. If a site abuts an alley or vehicular access easement, one-half of the 

width of the alley or easement which is directly adjacent to the site shall be counted 

toward the calculation of site area. 

2) Minimum building height: 2 working stories or 30 feet, which shall include at least two 

working stories for all portions of the building situated at the front building 

linewhichever is greater. 

3) Maximum building height: 53 feet including drive-under parking and any above-surface 

portion of partial subsurface parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed sixty-three (63) 

feet above the average level of the base of the foundation of the building; and 

(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed seventy-three (73) feet above the average level of the base of the 

foundation of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

4) Minimum required yards: 

(a) Front yard: No front yard is specified except that: 

i. Maximum front building setback. At least 75 percent of the front building façade of all 

principal buildings shall be at the front property line, with zero feet of setback. 

Step-backs from the front building line are permitted elsewhere along the front 

building façade for articulation purposes. The 75 percent minimum may only be 

decreased to accommodate a public plaza, pocket park or other public open space, 

or an outdoor seating area associated with a restaurant use, which is situated 

between the building and along a public street. 

(b) Side and rear yards: No side or rear yard is specified except that: 

i. Where a property is at a boundary of the UV-D district and an abutting residential 

property is in an R-1, R-3, R-4 or R-5 district, the minimum yard toward the 

abutting property shall be fifteenten (150) feet. Additionally, any portion of the 

principal building that exceeds 27 feet in height, including any “additional height” 

extensions, shall be set back an additional amount, computed as twoone (21) 

feetfoot from the 150-foot building line at ground level for each one (1) foot of 

additional building height above 27 feet. This ratio establishes a height-setback 

plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering 

required between certain uses in Section 24-513.D. shall be supplemented by 
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planting of a row of trees along the side or rear property line toward the abutting 

residential property. This shall involve trees of forty-five (45)-gallon size spaced a 

maximum of ten (10) feet on center along the property line. The supplemental tree 

planting shall not count toward any other minimum site landscaping requirements 

in this Chapter. 

Planting of trees within any utility easements along the property line shall meet 

any applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance 

with the supplemental tree planting requirement is not possible due to utility 

conflicts, the administrative official shall work with the applicant during the site 

plan review process, or with the applicant and the Planning and Zoning 

Commission for planned development applications, to seek an alternate solution 

which is not in conflict with the purposes of this subsection. 

ii. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 

(c) Limitation on outdoor activity adjacent to residential districts. Where a property is at a 

boundary of the UV-D district and an abutting residential property is in an R-1, R-3, 

R-4 or R-5 district, any outdoor seating, assembly or other area that is partially or 

entirely outside the principal structure and intended for patronage by or service to 

customers of the use shall be located only in front of a line connecting the two 

midpoints of the two opposite side lot lines. Any such outdoor activity shall also 

comply with the performance standards for noise in Section 24-511. 

5) Maximum site coverage: 90 percent of lot area. 

6) Standards applicable to residential use. 

(a) Single-family dwellings, attached: Any single-family dwellings, attached, that are part 

of a mixed-use development shall meet all the standards for lot area and dimensions, 

building height, floor area per dwelling unit, yards, and lot coverage that apply to 

such dwellings when they are developed as an independent use in the UV-D district. 

(b) Multi-family dwellings: Any mixed-use development with a multi-family residential 

component shall not exceed a gross residential density of thirty (30) units per acre for 

the total project site. 

76) Maximum floor area to site area: As provided in Table 24-537.A for mixed-use 

development and other development scenarios permitted in the district, with a base 

standard of 1.00 maximum for commercial, mixed-use and planned development 

projects for which all of the off-street parking is surface parking. Potential development 

intensity bonuses, in the form of increased floor area allowances relative to site area 

beyond the base maximum standard, are also provided in the table. 

 

dc) Planned Development. 

1) Minimum site area: 1 acre. 

(a) Site area credit. If a site abuts an alley or vehicular access easement, one-half of the 

width of the alley or easement which is directly adjacent to the site shall be counted 

toward the calculation of site area. 
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DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 49 of 51 

2) Minimum building height: As established by the approved site plan for the planned 

development amendment. 

3) Maximum building height: 79 feet including drive-under parking and any above-surface 

portion of partial subsurface parking, except that: 

(a) Up to 10 feet of additional height is allowed to accommodate roof gables, chimneys, 

vent stacks and mechanical equipment, with the total not to exceed eighty-nine (89) 

feet above the average level of the base of the foundation of the building; and 

(b) Up to 20 feet of additional height is allowed to accommodate church steeples, domes, 

spires and bell towers; cooling towers; and radio and television antennae, with the 

total not to exceed ninety-nine (99) feet above the average level of the base of the 

foundation of the building; and 

(c) Requests for additional height beyond the allowances provided in items (a) and (b), 

above, shall require approval of a specific use permit. 

4) Minimum required yards: 

(a) Front yard: As established by the approved site plan for the planned development 

amendment. 

(b) Side and rear yards: No side or rear yard is specified except that: 

i. Where a property is at a boundary of the UV-D district and an abutting residential 

property is in an R-1, R-3, R-4 or R-5 district, the minimum yard toward the 

abutting property shall be fifteenten (150) feet. Additionally, any portion of the 

principal building that exceeds 27 feet in height, including any “additional height” 

extensions, shall be set back an additional amount, computed as twoone (21) 

feetfoot from the 150-foot building line at ground level for each one (1) foot of 

additional building height above 27 feet. This ratio establishes a height-setback 

plane as illustrated in Figure 24-536.A. 

Additionally, in situations as described above, the screening and buffering 

required between certain uses in Section 24-513.D. shall be supplemented by 

planting of a row of trees along the side or rear property line toward the abutting 

residential property. This shall involve trees of forty-five (45)-gallon size spaced a 

maximum of ten (10) feet on center along the property line. The supplemental tree 

planting shall not count toward any other minimum site landscaping requirements 

in this Chapter. 

Planting of trees within any utility easements along the property line shall meet 

any applicable Department of Public Works standards to protect underground and 

overhead utilities, and any utility company policies with regard to allowable 

screening methods and the location and height of screening. Where compliance 

with the supplemental tree planting requirement is not possible due to utility 

conflicts, the administrative official shall work with the applicant during the site 

plan review process, or with the applicant and the Planning and Zoning 

Commission for planned development applications, to seek an alternate solution 

which is not in conflict with the purposes of this subsection. 

ii. On properties subject to the height-setback plane, no accessory structure shall be 

located within the 15-foot yard area toward the abutting residential property. 

Any accessory structure on the subject property shall comply with the height-

setback plane requirements as applied to the principal structure, in addition to the 

requirements of Section 24-510. 
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REVISED ZONING ORDINANCE AMENDMENTS PACKAGE 
This document is not final pending consideration and potential adoption by City Council. 

 

 

DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 50 of 51 

(c) Limitation on outdoor activity adjacent to residential districts. Where a property is at a 

boundary of the UV-D district and an abutting residential property is in an R-1, R-3, 

R-4 or R-5 district, any outdoor seating, assembly or other area that is partially or 

entirely outside the principal structure and intended for patronage by or service to 

customers of the use shall be located only in front of a line connecting the two 

midpoints of the two opposite side lot lines. Any such outdoor activity shall also 

comply with the performance standards for noise in Section 24-511. 

5) Maximum site coverage: As established by the approved site plan for the planned 

development amendment. 

6) Maximum floor area to site area: As provided in Table 24-537.A for commercial 

development and other development scenarios permitted in the district, with a base 

standard of 1.00 maximum for commercial, mixed-use and planned development 

projects for which all of the off-street parking is surface parking. Potential development 

intensity bonuses, in the form of increased floor area allowances relative to site area 

beyond the base maximum standard, are also provided in the table. 

 

(3) Parking. A minimum number of off-street parking spaces shall be required as follows: 

a) Residential structures: 

1) Two (2) on-site spaces per single-family dwelling unit, subject to the requirements 

of Section 24-514. 

2) For multi-family dwellings, a minimum number of off-street parking spaces as 

provided in Section 24-514a of the City Code. 

b) Other non-residential uses: 

1) A minimum number of off-street parking spaces as provided in Section 24-514a of the 

City Code. 

 

(4) Outdoor lighting. All outdoor lighting shall be located, screened or shielded so that adjacent 

residential lots or structures are not directly illuminated. 
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DRAFT Amendments to Chapter 24, Planning and Zoning (12.05.13) Page 51 of 51 

Instructions: Existing sections to be deleted in their entirety. 

 

Sec. 24-538. - Reserved. 

 

Sec. 24-539. - Reserved. 

 

Sec. 24-540. - Reserved. 
 

 

 
Instructions: Existing section to be amended. 

 

Sec. 24-547.  Urban Village (TOD) District (UV-T). 

 

C. Development Standards.  

(2) Streets. 

a) East-west connectivity. All new development, redevelopment and public improvements in 

the district shall be designed so as not to impede potential future improvement of 

continuous east-west public streets along the existing alignments of Terminal and Lehigh 

streets, ideally to provide connectivity from the Loop 610 frontage road on the east to 

South Rice Avenue (through City of Houston territory) on the west. 

[Renumber subsequent existing items in subsection C. accordingly, and delete existing items (4), (5), (7) 
and (8) as this content is moved elsewhere in Chapter 24.] 

 

(32) Size and area. 

(43) Development intensity. 

(4) Screening and Buffering. 

(5) Landscaping. 

(56) Outdoor lighting. 

(7) Parking. 

(8) Loading. 

 

D. Design Standards. 

[Delete subsection D. in its entirety as this content is moved elsewhere in Chapter 24.] 
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Minutes of Regular Meeting
November 12, 2013

1 MINUTES

2 PLANNING & ZONING COMMISSION

3 TUESDAY, NOVEMBER 12, 2013

4 REGULAR MEETING

5 6: 00 PM

6

7 The Planning and Zoning Commission met in a Regular Session at 6: 00 PM, on Tuesday
8 November 12, 2013 in the City Council Chambers of City Hall, 7008 South Rice Avenue,
9 Bellaire, Texas for the following purposes:

10

11 I.  Call to Order and Announcement of Quorum

12

13 Chairman Frazier called the meeting to order at 6: 04 PM.
14

15 Chairman Frazier announced that a quorum was present, consisting of the
16 following members:
17

18 Chairman Win Frazier

19 Vice Chairman Bill Thorogood

20 Commissioner Wayne Alderman

21 Commissioner Paul Simmons

22 Commissioner S. Lynne Skinner

23 Commissioner Marc Steinberg
24 Commissioner Dirk Stiggins

25

26 The following staff members were present:
27

28 Director of Community Development, John McDonald
29 Assistant City Attorney, Elliot Barner
30 Community Development, Taylor Reynolds
31

32 Mr. Gary Mitchell from Kendig Keast Collaborative was also present.
33

34 II.      Approval of Minutes from Past Meetings

35

36 a.  Regular meeting of October 8, 2013.
37 b.  Workshop session of October 8, 2013.
38

39 MOTION:      a motion was made by Commissioner Simmons and seconded
40 by Commissioner Stiggins to approve the minutes from the
41 Regular Meeting and Workshop Sessions of October 8, 2013.
42

43 Chairman Frazier made three minor corrections.

44

45 AMENDED MOTION: To approve the minutes from the Regular Meeting
46 and Workshop Sessions of October 8, 2013 as
47 corrected.

48

49 VOTE:   the motion carried on a unanimous vote of 7- 0.

50

51
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Minutes of Regular Meeting
November 12, 2013

52 III.     Reminder to citizens desiring to address the Commission
53

54 Chairman Frazier explained that the public will have two opportunities to speak

55 due to the fact that there is a public hearing on the agenda, and reminded
56 everyone who wished to address the Commission to fill out a sign in sheet.

57

58 IV.     Public Hearings

59

60 a.  Proposed amendments to the Code of Ordinances of the City of
61 Bellaire; Chapter 24; Planning & Zoning Regulations, including the
62 deletion of Sections 24- 536, R- M. 1 Residential- Commercial Mixed- Use

63 District; 24- 537, R- M. 2 Residential- Commercial Mixed- Use District;

64 24- 538, R- M. 3 Residential-Commercial Mixed- Use District; 24- 539,

65 CCD- 1 City Center District; 24- 540, CCD- 2 City Center District; 24- 547
66 D), Design Standards; and insert new sections regulating new zoning
67 districts ( Urban Village Downtown [ UV- D] and Corridor Mixed—Use

68 CMU]); and design standards for Urban Village ( TOD) District ( UV- T),

69 CMU, and UV- D; and amend Section 24- 547/ C/( 1), Site Plan Review,

70 to allow for city staff review of all site plans; 24- 513, Landscaping,
71 Screening, and Buffering, of general applicability; and Section 24- 403,
72 to amend the Official Zoning District Map, and re- number sections as
73 appropriate.

74

75 Mr. McDonald explained the public hearing process and informed Chairman
76 Frazier that Mr. Mitchell had a presentation to begin the process.

77

78 Mr. Mitchell presented a power point of the revised ordinances. He gave a

79 brief summary of the background history of this presentation for the citizens
80 who are unfamiliar with what has been going on with the plans to add multi-
81 unit housing to the city of Bellaire. Mr. Mitchell explained that this project is a
82 result of the Comprehensive Plan that was adopted by the City of Bellaire in
83 2009. He mentioned several priorities of the plan:

84

85 1.  Create more of a small town downtown feel, with restaurants

86 and walkable areas.

87 2.  Build up corridors along Bissonnet to match the redevelopment
88 of the rest of the community.
89 3.  Offer more life- cycle housing and multi- unit housing types
90 through either mixed- use projects or stand- alone projects in

91 some cases.

92

93 Mr. Mitchell posed the question of how to permit residential: by
94 right, Specific Use Permit, or another procedure.  He mentioned

95 that a market analysis was done several years back for the

96 city- center area, which included interviews with members of the
97 development community, real- estate professionals, and local
98 leadership. Mr. Mitchell added that the consensus was that
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99 mixed- use development was the solution to make the area turn

100 over and redevelop, and detached housing did not come up at
101 all. He pointed out that during this process it is good to look at
102 what is being developed in Central Houston and other cities
103 with urban development and mixed- use projects. Mr. Mitchell

104 gave the example of the Midtown area of Houston, where there

105 has been an increase in the development of multi- family units
106 and retail projects, as well as shared parking for areas with
107 limited space. He stated that developers across the country are
108 looking at the mixed- use approach, seeing where it makes
109 sense financially, and from a market standpoint. Mr. Mitchell
110 added that multi- family development is a concern in every city,
111 and that the object is to get people to live in the area while

112 providing the walking conveniences. Mr. Mitchell continued by
113 saying that in some zoning districts, Bellaire requires a
114 minimum of 900 square feet for apartment units, whereas, in

115 other areas of Houston there is a huge market for apartment

116 units as small as 200 square feet. He stated that these changes

117 would potentially create two new zoning districts within Bellaire,
118 as well as improving some of the city' s standards and
119 development quality. Mr. Mitchell then showed the current
120 zoning map and pointed out the two zoning districts within the
121 downtown area. He mentioned that along the Bissonnet
122 Corridor there is currently a series of individual R- M mixed- use
123 zoning districts, and that one of the initiatives of the Comp Plan
124 was to look for opportunities to combine some of those

125 districts. Mr. Mitchell showed the proposed map and zoning
126 districts, which includes combining the following:
127

128 Renwick and Atwell area- a proposed corridor mixed- use district

129 Avenue B,  Newcastle, and Mulberry area ( Bissonnet corridor)- the

130 proposal is to focus on the properties that front the corridor and have

131 the existing smaller lots go back to residential zoning
132 The South Rice and Bissonnet area

133 The downtown area- proposed location for the Urban Village District

134 The Chimney Rock area

135 A summary of the significant revisions include:

136 Height- setback plane adjustments

137 o Mr. Mitchell explained the height- setback plane by stating that
138 it would not only create a setback from the property line, but
139 also a height setback from the building. He added that as the
140 height increases, the setback has to increase. Mr. Mitchell

141 stated that by doing this, it will create more productive space.
142 He noted that the original proposal for the height- setback plane

143 was 27 feet, a 1: 1 ratio, but the revision to the ordinance

3
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144 would push it to a 1: 2 ratio, meaning that for every one foot in
145 height, two feet are required in distance. Mr. Mitchell explained

146 that the new setback plane is 10: 15. He also added that trees

147 must be planted on the non- residential property line facing R-
148 zoning, and accessory buildings would have to meet the 15ft
149 minimum set back.

150 Single- family attached by right UV- D
151 o Mr. Mitchell pointed out that the most significant change since

152 the May package is the decision to allow single- family attached
153 housing by right, whereas, before it had to be a part of a mix-
154 used project. He stated that the provisions for this kind of

155 development are that it must include at least 5 lots and that

156 the lots for this housing have to be within 350ft of a boundary
157 of a district with R- Zoning ( along Spruce St).
158 Mixed threshold for" Mixed- use"

159 o Mr. Mitchell explained that a mixed- use development would

160 consist of, for example, a group of residential homes and then a
161 corner store. He stated that the corner non- residential would

162 need to be at least 5, 000ft or 10% of the flooring of the entire

163 development, whichever is greater.

