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Overview
Overview
Why Plan?
Portland, Texas is a rapidly growing community located within the northern portion of the Corpus
Christi metropolitan area. The City currently contains approximately 10 square miles in area.
Portland’s strategic location and proximity to Corpus Christi and major tourist/recreational areas
(i.e., beaches) makes it reasonable to assume that projected growth and development will likely
continue to occur within and around the community. It has become clear to the citizens of Portland
that change and growth are facts of life, and they are indeed inevitable for most communities
within or near a growing metropolitan area. By taking a proactive approach to growth and
development, the City of Portland can prepare for these changes and can maximize future benefits
for its residential neighborhoods while maintaining a viable business and economic environment.
Careful planning is particularly important to a growing and evolving community. Advance, or
comprehensive, planning helps to ensure that, as size and population characteristics grow and
change over time, the community continues to develop in a manner which reflects the objectives
and values of the community’s property owners, decision-makers and citizenry. The product of a
municipal advance planning program is generally a Comprehensive Plan document (and associated
maps), which is sometimes referred to as the community’s “Master Plan”. The Comprehensive Plan
should function as a long-range guide for the future growth, development and, in some cases,
redevelopment, of the community over ten years, twenty years, or an even longer period of time. It
should accurately reflect what is in the best interest for the City of Portland, as perceived by citizens
and property owners within the community. It should illustrate and represent a comprehensive
“vision” of what the community can become, and it should be utilized as a long-range statement of
public policy.
The Comprehensive Plan serves several important roles in the City’s decision-making process. Its
primary purpose is to permit the City to consciously consider and shape its own future. It serves as
a response to existing problems which have been identified within the community, and as a means
to address future issues in a more proactive way. It can be used to identify areas or features that
need to be protected or preserved, and it can establish a framework for establishing priorities.
Although the Comprehensive Plan focuses primarily upon the community’s physical form and
environment, it is closely tied to socio-economic factors, as well. In many ways, the physical layout
and design of the community affects the daily lives of those who live and work within it.

Purpose of the Comprehensive Plan
As a vision of the City’s future physical form, the Comprehensive Plan sets forth a generalized
pattern of land use areas and transportation corridors. It represents a long-range statement of
public policy with respect to how the community should grow, develop and mature over time. It
includes policies and recommendations relative to the development of various physical elements
within the community such as transportation, land use, parks and recreation, public facilities, and
urban design. It provides for the distribution and interrelationships of various land uses, as well as a
basis for future development recommendations. These aspects of the Plan are supported by a set
of goals and objectives drawn from the desires and aspirations of citizens and business leaders, and
are intended to help Portland create an attractive living and working environment. The primary
objectives of the Comprehensive Plan are to:
 Ensure efficient delivery of public services
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 Coordinate public and private investment
 Minimize conflict between land uses
 Manage growth in an orderly manner
 Increase the cost effectiveness of public investments
 Provide a rational and reasonable basis for making decisions about the community
 Provide guidance for shaping and enhancing the community’s image/identity

The Comprehensive Plan, once adopted, becomes the official policy of the City. It will help guide
zoning and development decisions, and will serve as a basis for future capital expenditures for
public facilities. It is important to emphasize that the Comprehensive Plan is not a rigid policy, but
rather a guide. It is intended to be flexible and to provide latitude for more detailed analyses which
are commonly a part of zoning and development decisions; however, these decisions should be
consistent with policies established within the Comprehensive Plan. Planning is not a single event
but rather a continuous and ever-changing process. The City will undoubtedly encounter future
development proposals which are inconsistent with the Plan. Some of these proposals may well be
in the best interest of the City and worthy of further consideration. As community conditions and
priorities change over time, the City's Comprehensive Plan should be amended to take advantage of
new opportunities and to respond to new needs and circumstances. Thus, the Comprehensive Plan
itself is not intended to be a static document; it is intended to be a dynamic, adaptable guide to help
citizens and officials shape Portland’s future.

Plan Content and Organization
Portland’s Comprehensive Plan is divided into three major sections. Each section is designed to
accomplish specific objectives within the planning process. The major sections are summarized as
follows:

Community Understanding
This Community Understanding section provides important knowledge regarding Portland,
including its existing conditions and its future vision. In addition to providing basic information
regarding Portland’s historical development and the City’s importance within the region, the
Baseline Analysis portion examines and summarizes existing conditions and trends that will
likely affect the formulation of Plan goals, objectives and recommendations. This section also
identifies important issues that should be considered in the formulation of the Plan and
represents, in effect, a “plan for planning” the City of Portland.
The Vision portion establishes the general direction the City of Portland wishes to take in its
future physical development and outlines the community’s basic planning goals and objectives,
making it one of the most important components of the Comprehensive Plan. The goals and
objectives establish the overall direction the City will follow in making recommendations and
decisions on development proposals, public infrastructure, urban design, finance and other
issues.

Plan Recommendations
This section of the Comprehensive Plan includes analysis and recommendations on various
components of the City’s physical development such as land use, transportation, parks and
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recreation, public facilities and urban design, with specific actions and policies that are
recommended for implementation within each component.

Implementation Strategies
The implementation measures are suggested strategies that can be used to help the City
achieve its adopted goals, objectives and Comprehensive Plan recommendations. They are not
the only possible actions which would achieve these goals, but they are intended to set an
initial agenda for adopting regulatory and other programs that implement the Plan. The
community may select some measures for implementation immediately following Plan
adoption, while others may not begin for several years or more. Including a program or project
on the list of implementation measures does not automatically create that program. The
community will need to adopt budgets, consider new ordinances, and allocate staff resources
before new programs can begin. Each of the implementation decisions will require input and
specific action by the Planning and Zoning Commission and/or the City Council.

Although each of the above sections serves a separate and specific purpose, the various sections are
all interrelated in some manner and, collectively, they comprise the Comprehensive Plan for
Portland.
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This first step of the planning process
establishes an understanding of the
community today and the trends of
recent years.
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Introduction
The Baseline Analysis section of the Comprehensive Plan is intended to provide background (historical)
information, a foundation of facts regarding the City of Portland, and documentation of the physical and
socioeconomic (demographic) characteristics of the community. The information contained within the
following sections was used to formulate goals and objectives pertaining to various aspects of the
community, and was also instrumental in generating the final recommendations of the Comprehensive
Plan for Portland.
The identification of major issues within the community began early in the comprehensive planning
process, and served as a basis for creating the following components of the Baseline Analysis section:
 Previous Planning Efforts
 Historical Background
 Relationship to the Region
 Physical Factors Influencing Development
 Climatic and Environmental Profile
 Demographic and Socioeconomic Profile
 Existing Land Use
 Existing Housing
 Existing Zoning

Each section contains information pertaining to the subject topic as well as graphic support, as
appropriate. Also included within the Baseline Analysis is the identification of other issues that were
also addressed in the formulation of the Comprehensive Plan. The Baseline Analysis provides
documentation of basic information about the community, which then forms the foundation of the
comprehensive planning process in Portland. It presents an overview of the City's history and its
physical, social and economic characteristics, as well as general insight into the community’s
development pattern. The primary objective of this section is to document current conditions within
Portland, and to identify various opportunities and constraints the community must consider in
addressing and shaping its future form and character. The secondary objective of the Baseline Analysis
is to ensure that the information being used in the planning process accurately portrays the community
and its needs.

Baseline Analysis
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Previous Planning Efforts
An understanding of the City’s previous planning efforts establishes the framework in which this
planning process is occurring. This section provides an overview of the previous related planning
efforts.

Previous Comprehensive Plans
Portland’s previous Comprehensive Plan was adopted in 1998 and updated in 2006 and 2012. Prior
to 1998 the last Plan was prepared in 1971 following Hurricane Celia and included basic
recommendations on land use, housing, traffic circulation and thoroughfares, and community
facilities (i.e., water supply and distribution, sanitary sewer collection system, storm water drainage,
parks, schools and other public facilities). The 1971 Plan was utilized mostly as a reference resource
and for historical orientation during preparation of this Comprehensive Plan for Portland.

1996 Strategic Plan
Other planning efforts also included preparation of a “Strategic Plan” for Portland in 1996 which
involved participation and active involvement of residents. The Portland Strategic Planning Group
membership included a diverse group of public officials, business representatives, civic leaders and
private citizens. The primary focus of the Strategic Plan was upon economic development concerns
and initiatives, but the exhaustive process also called attention to other important community
issues such as:
 The orderly, efficient use of land;
 Deficiencies in the housing stock, recreational opportunities, social/human services and
retail/shopping options;
 Community beautification and identity;
 Water/natural resource utilization and management;
 Future infrastructure planning; and
 Tax base enhancement and stabilization.

Also analyzed during the course of the study were the City’s strengths and weaknesses in relation to
economic development and the general ability of the City to attain its stated visions for itself.
Another aspect of the strategic planning process was the formulation of a community-embraced
“vision statement” for Portland, as follows:
“Portland is a progressive and safe community, dedicated to continuous improvement of
the quality of life for all its citizens, supporting high moral values, and excellence in
education, and creating an atmosphere for economic development and orderly growth.”
A community questionnaire was distributed to residents of the City asking for their input regarding
how Portland could be improved in the areas of business, education, entertainment/recreation,
medical services, and retail/dining options, as well as any other suggestions that could result in
making Portland a better place to live. Analysis of questionnaire results (performed by The Center
for Statistical & Quality Improvement Services [CSQIS] at the Texas A&M Corpus Christi campus) and
multiple strategic planning sessions yielded a set of goals (listed in Goals and Objectives beginning
on page 38) which were then prioritized down to the five most crucial “action items” for the City to
4
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undertake in the foreseeable future. Although not specifically cited within the Strategic Plan as
such, the new Comprehensive Plan can be a useful, if not indispensable, tool to assist the City in
achieving its strategic planning objectives. With this in mind, it is important to point out that the
Comprehensive Plan is not intended to repeat the research, analysis, actions or findings of the
Strategic Planning Group. Instead, it is intended to augment and promulgate the efforts of the
Group, and to take some of the issues revealed during the course of that planning process a step
further toward implementation by including them within the City’s comprehensive master plan
document.

Annual Citizens Survey
The City routinely sends out surveys to its citizens to monitor city services, programs and general
attitudes about the Community. These surveys are part of the Customer Satisfaction program. The
results of the last citizen’s survey were used in the update of this Plan and are available at the City
Secretary’s office, and a current survey is in progress.