164 Limit on MF floor area within districts ( UV- D & CMU)

165 o He then mentioned the multi- family limitations: if you take the
166 total area of development in that district, 15% ( which is

167 changeable) of that project can be multi- family development.
168 Density limit for MF on sites
169 o On individual sites the amount of multi- family that can occur is
170 30 units per acre for each site. He made reference to Pont Alba

171 Apartments as a suburban style complex and stated that

172 Bellaire may see the number [ 30 units] go higher in the new
173 districts in order to promote a more urban atmosphere.

174 Limit on solely MF buildings
175 o Any building that has multi- family must have at least 25% of

176 the building floor area in non- residential use.
177 Building design standards apply to all visible sides
178 o The design standard apply to all visible sides, meaning
179 anywhere a building is visible it must get the same design
180 treatment as the rest of the building.
181 Limitation on outdoor customer areas

182 o Anything with outdoor seating can only be on the front half of
183 the lot towards the street and away from the residential rear
184 boundary.

185 Mr. Mitchell also mentioned that a planned development in the previous

186 packet required a one acre minimum, whereas, in the revised packet the

187 requirement is three- quarters of an acre.

188 Gary Mitchell then opened the floor up for questions.
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189 Public Hearing Comments

190 Donna Rickenbacker- Ms. Rickenbacker thanked the Commission for

191 making some adjustments with respect to the CMU District. She also
192 mentioned that the 40 foot maximum height limit could be increased by 10
193 feet for drive under parking, antennae, gables, etc. and asked Mr. Mitchell
194 whether or not the setoffs of every two feet are inclusive of every additional
195 height that is allowed.

196 Chairman Frazier said that the question will be answered specifically after
197 others ask their questions.

198 Lynn McBee- Ms. McBee stated that this is a documented public hearing and
199 she did not receive a list of names and addresses of the people notified;

200 therefore, the hearing may possibly be tainted if a larger amount of people
201 other than those directly affected within 200ft of the zoning changes haven' t
202 been notified about the 11- 12- 13 public hearing. She continued to say that
203 the proposal to change the existing acreage for a planned developed site from
204 a current one acre to three- quarters of an acre does two things negatively:

205 1.  By changing the city- wide minimum requirement for
206 a planned development, you increase the number of

207 potential client developments, which undercuts the

208 zoning predictability that you have.
209 2.  If a developer wishes to get a particular change to

210 the existing standards then he applies to the City
211 Council for a hearing for that proposal. She added
212 that this would increase the number of special

213 planned developments, along with the
214 unpredictability of zoning.

215 Ms. McBee noted that she appreciated the revisions that were made in

216 response to the critics that felt the changes on the corridor would adversely
217 affect them. She then mentioned the logo " the city of homes" and stated that
218 in opening Pandora' s Box to allow even a limited amount of residential homes
219 as part of retail development, the Commission has no idea what kind of

220 problems that the city is going to inherit. She mentioned that any residential
221 addition to the corridors is a roulette- wheel, and voiced her opinion that the

222 corridor mixed- use looks wonderful on paper, but will be a bear' s nest in

223 actuality. Ms. McBee strongly encouraged the Commission to remove the use
224 of residential building in the downtown area. She added that the idea of trying
225 to reduce the auto- oriented emphasis " is not only a joke, it is absurd."

226 Nick Lanza- Mr. Lanza stated that he owns a home on Newcastle and an

227 office building on Bissonnet. He added that he is interested in owning a few
228 more office buildings in Bellaire. He then thanked the Commission for the

229 hard work that they do for the community. Mr. Lanza explained that when he
230 moved here 15 years ago he was attracted to the quaintness of the city, the
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231 family environment, and the city of homes. He added that he is heavily
232 invested in this city and has no interest in living in a multi- family unit town.
233 He stated that he wants the personal connections with the people in the

234 community to continue, and feels that the City of Bellaire will sell out to big
235 retail stores if the zoning is changed. Mr. Lanza added that parking and traffic
236 will become a problem, and that the quality of life is in jeopardy for the
237 people in Bellaire.

238 Mike Salomon- 0 Howard & 0 Newcastle- Owner of Sandcastle homes,

239 Mr. Salomon explained that he was originally opposed to the new ordinances
240 because it would prohibit his company from building homes. Mr. Salomon
241 informed the Commission that he is not into commercial/ mixed use projects

242 and thanked Mr. McDonald, the city staff, and the Commission for working
243 with him on this matter and revising the ordinance to only require 3/4 of an
244 acre for a planned development. He stated that he has submitted to the city a
245 proposal for a planned development to create 12 patio home lots. Mr.

246 Salomon was curious if a 15ft setback would apply to his project.

247 Chairman Frazier then allowed Mr. Mitchell to respond to the public questions

248 asked.

249 Mr. Mitchell answered Ms. Rickenbacker's height- setback question by saying
250 that you have to start stepping back at 27 feet and that some clarifying
251 language can be added to say that it is strictly 27 feet, and that there are no
252 extensions.

253 Ms. Rickenbacker asked if the antenna that adds to the total height of the

254 building would be included in the 27ft.

255 Mr. Mitchell said that if the antenna or whatever extension was at the back of

256 the building at the 27 foot mark, then the setback couldn' t go above the 27ft.

257 Mr. Mitchell mentioned Ms. McBee' s comment that changing the auto- oriented
258 nature was absurd. He added that the question has come up regarding why
259 all of the area over to Chimney Rock that is in the current CCD Districts is not
260 included. He explained that those areas are shopping center type
261 developments oriented towards the cars coming in off the street. Mr. Mitchell
262 added that the Comp Plan focuses on a core area, which is why the proposed
263 UV- D is a smaller part of the current CCD District. He also pointed out that it

264 Comp Plan talks about the possibility of the city or property owners could
265 propose zoning change to the Urban Village Zoning. Mr. Mitchell continued by
266 stating that plenty of cities redevelop to change from auto- oriented to
267 narrowing streets in order to promote a different style of development. He
268 mentioned the concern with multi- family developments and explained that the
269 desire for the downtown area to change and be better is going to be tough if
270 some of the parts of that equation do not change. Mr. Mitchell stated that

271 with these changes, the city is providing a path to other types of residential
272 development. He noted that the market analysis portrays Bellaire as a
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273 challenging place to get projects approved, due to things like density/ unit
274 limitations, allowable building height/ mix of buildings, and location. Mr.
275 Mitchell then addressed Mr. Salomon' s question regarding the 15 ft. setback.
276 He explained that once that property had been approved as a PD it is no
277 longer under the limitations of the CMU District, and is instead under the

278 parameters of the planned development project.

279 Mr. McDonald mentioned the revision to allow 3/4 of an acre for a PD and

280 pointed out that currently in the RM districts the minimum acreage for a
281 residential PD is less than half an acre ( 18, 000 square feet), meaning that
282 even with the change, the land requirement for a planned development is

283 increasing from the current code.

284 Chairman Frazier opened up questions from the commission.

285 Vice Chairman Thorogood stated that the original decision to require one acre

286 for a PD was arbitrary.

287 Commissioner Simmons noted that he is satisfied with the Commission' s due

288 diligence and is happy with the product and progress. He mentioned Mr.
289 Salomon' s question about the setbacks and asked Mr. Mitchell if there would

290 be any situations where the side setback would conflict with the required
291 height- setback plane.

292 Mr. Mitchell explained that the height-setback plane applies to whatever side

293 is facing R zoning.

294 Commissioner Alderman asked if the 15% multi- family requirement could be
295 changed with a PD.

296 Mr. Mitchell responded by saying that if PDs are approved, over time they
297 become their own site specific zoning; they' re not a part of the CMU or UV- D
298 Districts, so it is always keeping track of the total floor area within those
299 districts. Mr. Mitchell informed the Commission that 55. 15% was just a

300 proposed number for this draft, and can be changed now, or over time.

301 Commissioner Alderman asked for clarification on the term " mixed- use." He

302 wanted to know if there could be a mixed- use development without a

303 residential component, for example, office and retail.

304 Mr. Mitchell stated that any mix of different uses versus just an independent
305 establishment in a single building can be considered mixed- use. He added
306 that mixed- use can also be side- by- side, vertical, or horizontal development.

307 Commissioner Alderman mentioned that in reading over the draft ordinance it
308 seemed as though residential was required as a part of a mixed- use

309 development.
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310 Mr. Mitchell explained that the term " patio- home" came up in the Comp Plan
311 talking about the CCD- 1 District, as well as the term " apartment," which was

312 changed to " Multi- Unit Housing Types." He continued to say that the
313 difference in terminology is simply ownership versus rental, and that they are
314 just forms of development in which the units are attached. Mr. Mitchell

315 reminded the Commission that the city can regulate the design, but cannot
316 regulate the topic of rental vs. ownership through zoning.

317 Commissioner Alderman asked where the 15% came from.

318 Mr. Mitchell explained that that the thinking was to get people living in the
319 area, but not for the area to become residential. He added that the objective

320 was to have a " small town downtown." Mr. Mitchell informed the Commission

321 that 15% was just to set a relatively low number of how much of that area
322 can be multi- family.

323 Commissioner Alderman questioned whether the 15% residential limitation

324 will make future projects viable.

325 Mr. Mitchell said yes, and that part of that 15% approach is " first come first

326 serve." He continued by saying that someone could come in on a larger site
327 or with land assembly and take a large amount, if not all of that 15%, or it

328 could happen gradually over time through piecemeal projects. Mr. Mitchell
329 added that it is a moving target, and that some land area could come out of
330 these districts through planned development. He added that the

331 redevelopment of properties over time will increase the total floor area, which

332 will lead to an increase in the 15% as well.

333 Commissioner Alderman said that 15% allows people to build and test the

334 idea out, and City Council will always have the option of revising the
335 percentage depending on how successful it is/ isn' t. He also stated that the
336 problem is that apartments are only good for the first 20- 30 years before they
337 go downhill, and at that point it is too late for City Council to revise that
338 number.

339 Mr. Mitchell agreed that this is an adjustable percentage, but disagreed with

340 the statement that apartments are only good for the first 20- 30 years. He felt
341 that it was a broad statement that does not always apply.

342 Commissioner Alderman pointed out the typo/ inconsistency on pages 5 & 6

343 regarding the height of spacing.

344 Mr. Mitchell clarified that there is a difference between the two pages, the

345 table is showing the citywide standard of 40 foot spacing, and the image is
346 depicting the suggestion for the UV- D.

347 Commissioner Steinberg thanked everyone for coming to the public hearing.
348 He stated that he has a fear of downtown Bellaire turning into an apartment
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349 city; however, he felt as though the Commission added several safe- guards to
350 prevent that from happening. He asked Mr. Mitchell if he felt the same way.

351 Mr. Mitchell agreed and explained that the implementations of design

352 standards and mixed- use requirements will deter unwanted apartment

353 failures. He stated that it will be up to the market to determine the success of
354 the mixed- use, multi- family units.

355 Commissioner Steinberg mentioned the construction material requirements
356 and pointed out that the ordinance was written in such a fashion that the type

357 of materials required would prevent the complexes from quickly deteriorating.

358 Mr. Mitchell agreed that the regulation of construction materials, as well as

359 the requirement for internalized design ( not garden apartments) will

360 absolutely help to control quality and density of the developments.

361 Commissioner Steinberg wanted clarification that 2 or 3 developers could not
362 come into the city and propose multiple multi- family units within Bellaire due
363 to the following regulations:

364 o Land size limitations

365 o Building Height Limitations
366 o Requirement for retail development

367 o Parking Limitations

368 Commissioner Stiggins mentioned the large apartment building being
369 constructed behind Berings that Vice Chairman Thorogood had brought up at
370 a previous meeting.  He asked if there had been a conclusion on whether or

371 not something like this could be built where Auntie Pastos is.

372 Commissioner Alderman stated that an apartment complex could be built

373 there, but could not be that size.

374 Mr. Mitchell stated that the building structure could not be strictly apartment
375 units; it would have to be a mixed- use development. He added that in order

376 to get to the highest floor area ratio, 75% of the street level has to be retail

377 or service uses, for example, garage parking. He reassured the Commission
378 that there are a variety of factors why a project of that size could not be built
379 on even on a large site like Auntie Pastos.

380 Commissioner Stiggins asked if it would be possible to choke down the flow of

381 auto traffic through the Bissonnet and Bellaire area.

382 Mr. Mitchell made reference to Downtown Fredericksburg, with HWY 290
383 going through their main street. He explained that the area has stores along
384 the side grabbing attention from the highway. He also mentioned Grapevine,
385 TX and how it has great downtown and an FM RD as its main street, as well

386 as South Congress in Austin, Tx. Mr. Mitchell said that if it is the right place

387 and has the right destinations along with the right attractions then it can
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388 work. He continued to speak on Bissonnet and Bellaire and how that area

389 receives a lot of through traffic with no intentions of stopping. He pointed out
390 that there could be a way to attract a portion of that traffic or make those
391 areas a destination, so that ultimately it is not a place to come through.

392 Commissioner Skinner asked how the residents of Bellaire are going to
393 support all of this commercial space. She also brought up her concern of
394 spaces being vacant in the mixed- use area.

395 Mr. Mitchell explained that the driving force for the Comp Plan was to provide
396 life cycle housing for people fresh out of college, or elderly people looking to
397 downsize. He added that the twist is to get people to live in the area and to

398 bring income into the community.

399 Vice Chairman Thorogood asked how the 15% came about, and for

400 confirmation that the CMU is four/ five times larger than the UV- D.

401 Mr. Mitchell explained that it all depends on the lot shapes and properties.

402 Vice Chairman Thorogood asked if it would be possible to put a number cap
403 on the units instead of a percentage cap, which he feels will be difficult to
404 manage. He then asked Mr. McDonald how many units could be built today in
405 both the CMU and the UV- D.

406 Mr. McDonald explained that the number of units cannot be calculated

407 because unit sizes range. He continued by saying that an average can be
408 used but not an exact number because there is no way to be accurate as to
409 what space is being used towards what type of mixed- use development.

410 Vice Chairman Thorogood expressed his concern with the inconsistency of the
411 15%. He stated that as Bellaire grows so does the 15%. He added that he

412 would be more comfortable with a concrete number.

413 Mr. McDonald said that he can get the calculations of the maximum amount of

414 mixed- use relative to the area, but that it cannot be done for the number of

415 units.  He stressed that all multi- family developments must be mixed- use and
416 that no solely multi- family development will be permitted under this code.

417 Vice Chairman Thorogood appreciated Mr. McDonald' s explanation, but stated

418 that he was trying to understand roughly how many apartment units the city
419 could potentially have.

420 Commissioner Steinberg pointed out that there is a limitation of 30 units per
421 acre.

422 Mr. McDonald explained that if you had six acres, the most you could have is

423 180 units.
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424 Commissioner Steinberg stated that in looking at a piece of land and taking
425 into consideration the height limit he doesn' t feel as though 180 units would

426 be attainable in Bellaire.

427 Vice Chairman Thorogood felt as though the Commission needs to provide

428 Council with a range of possibilities with regards to the number of potential

429 apartment units that will be permitted within the city. He then made
430 reference to Pont Alba Apartments in the RMF District, stating that the project
431 is small with 100 units, has its own zoning, and has not posed a problem. He
432 felt that any similar project would be fine, but giant structures would become
433 an issue. Vice Chairman Thorogood explained that he is struggling with giving
434 the " go ahead" without knowing how many structures there could ultimately
435 be.

436 Mr. Mitchell responded by saying that not knowing the unit size, the extent of
437 development that can be in a multi- family structure is a widely varying range
438 depending on the mix of unit sizes each development picks. He explained that
439 it has become more difficult to determine because the unit sizes are getting
440 smaller. Mr. Mitchell made reference to apartment complexes on Washington

441 Avenue saying that they are predominately studio and one bedroom
442 apartments with some larger multi- bedroom units, but it is project by project.
443 He continued by saying that these projects depend on their finances, market
444 and their site. Mr. Mitchell added that not knowing what the mix might be,
445 you don' t know what the extent of the area is, but when tied to the amount of

446 development on the ground that is a definite number, once calculated. He

447 pointed out that once you have that, you know that each new development or

448 re- development is 15% of that number. Mr. Mitchell added that the number of

449 units will be controlled by the 30 units per acre regulation, but that each
450 particular development is their decision on what mix of unit sizes there will

451 be.

452 Vice Chairman Thorogood said that he is looking for some sort of number to
453 grasp and that Mr. Mitchell has done an excellent job guiding the Commission
454 through the 30 units per acre proposal. He asked that before the draft

455 ordinance goes to City Council, the information regarding the amount of units
456 be gathered, so it can be on the table in case anyone asks that question. He

457 continued to say that there have been concerns regarding how this is going to
458 affect the schools and the traffic flow, and once this information is gathered

459 the Commission can give those who have addressed their concerns a definite

460 answer. He asked Mr. McDonald if the calculations can be accelerated.

461 Mr. McDonald informed the Commission that the calculations will be

462 completed before the draft goes to Council.