Historical Background1
Historically, Portland is one of the older towns of San Patricio County, and was laid out in 1890 by John
G. Willacy, one of the original settlers who later became a State representative and who gave his name
to Willacy County in the southern portion of Texas. It was located on the 30- to 40-foot high bluff
overlooking both the Corpus Christi Bay and the Nueces Bay, on the San Antonio and Aransas Pass
Railroad line which was completed from San Antonio to Corpus Christi in 1886. The original townsite for
Portland was comprised of 640 acres purchased by Mr. Willacy in November, 1890. On February 6,
1891, Willacy sold this land to the Portland Harbor and Improvement Company and, on June 19 of the
same year, officers of the company filed an official map of the City at the San Patricio County
courthouse.
Early in its history, the community became a truck gardening center. Watermelons, cantaloupes, beans,
turnips, radishes, tomatoes, beets, cabbage, lettuce, carrots, onions, sweet potatoes and Irish potatoes
were among the principal crops. Truck gardening within this area declined rapidly after the Valley
became a competitor.
The New England Land & New England R.E. Company eventually purchased 1,280 acres of land east and
northeast of the original townsite. Most of the stock holders of these companies resided in Portland,
Maine; thus, the town was named in honor of their home town.
W.A. McHarry was Portland’s first merchant, and his grocery store was the first frame building in a town
of tents. McHarry planted cotton and corn, and at one time he had a large acreage planted in figs. In
1902, Ernest W. Page built a small cotton gin. A volunteer fire department was organized in 1943,
representing the first true public service for residents of the thriving community. The Portland School
District was consolidated with the Gregory School District in 1950, forming a single entity to serve the
educational needs of the area.

1

Sources: 1960 Comprehensive Plan (“A Plan for the Development of Portland, Texas”), prepared by Reagan &
McCaughan (engineers) and Donnelly Associates (planners), published in March, 1960; and excerpts from the “Portland
Street Map”, published by the Portland Chamber of Commerce.
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Portland was incorporated in 1949 with Daniel P. Moore as mayor, and Joe Smith and Wade True as
commissioners. The first City Hall building was constructed in 1952, and the town’s only bank, the
Portland State Bank, opened for business on August 23, 1958.
Early on, Portland was called the “Gem City of the Gulf” and was described by early residents as being
the most attractive and pleasant spot in Texas. As a summer and winter resort, the community was
described as being particularly fortunate with its mild climate and prevailing bay breezes; as a place for
sportsmen, the area offered great attraction with its abundance of waterfowl, wildlife and game fishing.
Over the years, the community continued to grow and thrive to its present size of approximately ten
square miles of land area. Portland’s population has grown from 192 persons in 1900 to an estimated
15,300 persons in 2012.

Relationship to the Region
Portland is located in the southeastern portion of San Patricio
County (a very small portion of the City is also within Nueces
County), on the south Texas coastal plain and fronting onto both
Corpus Christi and Nueces Bays. It is approximately five miles
northeast of Corpus Christi, via the Nueces Bay Causeway, and
approximately nine miles southwest of Aransas Pass (see Figure 1.
Regional Relationship Map). The City is located along a spur of
the Union Pacific Railroad line which has, for all practical purposes,
been abandoned. It is also within twenty minutes of the Corpus
Christi International Airport, which provides air transportation
service by various commercial and freight airlines. Due to its strategic location, Portland is often
referred to as “the gateway city into Corpus Christi and other points south”.
U.S. Highway 181, which connects Portland with Corpus Christi via the Nueces Bay Causeway, generally
bisects the City and provides a connection to the City of San Antonio which does not require crossing
any large bodies of water. In Sinton, which is approximately twenty miles to the northwest of Portland,
U.S. Highway 181 splits and provides a connection to Interstate Highway 37 (via State Highway 188),
which offers a major highway connection between San Antonio and Corpus Christi. State Highway 35,
which is accessible to Portland in Gregory to the north, travels along the Texas gulf coast and provides
highway connections to Aransas Pass, Rockport and, ultimately, the Houston metropolitan area.
The City of Corpus Christi has a population of over 305,000 persons. As a major port city and tourist
destination in this part of the Texas Coastal Bend, Corpus Christi offers a variety of business,
recreational, tourism and cultural activities for the region.
Portland’s regional proximity to Corpus Christi offers many favorable opportunities for businesses and
residents of the community, and should be considered as a regional benefit for the City’s future viability.
One major asset to the community is Portland’s seat on the Corpus Christi Metropolitan Planning
Organization (MPO) Technical Advisory Committee and the Transportation Policy Committee. Portland’s
proximity to major highways (e.g., U.S. Highway 181), to major rail and air transportation facilities (e.g.,
Corpus Christi International Airport), and to major recreational and tourism attractions (e.g., beaches)
are other major regional factors that will further contribute to the City’s future development.

6
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Physical Factors Influencing Development
In addition to the influence of the surrounding region, existing physical factors and features, both
natural and man-made, within Portland and the surrounding area will influence the potential and
pattern of urban expansion in the future. It is important to document these existing factors, as they will
likely have a significant effect upon the types of land uses which can be planned within various portions
of the City. Figure 2. Physical Factors shows both man-made and natural factors which may influence
decisions about Portland’s future expansion and urban development.
Figure 1. Regional Relationship Map
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Surrounding Municipalities and Extraterritorial Jurisdiction (ETJ)
Like many communities throughout Texas, Portland is constrained by adjacent municipalities and
their respective corporate city limits. Portland is surrounded on the east, north and west by
unincorporated (County) land, and on the south by water (Corpus Christi Bay and Nueces Bay);
however, much of the City’s ETJ is constrained by the ETJs of Corpus Christi and Gregory. Over
3,500 acres of land area are available within Portland’s ETJ for future annexation and expansion of
the community.