463 Vice Chairman Thorogood stated that the concern is with the CMU more than

464 the UV- D because the UV- D is a very small piece, and is less likely to
465 accommodate multi- family developments. He pointed out that the
466 Commission has taken the " right" out of the PD and replaced it with " by- right"
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467 for multi- family. He continued by saying that a few letters have been received
468 stating that other cities are going in the opposite direction. He mentioned that
469 the development in Alamo Heights ( San Antonio) is going through a PD
470 process and that their community is very similar to Bellaire' s.

471 Mr. McDonald explained that Alamo Heights has a major proposal for mixed-

472 use development with a fairly good sum of apartments, multi- family included.
473 He informed the Commission that no city in Texas can prohibit multi- family
474 developments within city limits. Mr. McDonald explained that Bellaire has an
475 area zoned specifically for multi- family, and has included the UV- T so it is
476 okay. Mr. McDonald clarified that most cities have a process in place for
477 multi- family developments to come through, and just because they aren' t
478 there yet doesn' t mean that the city is not prepared for those structures.

479 Vice Chairman Thorogood asked if Bellaire can have multi- family in the
480 mixed- use areas with its current zoning ordinances outside the RM- F.

481 Mr. McDonald said that between the RM- F and the UV- T Bellaire specifically
482 allows for multi- family development so the city is in compliance with the Fair
483 Housing Act.

484 Commissioner Skinner asked for clarification as to whether or not all of the

485 standards for the Texas Fair Housing Laws have been met by the city.

486 Attorney Barner assured Commissioner Skinner that the city is in compliance
487 with the laws regarding fair housing.

488 Vice Chairman Thorogood stated that in order to surpass the height limits in

489 the code, a developer would have to go through the specific use permit

490 process. He felt as though a specific use permit is somewhat of a " done deal",

491 whereas a planned development has a 50/ 50 chance of being approved. He
492 asked Attorney Barner to speak on the legal barriers for a specific use permit
493 versus a planned development.

494 Attorney Barner asked for an intermission into the discussion on the
495 ordinances and stated that he would speak more to that once in the regular

496 session of the meeting.

497 MOTION:      a motion was made by Commissioner Stiggins and
498 seconded by Commissioner Skinner to close the public
499 hearing.

500 VOTE:   the motion carried on a unanimous vote of 7- 0.

501 V. Current Business ( items for discussion, consideration, and/ or possible

502 action)

503

504 a.  Discussion, Consideration,  and possible action on proposed

505 amendments to the Code of Ordinances of the City of Bellaire; Chapter
506 24; Planning & Zoning Regulations, including the deletion of Sections
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507 24- 536, R- M. 1 Residential- Commercial Mixed- Use District; 24- 537, R-

508 M. 2 Residential- Commercial Mixed- Use District; 24- 538, R- M. 3

509 Residential- Commercial Mixed- Use District; 24- 539, CCD- 1 City Center
510 District; 24- 540, CCD- 2 City Center District; 24- 547 ( D), Design

511 Standards; and insert new sections regulating new zoning districts
512 Urban Village Downtown [ UV- D] and Corridor Mixed—Use [ CMU]);

513 and design standards for Urban Village ( TOD) District ( UV- T), CMU,

514 and UV- D; and amend Section 24- 547/ C/( 1), Site Plan Review, to

515 allow for city staff review of all site plans; 24- 513, Landscaping,
516 Screening, and Buffering, of general applicability; and Section 24- 403,
517 to amend the Official Zoning District Map, and re- number sections as
518 appropriate.

519 Chairman Frazier moved to the " General Public Comments" section of the

520 meeting and reminded the public that wished to address the Commission to
521 sign up. Please refer to item VI. for the Comments.

522 Chairman Frazier asked if there were any questions or comments that any
523 commissioner would like to bring forth.

524 Commissioner Skinner informed the public that they will always have the
525 opportunity to apply for permit parking if it becomes a problem down the
526 road.

527 Commissioner Simmons mentioned Vice Chairman Thorogood' s question

528 regarding the number of apartment units that could potentially be built in
529 Bellaire, and asked if the Commission will have to delay sending the draft
530 forward until those numbers are calculated.

531 Chairman Frazier informed Commissioner Simmons that the Commission/ staff

532 will make sure that the information is gathered and that the proper

533 documentation is prepared for Council.

534 Commissioner Alderman asked what the timetable was for this item to be on

535 Council' s agenda.

536 Chairman Frazier explained that he does not know the timetable for Council;

537 however, he does know that the Commission is prepared to vote on the draft

538 ordinance. He added that Council has their own procedure, and that the

539 Commission has no control over when this item will be considered. Chairman

540 Frazier stated that a lot of work has been done on this project and wished to

541 thank the following for their contributions:

542 City Council
543 The Public

544 Mr. Mitchell of Kendig Keast Collaborative
545 Mr. McDonald and City staff
546 Mr. Chris Butler

547 The Commission
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548 Chairman Frazier pointed out that the document is not final; it is pending
549 consideration and potential adoption by City Council.

550 MOTION:      A motion was made by Chairman Frazier and seconded
551 by Vice Chairman Thorogood that the Commission
552 recommend to approve and send forward to City Council
553 the zoning ordinance amendment package as presented
554 by Gary Mitchell of Kendig Keast Collaborative.

555 VOTE:   The motion carried on a unanimous vote of 7- 0.

556 VI.     General Public Comments

557

558 Lynn McBee- Ms. McBee suggested that the plan be delayed, considering the
559 conversations regarding the legal aspects of a planned development and specific
560 use permits. She urged the Commission to first learn the ramifications of each

561 process before they send a document forward to City Council with that language
562 included. Ms. McBee asked for the legal opinion of an attorney.

563 Commissioner Skinner asked for a 5 minute recess.

564 The meeting reconvened at 7: 45 PM.

565 Charlotte Proctor- She had concerns of overflow parking issues on the
566 residential streets, and asked whether or not this issue had been addressed in

567 the revised ordinance.

568 Mr. McDonald stated that overflow parking is never specifically allowed and that
569 the city has parking requirements that address the minimum number of spaces
570 per thousand square feet for a particular use. He pointed out, however, that the

571 city cannot prohibit parking on public streets. Mr. McDonald explained that staff is
572 looking into revising the minimum parking requirements and is hoping to bring
573 that to the Commission in December.

574 VII.    Committee Reports
575

576 There were no committee reports.
577

578 VIII.  Correspondence

579

580 There was no correspondence.

581

582 IX.      Requests for New Business, Announcements and Comments
583

584 a.  Staff liaison report on the status of projects previously addressed by
585 the Commission as well as projects for future meetings.
586

587 Mr. McDonald informed the Commission that the city is continuing to meet
588 with HISD representatives on the planning for the new school. He stated that
589 the focus is on Condit right now and that a public meeting was held two
590 weeks ago where a preliminary plan was presented. He added that staff is
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591 continuing to review the requirements for the new school. Mr. McDonald
592 pointed out that there was one developable tract left in the R- M. 2- O District,

593 at the corner of Bissonnet and First St. He stated that plans have been

594 submitted for a one story office building in that location and should begin
595 construction within the next month.  He added that the second subdivision on

596 Maple St., which was approved at the preliminary level a few months back
597 should be submitting their final plat by the end of the week in order to be put
598 on the Commission' s December agenda.

599

600 Commissioner Stiggins asked what the status was on the Mandarin School.

601

602 Mr. McDonald stated that staff has had a couple of discussions with the

603 architects focusing on lot coverage and parking requirements, and that they
604 have gone back to make some adjustments to their site plan, which they
605 should be submitting back to the city shortly. Mr. McDonald added that the
606 new high school is still in the preliminary stages.
607

608 Chairman Frazier asked for a timetable on the citywide parking revisions.
609

610 Mr. McDonald explained that although our parking requirements are very
611 similar to the surrounding areas, the City of Bellaire does not break its
612 numbers down into as many categories as other cities do. He informed the
613 Commission that staff is trying to figure out the best fit for each type of use,
614 and pointed out that staff may propose an enlargement of the chart to add
615 more specific uses. Mr. McDonald mentioned that he was looking at pulling
616 the school and church parking designations out of the each specific district
617 and adding them to the citywide parking requirement chart.
618

619 Commissioner Steinberg asked when the Commission will begin working on
620 other projects such as Larch Lane.

621

622 Mr. McDonald explained that he hopes to have Larch Lane back on the table

623 in the next couple months.

624

625 Chairman Frazier asked about the Mulberry Ln. project.
626

627 Commissioner Simmons explained that he lives on Mulberry Ln and was the
628 driver behind the re- zoning project on Mulberry. He added that currently, by
629 right, a developer can come in and build multiple housing.
630

631 Mr. McDonald stated that the zoning allows for a different use, and years ago
632 the city amended the subdivision ordinance that killed that revision. He added
633 that it is a very limited, very expensive option.
634

635 Commissioner Simmons said that the Commission initiated the effort to

636 eliminate the possibility of that happening and to make it uniform for the
637 residents. He added that the initiator felt that the residents would appreciate

638 it and that it wouldn' t take much effort to rezone.

639

640 Mr. McDonald said that he was the initiator of that project and would bring
641 that forward again.

642
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Minutes of Regular Meeting
November 12, 2013

643 Commissioner Simmons noted that there is no pressure and no insistence from

644 the residents, he just want to make sure that the issue was not being ignored.
645

646 b.  The Chairman shall recognize any Commissioner who wishes to bring
647 New Business to the attention of the Commission. Consideration of

648 New Business shall be for the limited purpose of determining whether
649 the matter is appropriate for inclusion on a future Agenda of the

650 Commission or for referral to staff for investigation.

651

652 There was no new business.

653

654 Vice Chairman Thorogood thanked Chairman Frazier for his leadership.
655

656 X. Adjournment

657

658

659 Motion: a motion was made by Commissioner Simmons and seconded
660 by Commissioner Skinner to adjourn the regular meeting.
661

662 Vote:    the motion carried on a unanimous vote of 7- 0.

663

664

665 The meeting was adjourned at 8: 01 PM.
666

667

668

669 Respectfully Submitted,
670

671

672 Ashley Parcus
673 Planning & Zoning
674

675

676 Approved:

677

678

679 Win Frazier, Chairman

680 Planning & Zoning Commission
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SUMMARY OF REVISIONS

Bellaire Downtown and Corridor Zoning Amendments

UPDATED 02/ 18/ 14 «««««

Summarized in the table below are the substantive revisions made to the proposed zoning ordinance

amendments package on which City Council deferred action on May 20, 2013. The Planning and Zoning
Commission evaluated the concerns and issues raised by Council and those received through public
comment, considered potential revisions in response to this feedback, and provided specific direction to

City staff and consultant Kendig Keast Collaborative through a final workshop session and regular
Commission meeting on October 8, 2013. The changes summarized below reflect what appeared in the
revised amendments package dated October 20, 2013, which was the focus of the Commission' s

November 12 public hearing. The table generally follows the order of the revisions within the
amendments package, with specific page locations cited.

A further revised amendments package dated December 5, 2013, is the focus of the upcoming City

Council public hearing on February 24. Only one minor revision was made for the December 5 version in
follow-up to the November 12 Commission hearing as noted below under " Adjustments to Height-
Setback Plane." One page reference was also updated in the table below due to a page break change.

Focus of Change Changes Made Page( s)

No Waiver of For UV- D district, removed ability of Council to waive required Page 9

Screening for
screening between non- residential and residential uses where a in 12/ 05/ 13

Residential dedicated alley is between the subject properties. revised package

Protection

Screening of For UV- D district, where screening of off-street parking from Page 10

Off-Street Parking adjacent residential property is not required within the district,
Areas added the screening requirement when the adjacent residential

property is just outside the district.

Screening of For all applicable districts, extended a screening requirement to Page 13

Upper Levels of upper levels of a multi- level parking garage, when visible from an
Parking Garages abutting residential use or district, in addition to required ground-

level screening in such cases.

Applicability of For CMU and UV- D districts, extended design standards for building Page 23

Building Design façades in non- residential and mixed- use developments to all visible

Standards for sides of a building versus only sides that face public street rights-of-
Visual Interest and way and other public areas.

Anti- Monotony
CMU District Removed specific references to" Bissonnet" in the purpose Page 29

Purpose statement in case Corridor Mixed Use zoning is ever applied to other
Statement major roadways in Bellaire.

Limitation on For CMU and UV- D districts, added a provision that limits how much Page 31 for CMU

Extent of of the total gross developed floor area within each district may be
Page 42 for

Multi- Family Use devoted to multi- family residential use( indicated as 15 percent
UV- D

in Districts maximum for both CMU and UV- D in the revised draft amendments

package). For information, current multi- family limits would be:

142, 698 sq ft in CMU ( 15% of 951, 323 sq ft of developed floor area)

38, 059 sq ft in UV- D( 15% of 253, 730 sq ft of developed floor area)

IIII KENDIG KEAST February 18, 2014
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SUMMARY OF REVISIONS: Downtown and Corridor Zoning Amendments (02. 18. 14)

Focus of Change Changes Made Page( s)

Adjustments to For CMU and UV- D districts, increased from 10 to 15 feet the Pages 32, 34, 35,

Height-Setback minimum building setback on a property at a district edge that is 37 and 38 for

Plane adjacent to an " R" zoned property just outside the district.       development

options in CMU
Also reduced the slope of the height-setback plane so that each one    (

plus revised

foot of additional building height above 27 feet requires two feet
Figure 24- 536. A

versus one foot) of additional building setback above 27 feet, as
on page 33)

measured from the 15- foot setback line.
Pages 43, 45, 47,

In follow- up to the 11/ 12/ 13 Commission public hearing, also added
49 in UV- D

a phrase to all instances of the height-setback plane provisions to

clarify that any" additional height extensions" on a building( i. e.,
roof gables; chimneys, vent stacks, mechanical equipment; church

steeples, domes, spires and bell towers; cooling towers; radio and

television antennae) must also comply with the plane provisions.

In addition to the eight-foot masonry screening wall already
required along the common property line, added a tree planting
requirement adjacent to the wall ( a row of 45- gallon size trees

spaced up to 10 feet on center) and separate from any other
required site landscaping. Also, where utility or easement issues
arise, enabled the administrative official to work with applicants

or the Planning and Zoning Commission for Planned Development
applications) to seek an alternate but compliant solution.

Also applied the minimum 15- foot setback and height-setback plane

to accessory buildings in these district edge situations.
Limitation on For CMU and UV- D districts, for any property at a district edge that Pages 35, 37, 38

Outdoor Activity is adjacent to an " R" zoned property, added a provision that limits for CMU

Near Residential outdoor seating, assembly or other customer service areas to the Pages 45, 48, 50
Districts front half of the property, away from the common property line

for UV- D
with the" R" zoned property.

Density Limitation For CMU and UV- D districts, added a provision to limit the density Pages 36 and 37

on Multi-Family of the multi- family residential component within a mixed- use for CMU

Residential Use development( maximum 30 units per acre for the total project site).
Pages 45 and 48

for UV- D

Mix Threshold for For CMU and UV- D districts, made text correction so that a " mixed-    Page 36 for CMU

Mixed- Use"      use project" must have each different use occupying at least 5, 000
page 47 for

Developments square feet or 10 percent of the total floor area of the development,   
UV- D( plus

whichever is greater( versus" whichever is less"). This ensures that
footnote to

each use component will be at least 5, 000 square feet, and each
Table 24- 537. A

component must be even larger if 10 percent of the total floor area
on page 46)

is more than the 5, 000 square foot minimum.

Limit on Solely For CMU and UV- D districts, added a provision to require that any Page 36 for CMU

Multi- Family building in a mixed- use development involving multi- family
page 47 for

Buildings in residential use must have at least 25 percent of the total building
UV- D

Mixed-Use floor area devoted to one or more non- residential uses.

Developments

10t KENDIG KEAST Page 2 of 3
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SUMMARY OF REVISIONS: Downtown and Corridor Zoning Amendments (02. 18. 14)

Focus of Change Changes Made Page( s)

Lower Minimum For CMU district, reduced the minimum site area required for Page 37

Site Area for Planned Developments from one acre to three- quarters of an acre.

Planned For this reason, also reduced the required minimum site width from

Developments 200 to 150 feet.

in CMU

Lighting For CMU and UV- D districts, added an explicit provision, as in UV-T,    Page 39 for CMU

Protection for to specify that outdoor lighting must be located, screened or
Page 50 for

Residential Use shielded to prevent any direct illumination of adjacent residential
UV- D

lots or structures.

Single- Family For UV- D district, made single- family attached dwellings a Pages 40, 43

Attached permitted- by- right use versus requiring they be part of a mixed- use
Dwellings development. Such instances must involve at least five contiguous

Permitted by Right lots. Also, at least one- half of each lot must be located within

in UV- D 350 feet of a UV- D district boundary that abuts" R" zoned property
so that the single- family use helps to provide a transition between
UV- D and lower-density residential use just outside the district.
With the proposed UV- D district boundaries, single- family attached

dwellings under this scenario could be developed only along the
north and south sides of Spruce Street within the district.)

With this change to a permitted use, also had to incorporate

development standards specifically for cases where single- family
attached dwellings are developed apart from a mixed- use

development( including the typical set of standards for lot area and

dimensions, building height, dwelling floor area, front/ side/ rear
yards, and lot coverage, as well as the height-setback plane and

related requirements on district edge properties). The proposed

minimum lot size is 2, 500 square feet as is typical to accommodate

multi-story town home/ brownstone dwellings in an urban district.