Topography
The primary constraining factor in Portland’s growth potential, in addition to the ETJs of
surrounding communities, is also one of the City’s most valuable assets: its location along the north
shore of two large bodies of water, Corpus Christi Bay and Nueces Bay. One of the most interesting
geographic features of Portland is the City’s proximity to major recreational and tourism areas,
including beaches and other waterfront developments (see Figure 2. Physical Factors). Scenic,
panoramic views are available from bluffs which overlook the two bays and the Gulf of Mexico
further to the southeast, although much of this area is privately-owned. The general vicinity has an
abundance of natural vegetation including various species of coastal grasses and shrubs, and several
species of native trees. Topographical elevations along the top of the bluffs overlooking the bay
areas are only about 25 to 30 feet above mean sea level (see Figure 2. Physical Factors and Figure 3.
Topography and Flood Prone Areas). These elevations are among the highest areas within the
immediate coastal area. Most of the developed portions of Portland are about 30 feet above sea
level and not susceptible to inundation except during major hurricane events, such as Hurricane
Celia in August 1970, which destroyed much of Portland’s original townsite. As development
continues to occur in Portland, the importance and value of ecologically sensitive areas adjacent to
the bays and nearby estuaries, as well as along rivers and other waterways draining into the bays,
will likely increase. Other portions of Portland that are not adjacent to the bluffs overlooking the
bays are characterized by flat to gently rolling, grassy terrain (see Figure 3. Topography and Flood
Prone Areas).
There are no major creeks or tributaries within the corporate limits of Portland. Several minor
drainageways are located within the City, but they are not cited as flood prone areas in the Flood
Insurance Rate Map (FIRM) documents prepared by the Federal Emergency Management Agency
(FEMA). Only one notable creek is located within the western portion of the City’s ETJ area, which
does have some flood prone areas documented in the FIRM maps (see Figure 3. Topography and
Flood Prone Areas). Another drainageway (a major, canal-like waterway extending north to
Gregory) which has some flood prone areas exists along the eastern edge of the City, and part of its
floodplain area is within the North Shore Country Club golf course. Although some development
exists along both of these drainageways, many parts of their flood prone areas are still in their
natural states, offering possible passive recreational opportunities.

8
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Figure 2. Physical Factors
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Surface Geology2
Names exist for the various geologic chapters, or time periods, of earth's history. Portland is
situated within the gulf coastal area of Texas (the Quaternary area) which was probably formed
during the Mesozoic and Cretaceous eras (between 140 and 240 million years ago). The coastal
plains area continued taking shape during the Cenozoic era, and changes are still slowly occurring
within this area today. It is estimated that the present-day sea level, which is crucial to Portland and
other coastal communities, reached its current position/level approximately 3,000 years ago. The
rivers, deltas, lagoons, beaches and barrier islands (including the National Seashore areas that are
critical to coastal tourism) that we know as “coastal Texas” have also formed since that time.
The Portland area is part of the soil subdivision known as the Coast Prairie Soils group. The principal
soil type within the City and its ETJ area is the Beaumont Formation, in separate areas that are
either predominantly clay or sand (see Figure 4. Surface Geology). Specific soil types found within
the City and its ETJ area include Dianola soils, Edroy clay, Monteola clay, Orelia sandy clay loam,
Raymondville clay, and Victoria clay3.

Pipelines and Utility Transmission Lines
Several oil pipelines, high pressure gas lines, and high voltage electrical transmission lines traverse
the City of Portland and/or its ETJ. These major pipelines and transmission lines are regional
distribution facilities for oil, natural gas and electricity, and are usually very expensive to relocate.
These types of facilities are generally within easements which require adequate setbacks for safety
purposes, and are generally compatible with most types of urban development if appropriate
setbacks are respected.

2

Source: 1994-95 Texas Almanac, published by The Dallas Morning News (copyright 1993, The Dallas Morning News,
Inc.).
3

Source: “Soil Survey of San Patricio and Aransas Counties, Texas”, published by the United States Department of
Agriculture Soil Conservation Service in cooperation with the Texas Agricultural Experiment Station, July, 1979.
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Climatic and Environmental Profile4
Although the annual precipitation shown for Portland in the preceding data is well above the State’s
105-year average annual rainfall, the City and surrounding area are susceptible to prolonged periods of
drought which are detrimental to agribusiness in the vicinity. Recent dry periods have resulted in water
rationing for short periods during the summer months. Often, these dry periods are followed by severe
storms and inundations of rainfall, which create drainage and flooding problems in some portions of the
City. The worst severe weather event in recent history was Hurricane Celia (August 3-5, 1970) which
destroyed most of Portland’s original
Table 1. Climatic Conditions and Meterological Data for San Patricio County
townsite as well as structures in other
San Patricio
Nueces
nearby cities. Some portions of the
County
County
original townsite have not been
Mean maximum temperature in July
94° F
93° F
redeveloped since that destructive
Mean minimum temperature in January
43° F
45° F
storm, making infill development and
Highest recorded (record) temperature
107° F
104° F
rehabilitation of this area an important
Lowest recorded (record) temperature
11° F
13° F
Last average freeze date (Spring)
Feb. 14
Feb. 9
consideration as Portland grows into the
First average freeze date (Fall)
Dec. 14
Dec. 15
next century.
The abundance of diverse species of
wildlife in the Portland and bay area
provides
many
recreational
opportunities for sport fishermen,
hunters and bird watchers. The area’s
soils and mild climate are conducive to
the beef industry, as well as the
cultivation of cotton, grain sorghums and
corn. Fishing and shrimping are also
major industries for the region due to
the abundance and diversity of marine
life in Corpus Christi Bay, Nueces Bay and
the Texas Gulf.