Additionally, provisions were added under the mixed- use Pages 45, 48

development options in UV- D to: ( 1) apply the same development
standards as above for single- family attached dwellings when they
are part of a mixed- use project; and( 2) restate that any multi-family
residential component in a mixed- use development is limited to a

density of 30 units per acre for the total project site.
Clarification of For UV- D district, reworded the Minimum Building Height standard Pages 43, 44, 47

Minimum Building to ensure the intended height at the front building line( minimum
Height in UV- D 30 feet that involves at least two working stories).

1
1111 KENDIG KEAST Page 3 of 3

C O L L A B O R A T I V E

E.1.c

Packet Pg. 95

A
tt

ac
h

m
en

t:
 S

u
m

m
ar

y 
o

f 
R

ev
is

io
n

s 
- 

B
el

la
ir

e 
D

o
w

n
to

w
n

 a
n

d
 C

o
rr

id
o

r 
Z

o
n

in
g

 A
m

en
d

m
en

ts
  (

10
98

 :
 P

u
b

lic
 H

ea
ri

n
g

 r
eg

ar
d

in
g

 D
o

w
n

to
w

n
 A

re
a



Cy

OF BEC'
q/

naPA.
VIEW

TEXAS

List of Property Owners
Proposed Zoning Amendments

Downtown Area and Bissonnet Corridor

City Council Public Hearing - February 24, 2014

E.1.d

Packet Pg. 96

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



A CD A A 41. A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A00
W

A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A

OO 6
UJ U.1 w w w w w w N N) N) N N N N N I-, i, N I--,  -  1-'  I-,  N I,  N N N O O O CD O
V 01 A A w N 0 a l0 Co 01 U7 A A N O LC) CO V V 01 U1 U1 A w w N CD 00 O A N O

co r1 03 03 03 00 03 07 00 00 03 03 03 C0 03 03 07 03 03C0 CO 03 0303 Co 03 03 03 03 0303 CO W 03 COfD S 0)  0)  0)  0)  C)  C)  C)  0)  C)  C)  C)  C)  0)  C)  N C)  C)  C)  C)  C)  C)  0)  C)  0)  0)  0)  C)  0)  C)  0)  C)  d C)VICD r^ ( N/)  
N N N N  (

N/)  
N N N N N N N N N N N N N N N N N  (

N/)  
N N N N N N

IN/
1 N

VI N c

f^ a/  0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 CD

r.  ,
0...  O O O O O O 0 O O O O O O O O O 0 0 0 O O O O O O O O O O O O O O

K

73 a a a a a a a a a a a a a a a a a a a a a a a a a a a a a a a a a
DCD r r r . . . . . . . . r r r r I-  r I-  r I-  r r r r r r r r . .  .  .  .      
O.0)  C,     0)  DJ C)  0)  0)  O)  0)  a C)  a CU d DJ v CU 0)  C)  v O)  Iv 01 CU a w v a d 0)  0)  C)      
o.

CD N fD fD CD fD fD fD fD fD rD rD fD fD fD CD fD CD CD rD fD fD fD CD CD CD fD CD CD fD O CD CD

rDNr/)

c A *     c C 9 c G) - * g 2 n K _D r K 211:
1E12 2 C C) 07 K ' , I

cN)      
0

G 0)) d 03q 7 N fD  ( D
C p  .+ r 0)  S 3 N C C

3 ra rD  ? ra K 3
m

PI m 3 3
j o. 3 r D c

S
fD

N 0)  
rD y K 7 f3D r1l N Q

r.  3 d  ,.     d N
r. 3

r. 0)     <      CU
3  .      0)     O

N a O a y C)     C a C)     a fD

K S a 0 3     <     N
D

O C N T
Cl 3 N

3 a)      O N
O

3 3  -)     
N

O  - I 3 r+     a
a O N w to

0) 0 y 3 T Z

0)    
rD

f)    
3
to

N

9 n 3 m GI ° n)     m

rb7
O

D m D
C)  K O m  * K a j1 j2 a  .     a v N G1 * o

co

M
fD

C

3
3 fD 3

1A rD

a

Or)
CUN 4.
r.

Z
0)

3
ND

N

A In A A A In A . 1N . 1. to A A A A A A A A A A A w A A U1 A A I-, A A A A A A A00 N A A A l! 1 A A A I-, A A A A A 03 A A A A A I-,  A A A A A U9 A A A A A A AO CD w w w F, w w w 0 N N N N N 1-, N N N N I-  N 1-  I-,  I-,  )--  I--  01 N I- 0 0 0 0 0O N V 01 A V w h) O r (.0 00 01 U1 A I-, N 0 LO CO V CD 01 U1 01 A w O N CD CO 01 A N) 0
ca cuN a))  

CO 03 C a))  
CO

0))  C

OW)  CW)  
co

CU CU
co

d d DJ 0.)d CU CU CI)

CI))  
C<)  0) DJ CO d CO

DJ 0)

00))  0W)  
CU CU

6W)
C1 fD N N N d H N N

7.,'. 
N N N N N ` G N N N N N CD N N rD N N  , 1 N N N N N N N

U1 '  0 0 0 2 <  O O y 0 0 0 0 0 O 0 0 0 0 N 0 0  [ D 0 0 fD 0 0 0 0 0 0 0 3
O O O  -. 0 0 0 O O O O O 0 0 0 0 0  .-.  0 0 U1 0 0  ( CC 0 0 0 0 0 0 0 a)fD a a a _ p a a N a a a a a r^ a a a a a a s ^'  a s a a a a a a a

CDD U1 r r r 0 " I-' r ..   r r r- r r- rD r r rD r r 0) 3r.     0)  0)  0)     r 0)  C)      0)  C)  0)  C)  C)     0)  C)  0)  N 01 r.  0)  C)  CD 0)  0)  3 0)  C)  0)  0)  01 0)  0)      DU

N N r3D N N 3 N N  '
N'

F 3 3 3 3 3  ,O.
F 3 3 3 3 3 3 3  ^'  3 3 a 7 3 3 3 3 3 3 D

D rD CD rD CD fD CD CD rD CD CD CD rD CD fD CD 5 CD rD CD rD fD fD CD
a

Y)   u.)  00 C.

o a mN
D

N

Cr)

03 03 CO 03 2 03 CO 03 2 03 07 03 03 CO 03 03 03 CO CO CO 2 W 03 CO 03 07 2 CO 03 07 Co CO 03 CO
0 CD CD fD 0 fD fD rD 0 fD fD rD CD CD fD rD fD rD CD CD 0 rD CD rD CD fD 0 fD fD CD CD rD CD fD

C)  
N C)  0)  C)  ( 5,  C)  0)  0)  N N N 0)  0)  C)  111 0)  C)  0)  C)  0)  ( 5,  0)  N 0)  C)  0)  N C)  0)  0)  C)  C)  C)  C)

CD 0 co co co 0 fD rD rD 0
CD C F CD C C CD CD C

f-ti
CD CD C C

0 C C CDfD N fD fD rD fD fD fD fD rD fD  =  fD fD fD fD fD 0 fD fD fD fD rD fD fD
A

G

Xxx x xxxxxxxxxxxx0XXXXXX0x0X0000X0XX
0

Wet
M

V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V
V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V
A O A A A O A A A O A A A A A A A A A A A O A A A A A 0 A A A A A A A
O U1 O C O U1 O O O O O C O O O O O O CD O O N)  O C 0 0 C V 0 0 0 CD 0 C OI-, 01 I-, F, N 01 I-, I- I, N 1-, N,  -  I-, I, N I--, i,  N I-  N U'1 i-  I,  N N I- LID N N N N I-,  I--) 1--)      NW V W W W N W W (.. k, A W W W W W N W W W W W r..!.) W W A U) w N W W w W W W U)
A CD N N N 0 N N N l0 N N N N N w N N N N) N) 01 N) N)  V N N) U9 N) N N) N N N NCD CO CD CD CD w 0 0 CD I-, O O O CD CD i, O O O O O Cu CD 0 CD 0 CD U1 0 0 0 0 0 0 0U.) 0 CD N N I-, 0 N) N lD C N N CD N) w N) N N) N N 01 N N l0 N N 00 N N N N N Ni N)

E.1.d

Packet Pg. 97

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



U, U, to U, U, U, A A A A CD O O CD 0 A A A A A A A A A A A A A A A A A A A A A
F-0 I•-. h-0 F• 0 0 lD (. 0 t0 LC) CO CO W CO CO 00 CO 00 CO CO 00 CO 00 00 Co 00 00 CO 00 00 00 00 00 00 03 030 O 0 0 NJ 0 NJ NJ N N NJ NJ I- )-. I--• N 1--. I--. )-. I..-. I--. I-. H. I--. 0 0 0 0 CO 0 0A N NJ N 0 NJ A NJ O Co ( D O fD O m

N 0 l0 Co V 01 U, A A W W NJ I--. 0 CO 00 00 01 A N N
W W W W W W W W W W N N 0)' 0)' 0)  W W W CO 00 W W W W 00 W COO 00 W CO W W W W WfD fD CD fD CD CD CD CD CD D  -  -' -  -,  R CD CD CD fD CD fD CD CD fD fD CD CD CD  ( D CD CD CD fD CD CD fD      '
DJ d d d d N a)  0)  v 0)  

fD fD fD CD fD fD CD fD CD lD fD CD CD fD fD CD fD fD  ( D CD fD  ( D CD fD fD CD C/
n n n n n n n n n n n n n n n n n n n n n aW CO W CO CO S S S S S S D. S S S S S S S S S S S S S S

f'  

f7  (-
D N N  -  N N N  ( D O O O O O fD

C C C C C V) V) V) V) V) V) V) N V) N V) V) V) V) V) V) V) N V) N V)     `
GW CO CO CO W CO W CO W CO

D
O O O O O O O O O O  <  CD< 

fDCD CD CD fD fD fD CD CD fD fD fD CD fD CD fD fD CD CD fD fDC C C C C C C C C C 0)  0)  d 0)  0r fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD O.
co fD fD fD fD fD aO_ O.     O_

D)  d DJ 13.)  D<i a<i a<i n<i CU a<  

n n

i fD

O. O_ O_ O_ n n O. O_ O. O_      V)

c N rDD
co O ° 1 O D C CD 7TC 7.,: CD

co
0 fCD N -. 

n  --     C D- C 2 f•1 Z 2 - fl N OD f7 C 2
N N ON 7 fD A- - ,

C K •<  
N W S O C n 3 CDD X 0  - s O  '  N C 0  -I C• S

O  -

I 0)
c "• 

fD  — "  
co

H  .` H 7 2 f20
0  —. —     M c

S T.     fD fD N     ( IQ fD cn N  ( D

f7 m fD co 2
S ,

Y
r

CD  _ fD d m- d  .- r -,  

r0•' 
c • d

r3•
r

O r•r O

rp•'  
p O••   

C r 0) Q W 2 n N Q O.     W Q j 00 7 W r j
n 0     - 6 I     '-'

S m Q _a 3 a)      
n m 0 r CU

CD a
9 c

p     
O_ 

CD p
O a)    n ut N a

H
m n a O_     T

0
7o 0     '^ 7 N O

Q     = v v'      I
7 O O N O. 

O
fD ON Q O     = 

S O 0) Q. 7      -<     

rte'•
3 D

o0, v n
D)      m opa m D n O  °     z

CDD.     D
D

CCD C al

Q 3
W D

m SZ
7

7C O 5 r r r 7 I oc 0 NJ W n r 0 0 D W G1 r 7 z r oo r 0 oo I U a -< co V) z 7CfD
n

f - 0
fD

o)  C_,  *  cu U, fD m Q y fD
Q 3 fv.D n

COD
n O c a)  fD o)  O n fD O

D 0

n
v'  r* D v.  C o v,  0 O

m 0 o)  fD <      -• C)     o. 5 cra  ‹. 0 a n:     0  = 0 Q a•     

vim,      
n

m S a)      S 5 fD fl)      3      -~  fND m m fD 73 m 3
D r*     r*     NO  -,    ID

v.       D fD
fD 7

ra)
G

p

Z
d

3
ID

U, N W 01 N I--. A A A A to v V U, Or A A A A A A A A A U, A A A A A 00 A A A AA 0 NJ W NJ 0 l0 l0 1.0 l0 A 0 O W 00 CO 00 00 00 00 00 00 00 A 00 00 00 00 00 0 00 00 00 00NJ U, N 01 I--. U, NJ NJ NJ I-. NJ O O 0 0, NJ NJ N I--. N I--. F-. N O N N I-. H.. I-. 0 0 0 0 0 0 0

a) 
U,     W U, NJ A NJ 0 CO 00 1-• W N 0 (.0 00 V 01 U, A •   W 00 N IL 0 (.0 00 V 01 A NJ O

cu  * 0 W W W W

00))  OW
cn W 5 00 W W W W W 07 W p W W 07 W 00 W W 003 W W W

n z ;  
O d L-) fD fD fD fD ce,  x fD fD CD fD CD fD CD CD fD x fD a)  fD fD fD fD fD C fD fD fD fD

0)  O N C 1)     
O fD fD fD fD fD fD fD fD fD fD fD fD fD fD  =, fD fD fD fD

O., 
O fl- 

E _
N 0)  a! 0)  

Q
F-' , a7

0) 0 n n n n n n n n  •   n V; n n n n n m) n n n n
D p. > o 3      -'     _ O hi,  1 0. S S S S S S S S I- D  ,  S S S S S fD S S S S

N     <      
0)  - fD fD fD fD O

A D
fD  *  N V) V) N N N N N Oa V) fD N V) V) N V) O. V) in N V)a)      fD W co co W ' 4 CO 0)   r•' fD  .  . . . .     . 

el. r•' .•'     0)
CD     "<  D A r -,  -  -,  -,

fD  „ m
p c  °c c c c O m m m fD f DD fD m 00

CDD fD m m m CD fD Y Y o07 D C
fD fD fD fD r* fD  . CD

DN
C <  <  <  <  < fD  < ` D

0.
N fD Cu N 0)  0)     0)  V)

CN•' 
p fD O_ O. Q O_    O.. fD 0.

F13. U,       U,   toNJ NJ

INJ
U,       la

co

0

W S 0 2 N 2 W W W W W W W W 2 W W W W W W W W 2 00 K W W W W W 2 W W 0D WCD p 0)  p p CD fD CD CD fD CD fD fD 0 fD fD fD CD fD fD CD fD 0 CD   . CD fD CD CD fD p CD CD fD CD
N N  <  N a)  

N 0)  Cu O)  d  _.)  a)  a)  0)  -  N N Cu a)  _ N a)  a)  a)  .  0)  v+  -  0)  0)  N 0)  N N O)  E  -
fD  =  cu  =  

fD fD fD fD fD fD  =  fD fD fD fD fD fD fD fD m      -      fD fD fD fD j fD fD fD fD
3 A
O.    0 74

r:

X X 0     - I - I -1     - 1     - 1 - I - i -1 -1 - I - 1 -I --I — I - 1 - 1 —I - I — I - 1 — I - i - I - 1 - i —I — I     - I — I
D X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X

H

r*o)e*CD
V V LC) V V V V V V V V V -.4 V V V V V V V V V V V V V V V V V V V V V V VV V A V V V V V V V V V V V V V V V -. 4 V V V V V V V V V V V V V V V V V
A O U, O A O A A A A A A A A O A A A A A A A A NJ A A A A A A A O A A A A
0 l0 NJ U, V W 0 0 0 0 0 0 0 0 (Jr 0 0 0 0 0 0 0 0 V 0 U, 0 0 0 0 0 V 0 0 0 0I-

lrl
NJ 01 V 00 - 1= s IL N IL I•-, N N N N V IL I- s IL IL N IL IL N IL N l0 N IL I--• IL I--• N IL N IL IL

N•
00 W I+ W N A A A A V, N A A IL W W W W W W W Co O W f71 W W W W W N W W W W     •aON W V A 00 O O O O O O A A V A A A A A A A AUr A N A A A A A O A A A AW I•-. W U, V U, I-' 1-.. I-. N W V 1-. N U, 0 0 0 0 O 0 O 0 A 0 I--. 0 0 0 0 0 N 0 0 0 0U, U, 0) V NJ 03 V V V V Ur A I-. W - 4 W W W W W W W W CO W A W W W W W 01 W W W W

E.1.d

Packet Pg. 98

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



A A A A U, Cri U, U1 Ln vi U, u, UJ U, cn U1 U1 U1 U1 U1 U1 In U1 U, U1 ut U, U1 In U, U1 UJ U, U, U, U1U7 l0 CO l0 . 10. . 10. A A A A . W W W Cu W Cu W W W W N N NJ NJ N NJ NJ NJ NJ NJ NJ NJ I-+ 1--, I-.O O 0 0 NJ NJ 1-> 0 O 0 0 U7 N 1•-, N N 0 0 O 0 0 A W W W NJ 1-+ N I--> N 0 0 0 Cu W NJV U1 w h-, NJ 0 O 00 V O) 0 0 0 Cu 1--, 1--, I-, 0 0 0 0 0 U1 W I-+ U1 V 01 A NJ CD NJ N W O W
W CO W CO CO W W W W CO W 07 03 W CO W W Co W CO CO CO CO CO CO CO W CO 00 CO CO W CO CO W CO 13