Growing season length
Annual precipitation

303 days
35.0 inches

309 days
30.1 inches

Texas annual 105-year average precipitation (1888-1992)

27.21 inches

For the Corpus Christi area:
Number of days maximum temperature is 90° and above
Number of days minimum temperature is 32° and below

101.9 days/year
6.6 days/year

Mean annual snowfall
Relative humidity at 6:00 a.m. CST
Relative humidity at 12:00 noon CST
Mean annual wind speed

0.1 inch
90%
62%
12.0 miles/hour

Percent possibility of sunshine

62%

Demographic and Socioeconomic Profile
While it is important to recognize Portland’s position within San Patricio County and its relationship to
the larger coastal region which surrounds it, it is also important to understand the area's demographic,
social and economic composition when considering the community’s future development potential. The
growing Corpus Christi metropolitan area provides opportunities for Portland to share in its growth and
development. It is reasonable to assume that some of the growth anticipated for Corpus Christi will be
captured by Portland and its ETJ area.
Although the regional advantages of Portland are important, its people will continue to be the most
important resource for the community. The City’s future economic vigor and the quality of life enjoyed
by residents of Portland will be, to a large extent, determined by the attitudes and characteristics of the
4

Source: 1994-95 Texas Almanac, published by The Dallas Morning News (copyright 1993, The Dallas Morning News,
Inc.).
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people who live and work in the City. It is appropriate, therefore, to examine the demographic and
socioeconomic characteristics of the present population, as well as any changes which may have been
taking place in recent years. Important future resources for the community will be the educational
levels and economic pursuits of its population. The following sections describe and analyze the various
characteristics of Portland’s population.

Population

Table 2. Population since 1930

Change

Year

Population

1930

300

---

---

1940

450

150

50%

1950

1,292

842

187%

1960

2,538

1,246

96%

1970

7,302

4,764

188%

1980

12,023

4,721

65%

1990

12,142

119

1%

2000

14,827

2,685

22%

2010

15,099

272

2%

2012

15,306

207

1%

Number

Percent

Note: The 2010 Census population data is used as a baseline. This
population estimate is subject to change based on availability of future
data.

Portland’s historic growth can be attributed to several factors. One
major factor is the availability of land for future growth and for the
development of residential neighborhoods, which are needed to
accommodate the immigration of new families into the area.
Another factor is the City’s geographic proximity to the Corpus Christi
metropolitan area and various tourist destinations in the vicinity.
Because the City has been able to provide adequate levels of
municipal services and facilities, it has been able to capture a share of
the region’s growth -- a trend that is likely to continue.

Source: U.S. Census and City of Portland

The following tables show the historical population growth for
Portland, San Patricio and Nueces Counties, and selected other cities
within the region. The 2012 population was calculated using residential building permits issued
since the 2010 Census, and applying persons per household (2.78) and the occupancy rate (91.3
percent), for a total of 207 new residents since the 2010 Census, a total of 15,306 residents in 2012.
Table 2. Population since 1930 shows that Portland has generally had a moderate rate of growth
since 1930, with two periods of very little growth (from 1980 to 1990 and 2000 to present, possibly
Table 3. Population Comparison of the Region (1960-2010)

Geography

1960

1970

1980

1990

2000

2010

CBCOG*

404,783

420,360

477,546

500,805

549,012

571,987

San Patricio Co.

45,021

47,288

58,013

58,749

67,138

64,804

Nueces Co.

221,573

237,544

268,215

291,145

313,645

340,223

Aransas Pass

6,956

5,813

7,173

7,080

8,138

8,204

Corpus Christi

167,690

204,525

231,999

257,453

277,454

305,215

Gregory

1,970

2,246

2,739

2,540

2,318

1,907

Ingleside

3,022

3,763

5,436

5,696

9,388

9,387

---

1,218

1,968

2,241

3,370

3,480

Port Aransas
Portland

2,538

7,302

12,023

12,142

14,827

15,099

Robstown

10,266

11,217

12,100

12,957

12,727

11,487

Rockport

2,989

3,879

3,686

4,831

7,385

8,766

Sinton

6,008

5,563

6,044

5,533

5,676

5,665

Taft

3,463

3,274

3,686

3,247

3,396

3,048

* Represents the 12-county Coastal Bend Council of Governments region; 2000 and 2010 calculated using U.S. Census data
Source: U.S. Census
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due to the economic downturns of both periods). It also shows that Portland has experienced
increases in population in every decade since 1930.
As shown in Table 3. Population Comparison of the Region (1960-2010), Portland’s rate of growth
has generally exceeded the surrounding area’s since 1990. To better illustrate recent growth
trends, Portland has experienced an average annual (compounded) growth rate between 1990 and
2010 of about 1.10 percent. This growth rate is greater than that experienced by the 12-county
CBCOG region (0.67 percent), San Patricio County (0.49 percent), and Nueces County (0.78 percent),
Aransas Pass (0.74 percent), Corpus Christi (0.85 percent), Robstown (-.60 percent), Sinton (0.12
percent), and Taft (city only;-0.32 percent) for the same time period. This growth rate for Portland
(1.10 percent) is lower than that experienced by Gregory (-1.42 percent), Port Aransas (2.22
percent), Ingleside (2.53 percent), and Rockport (3.02 percent). Based upon this data, it appears
that Portland is experiencing a respectable amount of growth due to favorable characteristics that
are intrinsic to the community, as opposed to receiving the “ripple” effects of growth within the
Corpus Christi metropolitan area.
Another method of evaluating a community's growth potential is to compare it to a larger regional
area. If San Patricio County were considered the “region” in this comparison, Table 4. Portland as a
Percentage of San Patricio County shows how much (percentage) of the region’s population lived in
Portland for each decade since 1960. In 1960, Portland accounted for 6 percent of San Patricio
County’s total population. This share steadily increased, and in 2010 Portland accounted for
approximately 23 percent of the County’s total population.
As previously stated, it is reasonable to assume that the rate of growth in Portland is partially due to
the availability of land and proximity to the Corpus Christi
area. As Portland continues to develop, its rate of growth
Table 4. Portland as a Percentage of San Patricio
County
may fluctuate as it tends to do in many communities. As the
San
population numbers get larger, the percent of growth often
Year
Portland
Percent
Patricio
decreases. Similarly, other communities which can provide
1960
2,538
45,021
6%
adequate public services and facilities with lower property
1970
7,302
47,288
15%
costs will experience growth, as well. Still, it is evident in
1980
12,023
58,013
21%
recent years that Portland has been capturing a steadily
1990
12,142
58,749
21%
increasing share of the overall region's growth and this trend
2000
14,827
67,138
22%
could realistically continue. Portland's growth is indicative of
2010
15,099
64,804
23%
the community’s quality of life and its ability to accommodate
Source:
U.S.
Census
growth in an orderly manner.
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Household Size
The average household size in Portland in 1990 it was 2.97 persons, in 2000 it was 2.94 persons per
household, and in 2010 it was 2.78 persons per household. This trend is not unusual nationwide, as
families in general are gradually getting smaller in size. The average household size for the State in
2010 was 2.75 persons per household.
Table 5. Age Distribution (2000 and 2010)

Age Group

2000

Age and Race Composition

2010

Number

Percent

Number

Percent

Young (0-14 years)

4,005

27%

3,494

23%

High School, College,
New Family (15-24
years)

2,054

14%

2,061

14%

Prime Labor Force (2544 years)

4,631

31%

3,966

26%

Mature Labor Force
(45-64 years)

2,961

20%

3,805

25%

Elderly (65 and over)

1,176

8%

1,773

12%

Total

14,827

100%

15,099

100%

Median Age

31.8

35.6

Source: U.S. Census

force, however, remains the dominant category, comprising 51 percent of
the City’s population. Like many other communities, the general
population in Portland is gradually aging (i.e., growing older on average).
As the older labor force group (45 to 64 years) further matures (assuming
that many choose to continue living in Portland), the City should consider
additional services and specialized housing types to accommodate this
segment of the population.

Figure 5. Ethnic Composition (2010)

Hispanic
or Latino
26.1%

Table 6. Racial Distribution shows the racial distribution for Portland’s
population for 2000 and 2010, and Figure 5. Ethnic Composition (2010)
shows the ethnic composition in 2010.

NonHispanic
/NonLatino
73.9%

Source: U.S. Census

Table 6. Racial Distribution

Race

2000

2010

White/Caucasian

84%

88%

Black/African American

4%

2%

American Indian and Alaska Native

1%

1%

Asian

1%

1%

Other Race

8%

6%

Two or More Races
Total
Source: U.S. Census
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Analysis of the population’s age composition
within a city can provide insight into the types
of facilities and services which may need to be
provided in the future. An analysis of age
composition,
among
other
population
characteristics,
can
ensure
that
the
Comprehensive Plan is tailored to meet
Portland's public facility and service needs in
the future. The age composition for Portland is
shown in Table 5. Age Distribution (2000 and
2010) for 2000 and 2010. It is evident that the
population shifted toward older residents
between 2000 and 2010. The combined labor

3%

2%

100%

100%
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School Enrollment
As previously mentioned, the Gregory and Portland school districts consolidated in 1950 to form
one district. Table 7. Gregory-Portland ISD Enrollment shows that school enrollments within the
Gregory-Portland Independent School District (GPISD) have grown at a modest rate. During some
years, the School District grew at a slower rate (or even declined slightly) than did the City of
Portland. However, enrollment for the 2010-2011 school year exhibits the highest enrollment since
the 2004-2005 school year.
Table 7. Gregory-Portland ISD Enrollment