Mft)  CCD CDD CDD fD fD CD fD fD fD fD CD fD fD fD fD fD fD CD fD fD fD fD fD fD fD fD fD fD CD Co fD fD fD fD fD Cn f1 n f)  C)  CJ CJ 0)  CJ C)  C)  0)  0)  CJ C)  0)  o)  01 CJ o)  CJ C)  d C)  o)  o)  DJ PI 0)  DJ 0)  0)  0)  0)  CJ o)     ' 0

N N

rN.  .
N•. fD fD fD fD fD fD fD fD fD CD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD      -

CO W CO CO CO CO W CO Co W CO W CO Co W Co W CO CO CO W CO CO W Co CO CO CO W W CO W     •'<11.  g fD fD O O O O O O O O O O O O O O O O O O O O O O O O O O O O O O O O      >fD fD C fD C C C C C C C C C C C C C C C C C C C C C C C C C C C C C C C C p_

Q
0)  C)  0)  C)  C)  C)  CJ 0)  0)  C)  0)  DJ 0)  N C)  C1 C)  CJ 0)  CJ 0)  CJ C)  DJ 0)  C)  CJ 0)  CJ 0)  DJ 0)      fD
0_ Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q Q 0. Q Q Q Cr_ Q Q Cl. Q Q Q Q Q Q w,

v) K ^ y - A n-  C-     D D C•   
0)  p

I

W X * D D D n -o U' I *     m 0 y` 
co m Z W co co

v  <  ,  0 N 00 00 K K K
to 3 m f1 W c c c N o w D fl- 3  <  

r n fD Z Cu z W
CD  ?° 

rD  °)      W O O 3 <  O O S
C c C  ( D - p w . N•' 

CD fD fp 0)  fD 7<

2 O. fD fD - a - a d  <  fD K Zn T [ D 3. ,< ,< •<  cn  -,  [ WD 0  - 0
d d " O_ fD

C     
O  -., 73

N

O
LS

03 CO 01 Z
1

3
cn 03C fD f3D

K
fD

T T O ON 0)  CDD C           0)  CJ CJ r_.     (

D
Q

C)      O fD
C      . 3•.

co CJ N S CJ Q Q Q W C T

fD S• D o O O K fD cuF.,- v m

0
CO

CD• 3 D pCIO 17 N
Di

fD 0)      fD 3
m

n) rD C
v, v.

cn r p 2 r r -0 0 r r r cn n r n r r (r) in N co r
p O 3, C

f- r C)  0)  
e-. r r fD m r p r r 0 0 0

O 3 n

0) -<  W
r

c Q
A 1- 1- n — 

r

m  ,      nn -,  -  Q nn o   n   nn N fD r

r* n 3 w co Ll v s - s 71/4-     7     °-
J. n

C
n n

a n f3 H y O fD 7r -, fD fD fD n CD     <
3 3- 3- 

UI
n ' 3 3 3

m 7°     3

I-- r
CO

m D)

Q Q n00)
0 W

CV)  fD
Z

W
U1 3

H

A A A A 1-, U1 T/ - 0 - 0 NJ NJ - 0 - 0 Ci Cr) NJ 01 I- U7 U1 U1 - o 00 W 01 l0 0 1--,  0 A - 0 U1 U1 I-,  D 01t0 t0 lD tD A 0 0
O

03 N 0 N N 0 W W 0 V U7 O1 01 NJ A NJ 0 wO O O ON O O O O O O 0 0 0 0 00
n

V7 u1 O O U1 1-, O N O l0 O W O N O O1N

W W W W
N

W
W W 07 co 07

NJ
Z N Z N (D K K co

ago
N

W 0) 07
U1

W Z W CfD fD fD fD 0 fD X X X X X 3
CO W     '"' 

N C)  X CJ C W O O N O D C •   o  <
fD fD C fD 3 3 C)      r•r C X X X X
fl C1 C)  C.  <  C)  Ol 01 F-, 0 0 01 N " a y S N fD  -,  3. 3. N n d " N

V — UI
3

V (
D O

S S S S fD 7 0) 01 0 3 3 01 w 3 N 3  - <  O O W -,  C Ci m C) ' G LO 0

fn V) N V)     fD V V V 00 00 V 0 Q •. Q 0)  W .`
1..  ,-. 

O fD fD 3

OT
N 73 V

fD
N •.

N. 
N 3 A

Q
K-

fD N N N
CO O O

A

f D̀ f-D 0p
0

W W C7 O C
O

N v W
CD

co ^ W C)

r•r  .• r

rte•. .
O-.     <     

D O

rN•
r T     •   f<D  <<

l •
fD

tea)      
rD N  *  .•.     <      . N.     

rr
CCD

W

00

Cl r r Q .
N-. .Nr fD

r•. (

n
v O

N

rY

ft)  rDa N 01 01 N fD f<p d r•.     0.Q

M a1 01
W Q fD

TO
In

01

uN
O O O
tD

rn

W W 00 CO 03 = 103110 - i W n C) C) W Z Z Z -1 cn 2 7< 2 00 2 2 2 00 2 00 n 2 2
fD fD fD fD O fD O O m O O C? C rD fD fD rD o o)  0)  o)  C C o  ,d.' o rao O O O R,  O fD SCJ C)  CJ C)  O C)  V)  c,  N

N c,  CJ y C)  3 3 3 0J S S S C)  
C .   C 3 C C C 3 C Or 0)  C CR. R.' R. R. 3 R. r•. -  R. .-.  .•. N      -  Q Q Q -

t• <  <  <      -
1

r•.     ••. S r•r r* r•. S .•. -      rt rte.C fD fD fD
O,  

fD 0
3

co
3 3

fD CJ 0)  0)  fD  = - -     r 0 O N O O O 0)  O
O

n fD  ( D fD fD M fD DJ 3 3 3 3 3 3 3 3 N j 3 n

a) 

x x x x 7° x x x x x --I x O X n n n -- I — I - i - I p - I - I - I - I - I -- I - I - I - I - I - I 2 --i - I
7 D D D X Z Z Z X X X X X X X X X X X n X X

0)C)

rD

V V V V 0 V V V V V V V V V l0 l0 l0 V W W W V V V V V V V V V V V V NJ V VV V V V NJ V V V V V V U7 A V J-•, I-, N V V V V A V V V V V V V V V V V 00 V V41. A A A 00 A NJ NJ A 0 0 N 1-  A NJ NJ NJ A NJ NJ NJ 1--, A O A 0 0o O N O CO 0 A NJ NJ 00 0 0 0 t0 0 01 Cr) 0 VI u1 O1 0 0 0 0 0 0 1--, I-, 1--, 0 V 0 t0 01 Cu Co U1 NJ Cu CO 0 A CO U1I-  I--, N I-> VI I--, 01 01 NJ 01 01 01 N 1--, W I-, W I--, A A A NJ CO U1 A W A W Ol • V A Ol I-, 01 NJ V NW W W W 01 W 01 01 IL A A V N W W W W (
1,

0 61 ( n N W 1--, do IL, O N 01 N O N W O R N     - pA A A A I--, U3 V V 0 NJ NJ N W U3 N NJ V 01 0 0 W U1 N Cu 0 V NJ V l0 V NJ l0 N N V
0Ul VI VI VI

0 0 O  
V 0 0 A NN NN 0 0 V 01 01 NJ NJ W W 0 NJ CO V N NJ W VI NJ U1

0
0 W V

E.1.d

Packet Pg. 99

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A A 0 0 0 Al0 l0 lO l0 00 00 Co Co O1 01 01 N Us N Us U' N Us N N U, V7 N U' N N U1 A A A W W LO0 0 0 0 NJ F+ 0 0 0 0 0 V V V Cr, 01 N A A A A W W NJ NJ 0 O U) W 0 0 0 W W 0l0 W W 0 0 V N 1-> O O O N 0 O A NJ U' CO N A iL l0 LID 00 N N 0 l0 u, 0 F' 0 y H y l0W W W 00 W 07 W W W W 07 W 07 W 07 W W W W W W 07 00 00 W W W W 07 W 07 07 0 0 0 W     ' fl
V'  V'  N V'  N V'  V'  V'  V'  V'  V'  V7 V'  N N V'  N V'  V'  V'  Vf V'  V'  N V'  N V'  V1 V'  V'  V'  V'  7 7 7 m 3n V'  Vf N V'  V'  V'  N V'  in N V'  N V'  0 in N N N in V'  N V'  Cl'  V'  in N V'  V'  V'  Cl'  V'  7 7 7 m 0
0 0 0 0 0 0 0 0 0 0 0 0 0 0 7 0 0 0 0 O 0 0 0 0 0 0 0 0 0 0 0 0 m co m r'     - a
7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7  ' t rt • t S fD
7 7 7 7 7 7 7 7 7 7 7 7 7 7  ( D 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 N N N N

rf•
CD  [ D CD fD CD CD CD fD fD fD fD CD fD  ( D  . t m CD CD  ( D fD fD CD fD m CD CD fD fD m CD CD fD  ' t rt • t rt     . Lr-r . . . . . . . .     .

t K rY rr rt rt rt rt rrt K M rt K rt . t rt . t  -,  -,  -,
N N

rft K ft fftt K f.  .Nt  . Nr U' V' V' V' V' V' N ( n N N N N N N N N N fD  ( D Qs D
0.D CD m  ( D fD  ( D m m m  ( D  [ D m  ( D fD fD m  ( D CD fD fD fD fD CD m CD fD m CD CD CD fD fDfD CD fD m fD m  ( D  ( D CD m fD CD fD CD  . t CD m CD CD  ( D fD fD CD m fD  ( D m CD fD  ( D fD  ( D CD

W CO tk y

lDN

2 n - 1 10 , r r , m T v n N p. 
O

n o W W S z n m U' U' ( n A -     m - o n z 2 n Wcuc o

cf
D,      m m w  -, - o o n,  o o c o m m oo C c s n N o m  ( D o  ,: o

qD 3      ? o O o- -e n   o .
c.+  - 

n      °'     c cu S 70  ,  w• 

T -     m 7t

r7-.     
c  <  O

O
m

v,  

m
2 S

O  (
t a

v'      
m ?     7  -     

T
m

r7t

d

r m 7 07 7 O ( X

j' D
co  N o -

O+, 
m 0

7      - rim-     = =-      7 N
D '

O ,<  
W 7 O

a i m Fs p0j O
r_. 7

d
X w 2 2     .

t
2 v'  

O
W N

rt 0. =     m 7
N  . t O z 00

r j co 7 mco
m O O 3  ^' ' D m D,  d  ( n 0

r o,      N 3 7
3 m CD f 00 0.     - 1

r    n o, 
7•    m n CD CD m m      <  B CO T

n 0)    r* 7  =- (-) ,;: =  
4;_n, 

m

Q
mmc- 0 ES'      m f      Q D FAN cVin "

D, 0     .. o o v,     '^  
m     °<°  m Dii Z

o n
C
73

CU—     
O a I

3
v_.    C

N x N O fD

rr' 
n

d

frD

D2,  
o c a n c o e C <     d < 5 0

rr- ' rr- 
S fp 0

CO     ;:..-
P  - 0-0 1- •o -0 1-- N rrD ov'_

r n v'  n 0 0
D,  — 3 7 7

n n

0  (

n

M
N O  .  m n 3 n0 - -0

MS      _. m N O O  ( D n
m 00 N Q 0 m m Eli - 2 N

CD 0
rt m 0m m IN
rt 7

7
D m 3

C
O

0 v.    O

rt

i N
1 7

rt 7 D,    S r
cijm

m O
X f,D

X
LA

0
o o - aaco

DZ,
E

3

A A - 0 A A N N U'      D A V A A A A - 0 NJ A A A A U' A - 0 N F' W A CO V A V AVD LLD •   l0 00 V V 00 01 V U' U1 N t„     01 U' A N N NJ Us •   Cu l0 F•, A l0 U1 iL A 0 l00 0 0 0 N V V W O O O W V V F 01 O r.+ A I..., A W I- i N O W W O N 0 0 0 O 0lO Co
W•   

0 0 W W U' • ••   0 0 0 0 i-  NJ •   O N U1 IL l0 IL 00 •   O W NJ W 0 F- •   CO 0 00 lD
07 07 O W 07 * * S O 0 07 * W 07 W 00 0 X _W _2 07 07 r 07 0 2 n(• 7C W m W

OW     < 
N 0,7v  (n X v'  v X X in H v v'  X 0 O n 1 G

ow N N 0 0 D, V'  m N  ( n "
G

V•     V'  
V' DO V'  Vt

n
N X O

o
V'  ( n X      •< m

to,
0 0 00 0 0 0 0 o_ F' F, O O O 7 o A m 0 7' 0 0 c 0 F-'     2 6 v'  m m F, m F, • z m
7 7 A 7 7 0- 0 -<  N N 7 m- 7 7 7 A 9 7  *  7 7

rv'
t 7 W N O j X 4. .-<'  00 n m-

m m V m m 0,  DDi
70 0 0 m      ( 7D  ( 7D cu m A d

CD 
m rNt m

v'  
O m N O

lV„ 
m  = D rNt cur. rt (w r* r* <  <  ' r*     r*  r*     . t     `<  N m N . t  -.  .t A t 7

m      *  N <  ,      —

Nt rft rNt . Nt 0 0 -, Ni  (- D  . Nt et

r  .

Nt n
et m  .

N.     N y
m

rN' 
m

0     * ( D 7 m 3og

F.  
m      . Nt fD N N

7
m 70 fD m cu m C  . mt     . mt fCD

rt

fCD

O_ 

m m  .- 1.  <     -<  . m-' 
m

rr

t

N m m
r* 

d
r° K m

rD.     *     

N     •

m*  (-  m

0.N
N F.    

cn a

0 0 F., 0 0
In

O 0
O

NJ

0 0 2 00 W 2 2 2 W W 07 2 0c W 2 W D 13 00 N W W W W 2 S 2 S W 2 2 2 2 2 W WO m  ( D 0 0 0 m m m O m C m m C m m m m 0 0 0 0  ( D 0 0 0 0 0  ( D m
0)  D,  F,  D,  0)  E N N D,  D,  D,  F,  D,  D,  H D,  r•' d D,  D,  0)  D,  D,  D,  N In V'  ( n d, V'  H ut N ut 0)  D,
D N O N rDD O O O fD rDD  ( rD O N  ( rD O  ( RD 7 7 rDD• 1- rD  ,. r• rD

0  .
t rt

07 7 7 7 7 m m m m O O O O ry O O O O O N N7 Z z 7 7 7 7 7 7 7 7 7 A
O_

x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x x
cmfD,
m

V V V V V V V V V ., V V V V V V V V V V V V V V V V V V V V V V V V V V
V V V V V V V V V V V V V V V V 00 V V V V V V V V V V V V V V V V V V V
0 0 000 0 0 0 0 0 0 0 0 0 0 0 ON 0  0000 0 V 0 0 0 0

IN-, 
U' NN lUD 0 NN OO1 U' 

0
UOO 0 0F, I-, A N I-, V

VI
V V NJ NJ I--, W I-, I-•, V I-, N A N 00 I--, N N F+ LO N V 00 I--, V W N V NJ I--, I--,     NA A I-, A A I, 1-  F W A W W A W A 0 W A W W W W O F- N W U N iL F, 00 A W a0 0 V 0 O U1 N W O O F• I— 00 F- A F-. 0 A F-. F-. W F-. N O 00 F— N F-. 00 A N U' A AU' N W W (. J 0 0 F-. 0 N 0 0 F-+ N A Ot 0 V O O (., 0 A (  I- N 0 V N 0 F— 0F-' F+ W U' lD N N 0 N l0 N N W N A V 0 01 I- I--, N N 00 A O N V F, W U' O I--, N U'

E.1.d

Packet Pg. 100

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



to to to to A A A A A A A A A CD to to to to to to to to to to to u•I u•I A A A A A A A A AI--+ I-+ O CD LO tD tD tD t0 tD t0 tD t0 A W W W NJ NJ NJ NJ N O O O O tD t0 tD tD t0 t0 tD t0 tDO CD O CD NJ NJ NJ NJ NJ NJ F+ N 1--+ 
n

W NJ CD CD N N CD CD O i- N N N N A N N N I--. N N Nto W CD CD to A W NJ f-+ CD t0 Co 0 s Q O N W I--+ NJ CD 00 CD 0) NJ NJ CD 0 CD t0 In to A U.) NJ CD CD

n n n n n n n n n n n n n N W 00 00 W 00 W W W W W 0, 0, W W W W W W 0, W W WfD  ( D  ( D  ( D  ( D  ( D  ( D CD  ( D  ( D  ( D fD  ( D  - s to N  ( n vJ V1 v1 V1  ( n t1  ( n to v1  ( n N  ( n v1 v1 v1 v1 v1 V1 V1CL CL CL CL CL CL CL CL CL CL Cl CL CL N ( n V1 N to N In N V1 to N to N V1 V1 to to  { n to In N to tn CD)  N D)  DJ DJ D)  d d D)  D)  D)  WI DJ  '-' p p p p p p p p p p p p p O O O O O O O O O     ' C
D D 7 3 7 7 3 3 3 7 3 3 3 3 7 3 7 3 7 3 7 3 tD

N VJ V) V) N N N N N N N N N ( D 3 D D D D D D D D D D D D D D O D D 3 D D D      . .
CD fD fD CD  ( D fD  ( D  ( D  ( D CD CD  ( D  ( D

r-' .m+ 
r+  .