Change

School
Year

Average
Enrollment

Number

Percent

2000-2001

4,439

---

---

2001-2002

4,365

-74

-1.7%

2002-2003

4,289

-76

-1.7%

2003-2004

4,276

-13

-0.3%

2004-2005

4,302

26

0.6%

2005-2006

4,285

-17

-0.4%

2006-2007

4,285

0

0.0%

2007-2008

4,261

-24

-0.6%

2008-2009

4,245

-16

-0.4%

2009-2010

4,197

-48

-1.1%

2010-2011

4,296

99

2.4%

Source: Gregory-Portland ISD

Educational Attainment
Trends relative to the educational level of a population generally indicate the skill and abilities of
the residents of the community. Educational attainment levels for Portland residents who were 25
years old or older during the 2005-2009 U.S. Census American Community Survey are shown in
Table 8. Education Attainment (2005-2009).During the 2005-2009 survey period, 66 percent of the
persons 25 years of age and older in Portland had some college and/or an associate’s degree.
Approximately 29 percent of
Table 8. Education Attainment (2005-2009)
residents had attained a bachelor's
Portland
degree or higher, which compares
Attainment
Number
Percent
favorably with the 1990 average
Less than 9th grade
207
2%
(24.1 percent) and 2000 average
9th to 12th grade, no diploma
768
8%
(25.6 percent). Additionally, when
High school graduate (includes
2,345
24%
compared to the Texas percentages,
equivalency)
Portland’s residents have generally
Some college, no degree
2,760
29%
attained higher levels of education.
Associate's degree
774
8%
These figures are indicative of an
Bachelor's degree
1,892
20%
educated work force, as opposed to
Graduate or professional degree
826
9%
one which is comprised primarily of
Percent high school graduate or higher
8,597
90%
skilled or unskilled laborers, and
Percent bachelor's degree or higher
2,718
28%
that Portland’s population is
Total population 25 years and over
9,572
becoming more educated over time.

Texas
Percent
10%
10%
26%
22%
6%
17%
8%
79%
25%
14,722,918

Source: U.S. Census 2005-2009 American Community Survey
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Figure 6. Educational Attainment

30%

20%

10%

0%
Less than 9th
grade

9th to 12th
grade, no
diploma

High school
graduate
(includes
equivalency)

Some college,
no degree

Portland

Table 9. Median Household Income (2005-2009)

Year

Portland

Texas

1980

$24,985

$16,708

1990

$37,952

$27,016

2000

$48,574

$39,927

2005-2009

$59,836

$48,199

Figure 7. Median Household Income (2005-2009)
$70,000
$60,000
$50,000
$40,000
$30,000
$20,000
$10,000
$0

Portland

Texas

Source: U.S. Census 2005-2009 American Community Survey
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Graduate or
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Income Levels
Another important factor for retail trade and personal service
businesses is the median household income level of residents
within a community. According to the 1980 Census, the median
household income in Portland was $24,985 (the statewide
median household income was $16,708). In 1990, the median
household income was $37,952 and in 2000 was $48,574. The
Statewide median household income in 1990 was $27,016, and in
2000 was $39,927; similarly, during the 2005-2009 survey period,
Portland’s median household income was $59,836 compared to
$48,199 for the State of Texas, which demonstrates that income
levels in Portland have been, for the most part, significantly
above the State average. While most of the increase in median
household income from one decade to the next results from
general inflationary trends (if the average annual inflation rate
over ten years was four percent), the gain of income levels in
Portland is significantly higher than inflation and represents a real
gain in purchasing power.
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Employment
Both civilian employment and military
service opportunities within the region
have contributed positively to the
growth of Portland in recent years. In
2000, the total civilian work force was
6,130 workers, compared to 7,490
during the 2005-2009 survey period.
The increase in the civilian labor force
from 2000 to 2005-2009 was
approximately 22 percent.
Table 10. Employment by Industry and
Table 11. Employment by Occupation
show employment within Portland by
industry and occupation for the 20052009 survey period.

Table 10. Employment by Industry

Industry
Agriculture, forestry, fishing and hunting, and
mining
Construction

Number

Percent

211

3%

410

5%

Manufacturing

815

11%

Wholesale trade

233

3%

Retail trade

818

11%

Transportation and warehousing, and utilities

340

5%

Information
Finance and insurance, and real estate and rental
and leasing
Professional, scientific, and management, and
administrative and waste management services
Educational services, and health care and social
assistance
Arts, entertainment, and recreation, and
accommodation and food services
Other services, except public administration