O-' '   

rte+ '   rr+ ._+ .. .
O-' .. 

rte+ .
O+ .. .. .- ". '   .. 

rte+ rte+
Dte        +  .'   

rte' 
te        

r+     
NNNNNNNNNNNNNNNNNNNN.+ 

r-+ .+ r+ .' .'  .+ r++ r+  +   '  +   '  +  +  +  + .'  
r+ .' r+ .*     O.

fD CD  ( D fD  ( D fD co  ( D fD CD CD fD  ( D  ( D  ( D CD  ( D CD CD fD CD CD
M.

fD  ( D fD fD  ( D O CD fD CD  ( D fD  ( D  ( D co  ( D N  ( D CD fD CD fD CD      ( D

IAVI

N fD
n N n m A r 2 D 7 > x N to U r to to n n - a n n 07 Ann A G) n n
c co aJ fD cu N c D)  ? ( n p      < ()  _ 0 DJ D)  DJ D)  ( D C C C O v1 tD C D)  t0 p C C

G 3 N 0
O

y 3
N j S S CL s a

x 0 C      " MOO  . 3+  ,  ,  ,  <  N A ,  -
O

I•+ O  ,  ,  d
O m v+• D)      3 co S ' <  r+ ''*     fD fD  ( D l0

fD     ' CL fD  ( D  )^

n

r3+  
W Q d     = ( D 6 D fD p n X r X X 0  .O-'  = . D-'  j CO . 7+ (D CO . . D-'  .D-' 0-

n)  O     '^ CL     ^. N O CL N n
n)  N Z d H     = N

3 n
Q C S •   D)       9 O O r

3

C1 p 3 d v•      K a S a N  (
D  ( D N 0)  D")  W N m N 2     _    7 DDi 3  <'

o c a
n D p  ° J

x
T d A- 3 3 3 a     -      r°     o '- 030 In

3 x p CL _     3
G)     

d  ,     (
D     ( D co 7 Di

cu
z v' = 

Q
m

p  "+ p 3 p oq
I

0 m
Z

rro
v n o O  =  

DJ
17 0     ..' N v (  I-+     at o)

ND 3      -. 
00 x NJ     ' z C C 3

0.) 
vii  (

D
Di S

C
CD fD

fD

W

r 73 r 7. (-) 0 7C N ,, N N r - r Z r r r to x r W r r I- W W r      70 - nCD ram  ' 0 d  _ D)      p rr D)      N r -  r     - d  -      
0 fD  '+ ( D a r     (D D)  rv_1 7

a)  O fD• 00  .     S
O n n D 3 m v1  .   v1  .   n v1  = n C  <  H n

cu 0
VI rtWW

11)
fD fD Mtn fD

I-       n o r+
v CD

m
rP

w
r

3 an
ma

Z
0)

3
D

to N In A A A A A A A A A A to fv to to A to to VI LA W N V to A A A A W A A A A WA W O N tD t0 t0 lD t0 t0 t0 tD t0 A CD 00 Ln A NJ W NJ NJ tD CD 1-+ CD N t0 LID tD W t0 tD t0 t0 NJNJ W O A NJ NJ N) NJ NJ NJ I-  F+ N O I-+ N 0 CD 0 CD CD 0 N N N N N A N I--+ I--+ NJ I-+ W
n O O N N A U) N h+ O t0 00 0) N 00 N O 00 T 00 00 N N N 0 0 0 t0 N 0 A W A O NI n co. n n n n n n n n n 3 0? *  D o, o 00 co. W W =   07W 0 W W W d W 07 r
n 0 CL UNi CL CL CL CL CL CD CD

CL CD 7 N O v' x v H  ( to
3 vi 0 r+ p

0)  3 D)  Q D)  d DJ O)  D)  D)  D)  o)  D)  ( D 3
In  '

y''  H W N 0
Dl

0 N v1 K N N 0 fD N c0i1 c N 13a. 
CD 7 N

C      .+     O O O O O O O O n O 0 N O p
v1 t 3 V) to N N to N to N N = 

O
O

r O 7 d 3 3 M 3 3 Q 3 3 7 O 3
p  .+ 

7 3 3N     . r r*     O N 3 D)  3 7 3 C 3 7 7cr,i  '"'   D '<  .-
1- y .•' 

rte+     - -, .
0+     

rte+ 
rt. 

PP+     
rr+ I- I.  -,  .

fO'  d
D)

O M C fD  ( D  ( D fD CD fD CD CD fD
fD p)  fD N ( D fD fD CD CD N CD  ( D fD  '''     N DJ N N N C N ( D N N N N N N N N

CL N  ( n     , 
fD  - 1 p p r'' p     - i

CD
r+ s

N CD N     ( D fD  ( D N  ( D      ( D 0 ( D  ( D  ( D     ( D  ( D      ( D  ( D D
D D o)  .p-'     .,-' ..-'     .+     

r0+     .+ rp-' .
p+     .•'  .O•'     , p+ ,+     Ct

a N a

CD

O O co

W N

AO

00 2 00 0, W W W W W W W W W W K 07 W 2 W N C0 W 2 W r W 2 W W W - 0 00 W W W 2CD o CD  ( D fD fD CD  ( D CD fD co fD  ( D  ( D
O  (

D  ( D p  ( D

fC  (
D  ( D p  ( D      ( D p  ( D co  ( D D)  fD fD  ( D fD p

D)  ,  D)  D)  DJ 0)  D)  D)  D)  DJ D)  DJ DJ D)  _  D)  DJ N D)  D)  DJ D)  F D)  (

CD
D)  H D)  D)  D)  OGo D)  D)  DJ D)  UIrD

0
rD 73 (

D
rD Ti 7• ' 1 7• =i V1• -'  -,  .•' 

fD r fCD N O rfD     ( D  ( D N fD  ( D  ( D Ti fD fD fD  ( D fD r+ fD fD O fD fD     ( D  ( D  ( D fD  ( D  ( D  ( D 0O D 11.) 3 N D f7

CL
D

D
00V)

XXXXXXXXXXXXXXZXXXXXXXXXXXXXXXOXXXXX
N

0)r+D
V V V V V V V V V V V V V V O V V V V V V V V V V V V V V V 00 V V V V VV V V V V V V V V V V V V V V V V V V V V V V V 00 V V V V V I•+ V V V V VA O A A A A A A A A A A A A W O A O A A A A O A V A O A A A F+ A A A A O
O N 0 0 0 0 0 0 0 0 0 0 0 0 0) 00 O N O V O O N O U) O N O O O A O O O O NI•-+ I-+ N I-  1-+ N N N I-+ N h+ N 1-+ N O N N V I--+ 00 I-+ 1-+ N F-+ A 1-+ V N I--+ 1-+ V F+ N 1-+ 1--+ N

a
NN F-     W A A A A A A A A A A V rn W W W W W 1L A A A o A 0o A A A0 (Z)     O O O O O O O O O O V N N F+ A t0 V t0 tD N O A O N O O 00 O O O O

N A O O

1NJ+ 
O r o

FNJ+ 
O

1N+ 
N 0 0 00 N O t'0 O O O V t00 v  V 0 W

QA) 
O
UJ

O O
NJ

E.1.d

Packet Pg. 101

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



A A A A A A A . p. A A A A A A A A A A A A A A A A A U1 U1 U1 VI U' Ul U) U1 U1 U1 U1
l0 lD ( D l0 l0 ( 0 l0 l0 l0 l0 (. 0 l0 l0 ID ID l0 l0 l0 l0 00 00 00 00 00 00 N NJ NJ NJ NJ NJ N NJ NJ 1-+ NNJ NJ NJ 1-) I- 1--, 1--) N N 1-) N CD O O 0 O 0 0 0 W W NJ N NJ NJ W W NJ NJ )- 1--, O O O O 0W I-, N l0 l0 V U1 W N N 0 lD 00 V V 01 01 A N A . 00 00 01 01 01 0 VI 0 V W A NJ O 00 01

n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n n
7- S S S S S S S S S S S 7- S S S S S S S S 7- S S 7- fD fD fD CD CD 0 CD CD  ( D fD CD
V01 V)  Cl)  (

0/
1 Cl)  Cl)  

VO)  
H N V1  ( On Cl)

CD  ( 0/)  (
n Cl)  Cl)  ( I)  

VO)  
Cl)
CD

V01 N Cl)  (
0/

1 Cl)  Cr,  0)  0)  C)  CJ 0)  CJ 0)  C)  0)  CJ 0)     - C
7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7

m

C C C C C C C C C C C C C C C C C C C C C C C C C U1 ( A V) V1 V) N ( A V) N N N
r' rr r* . . . . . .  .-' r' • • .-t• . .  . . . . . . . r' r' rF

V) V) N V) V) N N V) N V) V) N N (./) (/) (/) (/) (./) N N V) H N V) N
CD fD CD CD CD CD CD CD fD CD fD

0_O.
CD fD  ( D  ( D fD m  ( D fD CD  ( D  ( D fD  ( D CD  ( D m CD  ( D  ( D  ( D fD fD m CD m 0.fD CD CD  ( D CD CD CD  ( D CD CD  ( D  ( D CD 0 CD  ( D CD  ( D fD  ( D CD m  ( D CD fD

it it 0

N N N

Gl A D C)     n  Gl Z n U' n a n N ( n K n n p n m
W n n o       r

C S
CD

C 3 j 7 Q O
0

CJ N
Cu

N an d C)  
7D fD  ( D fD a o) m DO D .-' m

y fD a .     
f1 m  -  m  ( D m rr m 7r ( D 0 O 7c 7c A- fD CD7-' 

r7r rP rt. '.-'     
O_ ,..

D•-  n m 7 rt. fD rt. a O 70 ri. 

a

m     .  .
0 Cu cn  .  N O_ n n l7 '< " 6 0

cu  = .   
7

0 7 7o D C
r m p a Z Z 7 3 7

Q
01      ` 

Q r' N CJ d 0 m

a. °' 
rr

7
W W

C'

n     s Q as 0)     0)     
VI

07)  
N O v)  

m n G) cc-   

Z
C

O m 7

D 3 m 01.     cu ea
m m in

70 0 K N r     < r

O m  *  roi  *  m 7' 0 v y0 Q 0 79  (
DD  [ Oi co

v.  cu d 0) CD D  (

CD
O N

CO

O N co

O
O WO v 7 7 7 0 nCT

m m  (

rD  -
Oi m     ( D v i CJ

r' O O O_ 
m

O_ 
O

d m O 7<     7<     7r 7r 7r

CO
CD(

D Dr Dr S     "  
7r O_ 7 7

O      '
Y 7 7 N 7  '+     m

70

O O Cl
G•

fD N
7 O

rr r'     r'     r*     
m m ._
y U

7 r
W 0)

9 9
w w Z
V)     N C)

3
m

A A 00 A 00 A A A A A A A A A A .   - 0 A A A A A " 0 A W N U1 13 13 0 CT U1 U1 U1 1-• U1LID l0 1--) l0 I-, LID l0 LID l0 l0 lD l0 LO l0 LO UD l0 l0 00 03 00 00 I- A A 01 NJ NJ NJ o NNJ N 0 i-  0 1-+ I-, F, ,-- F-) N 0 0 0 0 0 0 0 0 W W NJ O NJ O 0 0 Q 0 0 W 0 0 CD CO 0W I
n

lD
n

V In W NJ N 0 lD 00 V 0 01 '   A NJ A NJ 03 •   01 W W N •  W O O D 1--) 01
n n n 0)  n n n n n n n n n 07 n p n n n n n p n Q 2 - 0 W 00 W

2 n n n 1-' 
n7" 7'     S S S 7" 7" 7" S 7" 7" 7' ; S x S 7' 7" S 7' x S 0)  p O x x  = (

0 fD CD CD
Cl)/  V01 Cl)

O      ( On

10/
1 Cl)

0
Cl)/  co  ( On

10/
1

UO)  
Cl)  0

to N N ( On Cl)  ( On tOn

10/
1 N V01  < C m fp

x x x
n 0. 0 O_     O_

r' rr N .-' V)   0
V l0 rr G O     ( N

N N

O
C)  C)  CJ N C)7 7 r' 7 r-r 7 7 7 7 7 D 7 D 7 7 7 7 7 7 D 7  ( 0 =  O r-'     

W W 7
CC C C C C C C C C C C 7 C 0~p C C c C C 00 C O

Cr ( D O A O .- 1. . Nr

rN-' ,
Nr     . N'     yM.     r-'     . . . . . r' rr rr r7 . 01. rr

Q
V) N rr ( n rr N V) N V) V7 V) V) N Cl) 

UI M W N N N V) (/)     to N CD  , 0.'     

r4' 
m m m  = m

m. - s r CO 4   . 0-
r .

0' .0-' O  . 0-'     
Dapm  ( D CD m  ( D  ( D m m m fD fD  ( D -   fD m m  ( 0 fD  ( D      ( D

m
O V)     

CD CD     ( D fD CD fD co m CD  ( D fD m N ( D CD  ( D m  ( D fD co C r* Drr rr rr r'       
r'  

rr     . . . . .     rr . 0'    fD
a.

m
N 0.

N 5
0 D

O Q Q1 O A
1- a U)

N

07 CO 03 CO Co CO 03 03 03 07 W W 07 07 CO W 2 07 CO 07 CO 03 07 03 S 2 07 - I 07 - I 2 07 07 07 2 COfD CD fD CD CD fD fD CD fD fD CD CD  ( D CD fD  ( D p  ( D CD CD fD CD fD fD O O m C  ( D C O fD fD fD p fD
C)  C)  C)  CJ C)  0)  0)  C)  0)  C)  CJ C)  0)  C)  C)  CJ N C)  C)  0)  CJ CJ N C)  N  (_/)  0)  C)  CU, 0  ( n 0)  0)  C)  ( Cn CJ
m m m m  ( D m m m m m m m m m m m O m m m m m m m O O

07 3 3 D 7 A

XXXXXXXXXXXXXXXXXXXXXXXXXXX0 X7xXXXXX
In

D)

m

V V V V V V V V V V V V V V • 1 V V V V V V V V V V V V V V V V V V V V V
V V V V V V V V V V V V V V V V V V V V V V V V V V V A V A V V V V V VA A A A A A A A A A A A A A A A N A A A A A A A O O A 1-+ A N O A A A O A0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 V 0 0 0 0 0 0 0 N 1..) 0 0 0 0 CO 0 0 0 W 0N I•) I--) N I-) N I- A F, N I--) I- A N N N I-  F-) V N 1 F-) IA I-+ NJ I-' U7 N.> 1- NJ NJ N 1- 1- 1- 1- U1 I-,     N
W W A W A W W W W W W W W A W N W W A A A N A N N A N )--) N A W W W U1 A     ' aA A V A V A A A A A A A A 0 A 03 A A 0 0 0 l0 0 0 0 V W W W 00 LID LID lD 0 00 0 1--) 0 N 0 0 0 N 0 N 0 N W N h-) N h-) W W W 0 W NJ NJ 0 0 0 0 LID I--) I--) N A NJD lD W VD W LID l0 UD 0 UD 0 l0 0 U1 0 W 0 0 W W W 00 W 01 W V 0 A 0 A U1 U) U' W F

E.1.d

Packet Pg. 102

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



N I--, 01 01 01 O1 O) 01 01 . 10. 40. A A A A A A u1 A A A A A A A 01 01 N N N N N N N N A
T - n ID l0 t.0 V V 01 N N N N N N N N A W W W W W W W V V N I--,  I-, 0 0 0 0 0 CD
O 0  ~' 1-, I--, 0 0 0 W Co 00 V N N N N A N 1, N N 0 0 0 0 0 0 0 0 0 0 0 0 0 0 NJ
c c A NJ 0 00 NJ 0 ( ID NJ 0 0 O) A NJ 0 01 N -' 0 0 (JD 00 V Ol W I--, N W I--,  V V N W I--. N

3 3 rTD

rTT
N N - ' m m m m m m m m o n n n n n n n n n n n n n n n n n n     

3 3 3 3 3 3 3 3 Q'„  o 0 0 0 0 0 0 7- _ 3 7 7 7 7 7 7 7 7 an)  0,      

3 3 3 3 3 3 3 m m m m m m m m m 0n n
S v v N N 1/  T.  N IF)  Nm m In to v to N u to

rNr

rN. rN. rN.     '
Nr rNr

0  °      6  °      °  
3 3

m n N N N N N N N
7

7 7 7 7 7 7 7 7 7
m m m m m m m m 0 0 0 0 0 0 0 0 ,  c c c c c c c c c     <

n ' m CD m m CD CD CD
C  : D. ' D. .  '°  : D, '° r° 

0 7 7 7 7  °

MMm
m CD CD m m m m n n n n n n n Z1 70 N N Co N N N N N N     >N ,  -,  , , - ti  ,  ,' O O Q

N r
n n n n n n n nom..     m m m m m m m m m 0.

00 rn m m m m m m CD m m m CD CD CD m m
CD

r*   0 0 H
C Z 0)  0)
rD m Q

0
1- - 00 o n

0)  
rr, o

0
D_ m r D D ' D D inn ,3 ,

4„.- i > C D
0

n r n _' _-i n n

3Q 0- m  -  <      ,      go 0 5. g c      : c  * T -,      o 3
m. 

v '° E -s 0 c 0 c n o c c 3
N 3

c

n
m

o7i n
m

w  '
r c  , o m m m =  `^  N d -,  W

N
m a m  , Do m m 7

0)       . ? I Cr,

C
0 2 y m

3 0   *  rt
n or 7 n 0 y ` ,

7-.     7.  
Q 2 ,

7-. 

r7•. 
Q

0
T T N G 7

n m 7 0)     •
D

0)  7 d     ,••.  -,  •       O

Q r _ 

d
7  ` d 0

O— 
7 0_ N 7 CD Z o

f  
m p)      o)      

D N C 3

D °: V -. °  7
r.  co

7 rD C °  °  o)     O 2 m e 7 7      ° 7

G.)     m 7 2 7 o m - G
Y °      0- T

3
r a  °  N  °-) 

7
D 0 3 m m  °  '^ 2 ,c     ,  7 0

0 0 3 d z

7 7 7  <' n
Cu M

7
fll• m 0 3 0 0 y 7 0) 7 r.

Q Q °_     
m rr a 7 v 3 N ut• 0.) n

D
m

in-

fD
3 7      °  

omi     °     m Cu o Q
c

CDD 0)  n -.  I n 5 o D < 
pi n     * 0 m , = * O * 

c7i
r. N ,-.     v.      3 7 7' *  -  

3 7 7
v.      7 v 3 Q 3 7 Qq m7 7 7 0

6 S 7- m m 7 rD O 00 CD 0) 00
m

CDD 0q
m CD

3 3 n 2 = 

7
7 00 m N

r7•. 
CD M

co
0 c In

In

0
7-   

20 z
n y
r

3100
m

N

NJ I--, 01 01 O1 01 017 01 A A A A A A . A A to A A - 0 A A A A N A In N N N N N N N A
T T Y LO ID V 01 N N N N N N N N A W W W W W W N NJ N F-, N 0 V 0 0 0 10
0 0 I"''  -  I-' 0 0 W 00 00 V N N N N A N I-- i 1-- 0 0 0 0 0 1--  N 0 0 0 0 I-- O O O N
c c A NJ 0 00 NJ LC) NJ 0 0 01 A NJ 0 01 N I- 0 IC) 00 V 01 Lip 01 N W N V LC) N W I--, N

00 - m m m m m m m rn 0 n n
CO

n n n n - 0 n n n m m n n n n
CU v 3 3 3 3 3 3 3 3 0,  o o x o 0 0 o n)  m 7 7 7 7 c 7 7 7 In n  - r.     

F,   33 3 3 3 3 m m m m  '*  m m m m

G, G) V) v) (/) V) N 0 N

N N N N N N N N     -° - O W -° " p " p " O f3D 3
7 7 7 7

CD
7 7 7 7 3

N y N r* m m m m m m m m
0 7 7 A 3 j 7 7 0  °      ,

C-. C-.     , C-.     of
m m m m m A m

m m m m m m m m A
F..

m m m m m m n n ton n n n N S N N N N 7 N N N N
7 7

N.     1  = =  -, > - 1  -1  -,  -' - J  -,  - 1  -,     00n n n n n n m  <  m m m m m m m m

7
7s

C m
a

m m
m

minN

W 00 00 00 00 00 07 2 W 07 00 00 Co 00 W 07 W W Co 00 2 00 00 00 Co W 2 00 00 W W 2 0D 00 00 co
CD CD m m CD CD m 0 m CD m m m m CD CD m m CD CD 0 co m CD m CD 0 CD m m m 0 m CD m m
0)  0)  0)  0)  0)  0)  0)  yj 0)  0)  0)  0)  0)  0)  0)  0)  0)  0)  0)  0)  cr,  0)  0)  0)  0)  0)  N 0)  0)  0)  0)  N 0)  0)  0)  0)

M m co m m m m 0 m m m m m m m m m co m m 0 m m m m m 0 m m Ti m 0 m m Ti m A

X X X X X X X X X X -- I X X X X -- I X X X X X X X -- I X X -  - I X .--I X X X X X X

N4.01 4.M
V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V
V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V VA A A A A A A NJ A .   A A A A A A A A A A NJ A A A A A 0 A A A A 0 A A A A0 0 0 0 0 0 0 I--, 0 0 0 0 0 0 0 0 0 0 0 0 F+ 0 0 0 0 0 0 0 0 0 0 LO 0 0 0 0F+ N I--, I-+ I- I- I-. l0 F-+ 1-- s N N I-- F-i F-‘ N 1--, I--  I-- i F-‘ 00 I- I-  F+ N I- N I- I- I•+ I- 01 I-, 1--‘ N 1--     N
N N W W W W W O W W W W W W W W W W W W 00 W W W W W IL W W W W A W W W W
Q1 01 t0 lO LO (. 0 LO N l0 V V V V V V V V ( Li NJ NJ A NJ NJ NJ NJ W 0 W W U) A 00 A A A A0 0 NJ NJ NJ NJ 1--, A W I--  N N I- i F-, I--  I-- i 1-- A 0 O A o 0 0 0 W N I--, 1-, I--, I- 0 N N I--, 00 0 0 0 0 0 tD Co 00 00 00 00 00 00 00 00 03 A N N t0 N N N N N A V V V I--, N N I N 1. 0

E.1.d

Packet Pg. 103

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



U) In U1 U1 U) U1 U1 U, U, ( n U1 U1 U1 U) U1 U, U1 U1 U1 In U1 U1 U1 F-+ 1-' N F-+ 1--. f-+ N N O O1 U1 A W
V V V V V V V V V V V V V V V V V V V V 01 01 Cr) 0 0 0 0 0 0 0 0

O O O OI- I-' N 1•-' I-' I--, 1-' I•-b 0 0 0 0 0 0 0 0 0 0 0 O N A W 1-+ N N N 1--+ N I-- I I-- I OCr) Or U1 A W N I--. 0 W 00 Co V 01 V) A W N h' 0 0 A 0 Co V 01 U1 A W N N O C C C C

0 0 0 0 0 0 3 0 0 0 0 0 0 0 0 0 0 0 0 m 0 0 0 111111110)  3 3 3 3
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
v)  vt v,  v+  u•  ( n v,  v,  vt v,  v,  v,  v,  1n v v,  vt v,  v,  v,  v,  v,  N  *  *  *  *  *  *  *  *  CL n n n n O
CT a- a- a- a- CT CT a- a- CT CT Cr a- a- a- a- a- a' a- CT a- a- CT v 0)  a 0)  0)  Cu 0)  0)  r fD  ( D fD  ( D m
C

CC1  (-)  C-1

C
fcr fr n r)  n C)  cri

C
CO1 fci fcr r)  r1 fci

C C C a CL a a a a a a j  .)  G) G) G7 4(
o)  d a d     .<

r >r 7c > r >r >r 7c  > r >r 7c > r 7c 7c > r >r 7c  > r 7c 7c 7c

00))  
0) 0))  DJ 0))  0))  

Or)  0r)     
Q a_ a_ a_     >V) V) N V) V) V) V) V) V) V) V) V) N V) N N V) V) V) N V) V) V) 

0 O 0 0 0 0 0 0 fD fD fD fD O-
a)  fD fD CD fD fD fD fD 7 0 0 0 CLfD fD fD fD fD fD m fD CD m fD fD fD fD fD m fD fD fD fD fD fD fD v)  v,  v,

CD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD fD
v v v v CD

0

R. <  <  <
fD fD fD fD

C-') 7  -0 - 0 N V) r n T N fn D X n D 7C V) 
G ` 

W     = 7<     N =     7C W

C d c 3
c• 

fD °      
O  , =  CD fD   • n n N 0) -,  co 00)  3 N 0)  3  ; Y

U7-,. 
S j 3  _, ,  d

m d a m a T
m 0)  O1 m fV

d
000 O

rD  = 
O)  f(D. S fo  <  v G a f<D fD

vm,      CS)  -• 
7 a O. 3 m fD N

M. 7C
d a 0- 7< N x)     -I m 4 fD D r° m  >- v  •

n
CU '< ,<  

m
1 O•(

I) 
S •  

G  •   
G)     3  -,  S

n     _ 1 0  =     n N 7C r j• 
oo fo n d

V, 

0 0
00 V) N

O) 
G) m

r
a)  F* oa a

0) 0)  °)      
0

d 0      = 
n)

m
0 fD 0)  11 C

0 a
0 a O

O a s T
m

o Q- <  
0 a 00

a
70 a T a n a- m

70 cu a s 0 c) '<  m v,
d

0 0)      °    m 0 W
v; a a d     ,.

a 0 3 CCDD a-     0 0 O) CL =     1)      Z
a

I

00)) 
0 m n)      o 3

D
m

G) E

N cu 0=i 3 N ( D n-• 7
NI -     

w m O m = N N 0 = 0 O CO

OK
000 0 n 0 cu 0))  CrD cu

D- N O' O O- 
r 0 p A f_D 3 Q a -     fD  , fo.'  

fOD fD 7.,*v,' N Cu fD O
M a fD 0 m  <  • fo CL x

N S fD m 3 a N
0

m 7c
a s

VI 3

n c
0)   cc fD o)      w

00

ONJ Z
0)

3
m

VI I, U1 U1 U) U1 U1 ( n VI U1 W U1 U) U1 U1 1n U1 U1 U1 N VI U1 ( n I--, I-. N N I- N N I- I--) Cr) ( n A ( A)
V N V V V V V V V V 00 V V V V V V V V I--. a) 01 01 0 0 0 0 0 0 0 0 A m m T TI- W Il I- I--. I--) I- I--, 0 0 U) 0 0 0 0 0 0 0 0 00 A A W i- 1--  I--, I--  N I-  ) l 1-+ 0 0 0 0 001 A U1 A W NJ N O ( D 00 0 V Cr) Ul A W N I-, 0 A NJ 0 00 V 01 U1 A W N I-. 0 U) C C C C
7

O
a 0 a 0 0 3 0 3 Km 0 0 0 a 0 0 0

N
3 0 c  = _ = _ = _ = = 0 3 3 3 30 D 0  =  0 0 0 0 0 0 C:  0 0 0 0 0 0 0 0 70 0 0 0 0C 0C 0 0 0 0C 0 0 C d N N NV)  0)  H N N v,  V)  H N v)  -'  N N v)  v,  v)  e)  N v)  <  N v v)  G G  *  *  *  <  *  *  3- n n n nCr a a- CT a' Cr Cr Cr CT CT *  CT CT CT Cr Cr Cr CT CT fD CT CT CT 0)  0 0)  0)  0)  0)  0)  0)  0)  ( D fD fD fD

3C rD C C C C C C C C 0 C C C C C C C C  <  C C C 0. 0_ a a a a a a 3 G) G G) G)n a n n n n n n n n  , F 11 n n Cn C1 n n CD n n n Cu 0)  0)  C)      61
r 0)  7r 7< > r 7C 7(' >< > r >r 0- 7r > r 7c 7C 7< 7c 7r 7r 7r 7< 7c r r r r r r r r     -  -  -'  -

V) - I N V) V) N V) V) N N N V) V) V) V) N N V)     V) V) N
N C)  C)  0)  0)  C)  0)  0)  - a a CL a

M v . rr r+ . I rr f M .- r 0 r* r* M
m m fD m m fD fD rD  <  

m m m m d0
m n fD fD fD co fD m co co z fD rD co m m co m m 0. co m rD rp

v0,  
N N H Dra , D K . f f .m-

r
co fo      , fir     .- P ,- r ft .- P CD  ..- P

co ft 0 0 0 0
0.n a

D
m m m m      .

vi

Ts

NJW0D
CO D CO CO CO 07 W CO CO W = CO CO CO W CO CO00 1 00 00 1 00 00 00 00CO CO CO CO CO CO CO CO CO CO

CD C m m m m m m m m O m m m m m m m m co m CD m m m m m m C m m O m m C m
C)  r'. C)  0)  C)  C)  C)  0)  0)  C)  ( Cj,  C)  N C)  N C)  N N C)  

C
0)  N C)  N O)  C)  N C)  N 0)  C)  

C
0)  0)  0)  0)

m 3 m
n
r:

X X X X X X X X X X - I X X X X X X X X X X X X X X X - 1 X X X X X X X X X

GAMCrM.M
I V V • I V V • I V V V V V V V V V V V V V V V V V V V V V V V V V V V V . IV 00 V V V V V V . I V V V V V V V V V V V V V V V V V V V V V V V V V V VA V A A A A A . 1:=. 41. A O A A A A A A A A A A A A A A A A A A A A O A A A A

0 NJ 0 0 0 0 0 0 0 0 N 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0I-, V I-, N I-, N N I-. I--' N U1 I-. I I N I- 1-) I--) I--' N N I--` N N )-- I F+ N N I--, N N V I-+ N I-. N
W ......1 W W W W W W W W W W W W W W W W W W N N N N N N N t.!..) N N N W N N N N

N

I--) N F-) I-, I-, F-) I--+ N N U1 N F-) I-+ N I- N N I-+ 0 01 O1 Or V V V V V V V V A 01 Or 01 0)
VP

I--. N 0 I--) 0 I- 0 F-) 0 I- W 0 I--. 0 I--‘ 0 I--  0 N W NJ N NJ 0 0 0 0 0 0 0 0 01 0 0 0 00 00 ID 0 ( D 0 ( D 0 ( D 0 A ID 0 ( D 0 ( D 0 ID 0 NJ W W W N N I--. NJ I- NJ N N NJ 0 0 0 0

E.1.d

Packet Pg. 104

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



A A A A A A A A A A A A A A A A A A A U+ Ul VI VI Ul In VI Ul Li, Ul V) VI Ul VI U1 Ul V+
VI U'1 VI VI U'1 V) U'1 V) V1 Ul Ul U'1 VI VI W W W W W V V V V V V V V V V V V V V V V VI- N 1- A 1-/ CD 0 0 0 0 0 0 0 0 0 N 1--+ F-+ O O W W W N NJ NJ N N NJ NJ NJ NJ N F-+ N N NU) NJ NJ 0 CD CID 00 01 VI Ul I-- I--+ O O 0 N 0 00 Ol A N O LO 00 V O U1 A W N 1-+ 0 (.0 CO V V

Cr)  
0))  0))  

0r)  
0))  0))  f) 0))  

0r)  
0))  

0r)  
d 0)  0))  

00))  
0))  0))  0) 

Cr)  
7 7 D D 7 D 7 D D 7 D D 7 D D D D

n n n n n n n n n n n n n 0 3 3 3 3 3 N V)  (/)  ( n  (,  ( n  ( A a N a V V)  ( n  ( A N V)  N
0

7- = = = = = S = = = = S = S ' p O O O O 0- S Q' 0- 0- 0- O- O' 6 0- S S 0- ( 7 O' Q' C-     ' fDfDr r r r r r r r r rr
0)  C)  C)  C)  DJ O C)  C)  C)  C)  C)  C)  C)  0)  O

D
rOr , 0. c c c c C C C C c C c C C C C C c      ,

p D p 3 O D D O D O D D 3 D
D

1 n
n n n n n n C)  n n n n n n n n n n     . L

m rD rD m rD rD CD rD m  ( D m rD cD m n n n n  -  , '
r ' r ' r ' r ' r ' r x- ' r ' r A- A- 7C Tc c m A-rD

n n n n N N N v) to N N N to cn N N to cn cn to to
Q

CD  (
D fD fD  ( D

fD  ( D fD rD rD fD  ( D  ( D fD  ( D fD fD CD CD  ( D  ( D CD      -'
CD fD fD  ( D fD fD  ( D CD fD fD CD  ( D fD fD rD rD  ( D      ( Dr• r•  .*  . . . . . . .  . . . .- r r• rt r-P

VIN

fD
n D - i n 0 0 0) n W n n n r 0 n 0 r '   A N D ` N n to
c 0- fD c N O 0)  c O C c c O a)  

fD c 0)  O v r' ( D c N  _ O 0) n N
O  (

D  -,  <  c      -,  O  - N n  --s  -,  
O' *  O 3  -,  c

S fD  <. d  - I      <  n  -,  C)  7  = 
0)  ,

d fD a M   • rD 0
fD C fD fD  ( D 7g rD O , G

v
rr ( D  ( D 0)  S

FP  '  n) 
CD

0))
Sr-Font-FS N m   Q- = D D D  ' m     _ 7/ Z ( SD 0))      y p     =      = - 

r ..  

S^     0

O
r     .< 

d  =  =  
D D

rr fD co
rr

71

cr cu n) G) a)     c
o

fD

O .   0 CCD
Q O

7 p Q a W N
3

I 7r a
Q

a D n
r C- j CDD

d j Q T
rD rD D d Q- S Qi)      

n d O p_ Q N
fD N

O n CJ m W K
n D 0A     ( n  , Y m

C O  ( D Z
o)      a m' "  °

J
d c)    a = d

rD 5 N'
DJ m
D

cn 70 N - 0 70 N T - po W 7D 1. 1 ut r O O = Z n W > >  D n N Q < cn G) =: W 0

m. 
fD co rD n c co rD fD a rD

O _, 
O)  5. O      ' 1 fl)  N C)     C)  O C)v_(  D c

v)  S (.713 7c u.).     H O  („  ` L
y      (

D - Q v)  Cr ,..'     
O d  _    

a  °)  fD CD

p a -•, p ao Q. 
o am a 3 amc5•       . m a)  rD

fo m N    D 3 3  , c  ' r3  *

Cna
f1)      p  ( D fD p fD rD fD s p_Oq y

r,D
O fD d fD

fD
fD

0)      
a < (

D
r

fD  =  c
CD

3 d

e7-
r rOr

O

r0-'     
r' 7 0

5- W  =  C 3

OA
3 N Q S 3 r* N fD

Ug
7C N

3 0)     o

or)
c 0j inr
0)      

Z
C)

3
to

A A VI A A A A A A U) A N A ' 0 .   A A A A VI U7 VI V1 VI tit ( n U7 U7 U1 VI N Ui VI V1 VIVI VI I--+ VI VI In VI VI U+ A U•1 F-+ U' 1 W W W W W V V V V V V V V V V V V V V V VF-+ N O I--+ O W O O O N O 00 o O F-+ O O W W W N N N N IV N fV N N N I- N I-- O
W Nv W 0 l0 ( 0 00 m U' l0 F-+ 0 0 -   O F-+ O 00 01 A N 0 lD 00 V O1 U1 A W N I-+ O t0 00 V '

0r)  0r)  
p N

0r)  
C N

0r)  nr)  ' 0r)  
W

0r)  
O

Cr)  
d

nr)  Cr)  
N 7 7 7 7 7 7 O 7 7 7 7 0 7 7 7 3

co

n n n n n n n
c n x 7 3 7 3 7 3 7 7 3 3 7 3 3 7 7 7 x

Lc)S S 8. S S n S S S i5 = " O S
00

3 3 3 3 3 v)  In v)  ( n  ( n v)  ( n v)  ( n  ( n v)  ( n  ( n  ( n  ( n v)  N
O S p 00 " a O O O O S O' S O' 6 6 Q' Q O" Q S O' S 6 O' O' V

d o U' I
11 =  

d °-)  prj 0 O r p . Or ,, ri.  c c c c c c c c c c c c c c c c W 3
7 n n n n n n n n n n n n n n n n A o)p p

v
D D  -,  O D D N D  (-) D W n n n ( l

D  ( D rpm fD  ( D fD  ( D
rf

fD fD w n -' - -    
7r 7c-     7c• 7r 7C 7c-     7c-     O     =

C) D D n n n n V) N N N N N N V) V) to N N N N to N
W

3
n P

mrD v
o N rD rD fD  (

D rD fD  ( D fD rD  ( D CD CD CD rD fD rD fD  ( D  ( D DCD fD  ( D  ( D fD fD fD fD rD fD rD CD fD  ( D fD CD p_
co     ,       G.

rD

DNA

CD CD  = 
W W W W W W I W = W I W W W W W W W W W W W W W W W W W W W W W 2

0 CD CD C CD CD CD 0 CD Q CD Q CD C CD fD CD CD CD CD fD CD CD CD CD CD fD rD C CD CD CD CD O
N C)  N C)  C)  C)  C)  d C)  

yc)  _
N N

N CuC)  N C)  d C)  C)  N C)  N C)  N C1 Cl C1 N SL C1 N N N K
co  ( D 0  ( D fD rD rD  ( D rD 3 co j  (D 3  ( D rD  ( D  ( D fD co rD  ( D  ( D fD rD rD Ti rD co  ( D rD rD co CD rD O

A

x x x x x x x x x x x x x x x x x x x x x x x x X X X X x x x x x x x X
N0)C)
D

V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V
V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V VA A O A A A A .   A O A O A O A .   A A A A A A A A A A A A A A A A A A A N
O O l0 0 0 0 0 0 0 00 O V O l0 O O O O O O O O O O O O O O O O O O O O O VN N Ol I-+ N 1•-` 1- N I- V N 00 I-  F-+ I- I- N 1-‘ N I- I-a 1- N N N N I- N I-  I- I-  I-+ I- V
W W A W W W W W W W 01 W O W W W W W W W W W W W W W W W W W W W W W W

N'

OF-+ I-+ 1--+ 1.-+ F-+ V N I--+ F-+ 00 N I-+ F-+ l0 N N N N N F-+ I- N I--+ N h-+ I•-+ F-+ N N N N N I--+ F-+ I--+ A
W A U'' A W O A A W W W 00

Ao fW ( 
O O OV

VO
0 O O t00 O l00 O t00 O O W O t00 O t00 ( 00

E.1.d

Packet Pg. 105

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



U1 U' U' U1 In U1 U1 U' in In U1 in In in U' in in U1 A A A A A A A A A A A A A A A A A A
NJ NJ NJ NJ NJ NJ N N I-, N I- N N I--, N N I--, N U' U1 Ul U' Ur U' U1 In U' U1 U' In U1 U' U1 In U' VI
I-) I-) I-) O O CD NJ NJ NJ NJ N N I--) I-, N I-) CD CD W W W NJ NJ NJ NJ NJ NJ NJ NJ NJ NJ NJ NJ F-' N N
00 01 A A NJ CD CO CFI A NJ 0 00 Cr) A IV CD Co CD V V W l0 l0 00 00 V V A A NJ NJ I-) I-) 00 V V
r r r r I r r r r r r r 1 • . . . . . . f   . . . . . . . . . . . r I- r r r
CU d n)  D)  d d d 0)  v CU DJ d d v CU o)  w d v 0)  a a d v DJ w v d 0)  DJ CU 0)  0)  0)  0)  0)
Cc C C C C C C C C C C C C C C C C

n n n n n n n n n n n n n n n n n n
O
13fD  (D fD D fD  ( D fD D D CD D fD  ( D fD fD D CD D S S S 7' S S 7- 7' S S S S S S 7- S 7- S

D
ti' t/' y N N N to N N N N y y N N VI, r r r r r r r r- r r r r r r r4 4 4 4

rt rt

4 4
r' rt

4 4
rt rt rt r'  rt ,   

N 0)  0)  0)  0)  0)  c)  0)  c)  0)  c)  c)  0)  c)  0)  c)  0)  0)      . t

7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7     '.<
fD CD  ( D CD CD fD CD CD CD CD fD CD fD CD fD CD fD fD CD CD  ( D CD fD fD fD CD fD fD CD fD CD CD CD CD CD CD      >
p•' 

rp•'  rp•' rp•' 
rpt r' 

rp•'  rp•' rp•' 
rt

rp•' rp•'  .
CD

rpt

rp•' 
rpt .

CD
P

rp•'
C.
O.

rDDV/H

W E to N v l n n n n n n n n n n n n f- o n 0)  n n n 70 n A n n 2 1-I n ' a
rD Cu o ' a. Cu

r <  <  ": r: 't <  <  ' t <  <: <  C v
O C n)  C C C 0 C to C  „ C p a)  c  °<

0 S -,  7

co
7 O

NJ
7 X

CC y O O O O O O O O O O O O
0)

at)  ( D S ( D fD  ( D N A
fD S fD  _     co

Q

CU•   • 
O. n

rr y r7t r7t .

7-' •   , 7•'  

0) r7t D)  ,
7-' n

a rt •
Q p

d
7 7

v g
V)     04 Q d O_ .- 1. T
D 7

cn)    
7 o fl

S .       O

CD O
N

N

D) 
o  .      

Z
7 7 0)

D 3
N fD

N

Gl 03 - I ( n to ni CO CO W CO W CO CO CO CO CO W CO W V' 11 7J 70

N C y O
N

fD CD fD fD fD  ( D fD  ( D fD C co fD fD d  ! D
fD 0 CD  <  fD C co f' co 0) co  - S co C

7- n n S 0)  a o)  d d d 0)  or d N a w

co
fl. ( D  `" ,<  `-^  j N  ,-' '_^  n '_^  

N
t_^  0 .<  '_^, 

O
0  ( D 7"     -,  

CD. 
a y fl p_     a

p
a N a p_ y a Cr 3 a N

3 p 7  ; y fD fD CD fD fD fD  ( D fD fD CD fD fD 7 y 3 7CD D 7 7 7 7     ' pii 7CD 7
D r•  r•'     0)  et rt et rt r-'     r• rt fD
Cr 7
CD

r-

QO COIn

Z
0)

3
M

to U' U1 U1 U' In V V V V V V V V V V V V A NJ A A U' A v A I--, A U1 - IN A A A A I-,
Iv N NJ NJ NJ NJ CD 0 CD 0 0 CD 0 0 0 0 0 CD In W to U1 01 VI In A U' NJ U' In VI U' U1 A
I-, N N CD O O O O CD O O O O O CD O O CD W O W NJ N NJ O NJ 00 NJ I--, NJ A NJ I-  H, 00
00 01 A A NJ CD 00 00 00 00 00 00 00 00 00 00 00 00 V W W l0 O 00 •   V

2
A I-, NJ to I-, •   00 V

so N N N

cr)  
N N to to to to to to In V' N In N

0))  S 0) N 0 I
O N O I I

0
I- CO N O

CO 1

I01 0) O
cu CU

C C C C C C 70 70 70 70 70 70 70 70 70 70 70 n N i n
X

n CD n n n N n
X

i CD
fD fD p fD  ( D fD

CD CD C fCD fCD M  ( nD CCD fCD CCDD CCDD fnD
S (

D
S S S A S H S

rN•' 
S 0 S S S N

to to N to to v' > D > > > > > > > > D D d p v 52. a) NJ 0, r,  

or)  
Ut C°

r)  

D C°  m

0r)  
CU  ( 1 3

D n 7 7  — 7 D A- 7 D A. 7 up 7 7 7rCD CD  ( D CD CD CD CD CD CD CD CD  ( D CD CD CD fD CD CD  ( D 7- CD CD I CD fD
fD

CD p fD
to

CD fD fD
fD 7D fD CD CD CD fD D D 7 7 7 7 7 7 D D D 7

C C C C C C C C C C C C 3 CD
r r•'     `:  

y DCD CD fD CD CD CD fD CD fD  ( D CD CD

p
7 D C
D

p CD
ti

N fD
W NCD

W W W W W W W W W W W W W W W W W W W N W W 2 W W W W W W W W 2 W WCD CD fD  ( D CD fD  ( D CD CD CD  ( D CD fD CD CD fD  ( D CD fD

OC
fD fD p fD CD CD S fD CD CD CD  ( D p fD CD S

Cu N 0)  O)  fl)  O)  0)  N su N N c)  0)  c)  N N d 0)  d N O)  N N d N 0)  c)  O)  d N d c)  y0j 0)  N a)
fD  ( D  ( D  ( D fD co fD TO  ( D fD fD CD  ( D. fD  ( D fD TO  ( D p r 7713 fD O N CCD  ( D O fD  ( D  ( D fD fD O fD fD OCu 7 7 7 7 n

n xi:

X X X X X X X X X X X x X X X — I X X X X X X X X X X X —I X X X X x X X X
to

W

D

V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V
V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V V
A A A A A A A A A A A A A A A A A A A A A A O A A A A A A A A A N A A A
CD O O O CD O O CD CD CD O CD CD CD CD O O O O V O CD l0 CD CD O 00 O O CD O O 01 O O 00I•-, I- I-  N I- 4 N I-, I N I-+ I--' I--' N 1- 4 1-' --, h-, N I- l0 1- 4 1- 4 N N NJ N 00 N I-, I-, I-, I-'  o I-, N 00
W W W W W W A A A A A A A A A A A A W 00 w W A W N W 00 W W W W W n W W p0 a

N-

1p l0 LID 1p 1p l0 A A A A A A A A A A A A I•+ 00 I--, N to F-, A I--' W F-' W 1-, O I•-, W I--, I--' WNJ NJ NJ NJ NJ NJ I--, I-, N I--, I-) N I--, I--, I-,   ' I--, I-, CD W CD O W CD NJ CD 01 O NJ CD CD O 01 CD CD t71V V V V V V I-, N I--, I-, N. N I-, I•-, I--, N I-, I--, W U'' W W NJ A W W O A NJ A CD W CD A W CD

E.1.d

Packet Pg. 106

A
tt

ac
h

m
en

t:
 P

ro
p

er
ty

 O
w

n
er

 L
is

t 
- 

Z
o

n
in

g
 A

m
en

d
m

en
ts

 -
 U

V
-D

 a
n

d
 C

M
U

  (
10

98
 :

 P
u

b
lic

 H
ea

ri
n

g
 r

eg
ar

d
in

g
 D

o
w

n
to

w
n

 A
re

a 
an

d
 B

is
so

n
n

et



U) Ur U, yr U, U, U, Ur Ur Ur U, In Ur Ur UI UI ( 11 U, Ln Ur U, Ur Ur Ui Ur U, U, Ui U) u, ( Jr la ur U, Ur
N) N) N) N) N) N) N N N) N) N) N) N) N) N) N N) N) N) N) N) N I-, N 1--, N I--, N I-, 1--, N 1-, 1--, 1--, N N)
I' I--+ N N N N I--, N O O O O O O O O O O O O O O N N N N I-, N N I-+ 0 0 0 0 0 NU7 Ul A W W N I- O ( D 00 00 V V Ol O1 Ui UI A W N N N V ) W N ( O V V U•I W ( 0
777777777777777777777777777777777771-     m
7 7 7 7 7 7 3 7 7 7 7 3 3 7 3 7 7 7 7 7 O 7 7 7 7  =  5 7 7 3 7 7 7 7 7  &      O
fD CD fD  ( D fD co  ( D  ( D fD CD fD fD co fD co fD fD fD  ( D fD co fD fD rD fD fD co co  ( D fD co fD co  ( D fD  ( D      ( D7 7 7 3 7 7  =  7 7 7 3 7 7 3 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7 7  =  =  3

CD

U9 U) U) U) N N N U1 N N U1 ( n N U1 N N U) VI U7 N N U9 U) U) N U) N cn N U'f U7 N N V) U9 rNr
fD  ( D fD rD CD fD CD fD fD fD CD  ( D CD rD rD fD fD  ( D fD fD rD fD  ( D fD fD rD CD fD fD rD fD fD rD  ( D fD

fD D
CD  ( D fD fD fD  ( D CD fD fD  ( D fD CD fD fD fD CD rD fD CD fD  ( D fD fD fD fD fD CD CD fD CD  ( D fD CD fD fD 0.
P , rt . f .P  , rt rP r. rt rP rP r.  r,     , Y r*     ,P rt r. r. .-.     r. ,-.     .+     O.

fDNV)

c D m c O C z C K c O c E c —i ll     -1 , n o v x n Ll 7C m r D Z D
m

D. -,  +
r = 5  = fl  -,  I - -,  ( D 1 In - 1  <  O JD    -  .- 1.  

S
m  -  - 

nmi
a D 1

m  _ v ( D T,  U o0 of s
m m m  ]  f-'o D r-D 5 3 5 m h

CD D n T  • C  , MnD
m M S   c

D D3 '   3
fro

D -<  D -< m 00 D m  - 1 *     3
m  = =  ,.•  fp •   D o  <  O1 O

o n m - I n D n cu
u'  

m  •-. 3
m 0

rr 73 O  =  
m  _ 

O Q
r.     m 1  •     D D 7 m

O
m

m
f'  

m CL n m
1

7

CL ( D 7 M Q j C m X Q a p 7 Di fn m
C

r- m a m O.   QO 3 N
1 a C O N

m s a m      <     f' 1 -

op-     
a 71

CL
0- 0- S Q a D I m o d 7  ,

m-. 
m      `^  m -<   

m

H

o mCD
H

cD

LAM

O a n a Z

3

m fD
3

m

rmo
m fo

m
Gl

m

W 3
W

n 0

73 >< K C < in > c I-     C < 7' O 70 - 7o Cl N N 7,     Z z
O CD

O <     = W C 7c n C W
m  = ,...  CD CD

Q  (
D rD

1  ( D  ( D fD O co Ol  ( D S O D fD  ` 01 pq O  ( D  ` 7(- ( D m fD m m_ C m-O rl Di N n N  ( A N
Q

In 1 N m v)  m
Q 00

N  _ m n fD Q 1 In 7 m
fD  -,  • Mai  (

D
N

N

fD N co Q  ( D fD
r.     04 CDD

S rD v a m      (  
Q. r. (

D
Q- fD Q• ( D Oq

0•_      

z _ s D CT D M D D t`  D
a (.1)  B m c1 rD

r,     m  ,-. fD m  ,-.     
r. m

o 3 fD      <      
mC

rt
n o v

m

0 00 3
m
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