32

0%

431

6%

750

10%

1,691

23%

862

12%

The largest employers within the vicinity
412
6%
of Portland include the following:
Public administration
485
6%
Reynolds Metal Company (alumina),
Total civilian employed population 16 years and
7,490
over
Naval Station-Corpus Christi (military),
Source: U.S. Census 2005-2009 American Community Survey
Gregory-Portland
ISD
(education),
Occidental Chemical (petrochemical),
DuPont (petrochemical), HEB (retail
Table 11. Employment by Occupation
grocery), Mobil, Exxon, and City of
Occupation
Number Percent
Portland
(municipal
government).
Management, professional, and related
2,891
39%
occupations
Other major businesses in Portland
Service occupations
1,198
16%
and/or the surrounding area include the
Sales and office occupations
2,025
27%
beef industry, farming, fishing and
Farming, fishing, and forestry occupations
0
0%
shrimping (due to proximity to the bays
Construction, extraction, maintenance, and repair
and the Gulf), oil and petrochemicals,
676
9%
occupations
manufacturing and tourism. The future
Production, transportation, and material moving
700
9%
Tianjin Pipe Corporation (TPCO)
occupations
development will manufacture steel
Total civilian employed population 16 years and
7,490
over
products from recycled scrap steel and
Source: U.S. Census 2005-2009 American Community Survey
anticipates operation in late 2012. The
facility will be located near Gregory and
will likely serve as an employment generator for the Portland area, creating up to 600 new jobs
(http://www.portofcorpuschristi.com/related-links/tpco.html).
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Existing Land Use
Many different factors influence the way a city grows and develops over time. The existing land use
pattern is one of these factors. When combined with ever-changing market demands, the land use
pattern continuously evolves and changes to satisfy the requirements of a growing community. The
diverse activities of a community’s residents create a need for residential, retail, commercial,
recreational, office and industrial areas, as well as an efficient thoroughfare system. Growth and
development occurring within Portland in the future will require the conversion of vacant and
agricultural land to more intensified urban uses. The conversion process and how it occurs will be very
important to the City in that it is one of the primary factors which will determine the community’s
future urban form. It will not only have an impact upon how Portland develops economically, but the
relationships of existing and future land uses will shape the character, attractiveness and livability of the
community for many years to come. Likewise, these relationships will be reflected in the provision of
services and facilities throughout the community. An orderly and compact land use arrangement can be
served more easily and efficiently than a random and scattered association of unrelated uses. Providing
for the orderly and efficient use of land should be a major planning consideration in Portland. In order
to more accurately assess the City's future land use needs, an analysis of past land use trends and
present land use patterns are very important.
As shown in Table 12. Existing Land Uses, 2,303 acres, or 32 percent of the developable land, of
Portland’s planning area (City limits and ETJ combined) is currently developed. As in most communities,
"infill" development, as well as some redevelopment, has occurred within areas having available land.
Today, some portions of the City are more completely urbanized and little additional development can
be expected to occur in those areas.

Land Use Survey Methodology
In the preparation of the former 1998 Comprehensive Plan, a detailed land use survey was
conducted. This survey was updated in 2006 and 2012. Each land parcel was color-coded and
documented according to the following land use categories:
Residential Uses:
Single-Family Residences – One-family dwellings and related accessory buildings
Two-Family Residences – Duplex dwellings and related accessory buildings
Multiple-Family Residences – Apartments, rooming houses and related accessory buildings
Manufactured Homes – A manufactured home located on a lot or parcel and used as a dwelling
Public, Semi-Public and Related Uses: Schools, churches, cemeteries and public buildings
Parks and Open Spaces: Parks, playgrounds and public open space
Office Uses: Professional/administrative offices, doctors, dentists, real estate, architects,
accountants, secretarial service, etc.
Retail Uses: Retail stores, shops and personal service establishments, shopping centers, service
stations and any associated off-street parking facilities
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Commercial Uses: Commercial amusements, automobile garages and sales lots, automobile body
repair, warehouses, telecommunications/broadcasting towers and facilities, wholesale
establishments, sale of used merchandise and welding shops
Industrial Uses: Light industrial processing, storage, light fabrication, assembly and repairing
Rights-of-Way: Land dedicated to public use for street, alley and railroad rights-of-way, whether
open or closed to use
Vacant and Agricultural Uses: Vacant land having no apparent use (including water areas), or land
used for agricultural purposes (ranching or farming)
Water Surface Area: Bays, lakes, and creeks

Table 12. Existing Land Uses

City
Acreage

Percent of
Developed
Acres

Acres Per
100
Persons*

ETJ
Acreage

Total
Planning
Area
Acreage

Single Family

1,008

52.1%

6.7

232

1,248

Two-Family

2

0.1%

0.0

0

2

Townhome

6

0.3%

0.0

0

6

124

6.4%

0.8

0

125

Manufactured Home

1

0.1%

0.0

38

39

Parks and Open Space

106

5.5%

0.7

0

106

Golf Course

162

8.4%

1.1

0

163

Public/Semi-Public

302

15.6%

2.0

2

307

Office

28

1.5%

0.2

0

29

Retail

105

5.4%

0.7

0

106

Commercial

91

4.7%

0.6

48

139

Industrial

0

0.0%

0.0

48

48

368

2,303

Land Use

Multiple Family

Total Developed

1,935

Vacant

1,793

---

11.9

3,089

4,894

Water Surface Area

2,402

---

15.9

0

2,418

779

---

5.2

88

872

Right-of-Way
Total Undeveloped

4,974

3,177

7,312

Total Acreage

6,909

3,545

10,454

* Based on 2010 U.S. Census population of 15,099 residents.
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Figure 9. Existing Land Use (Core)
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Existing Land Use Analysis
One method of analyzing existing land use is in tabulating the results of a detailed, lot-by-lot land
use survey, such as was performed as part of the 1998 comprehensive planning process and
updated in 2006 and 2012. Another method of analyzing land use is relating the number of acres
used for each type of land use category to the population. The preceding table shows this
relationship between land use and population for the area within Portland’s corporate limits (Table
12. Existing Land Uses)
Of the developed areas within the City’s corporate limits, single family residential uses comprise the
largest percentage of land, 52 percent. The vacant (undeveloped) land category contains
approximately1,793 acres, or about 26 percent, of the total area within the City limits. It is
expected that the composition and mixture of residential land uses in Portland will change in the
future. Depending upon residential expansion policies, this percentage may increase as Portland
continues to urbanize.
By calculating the amount of acreage consumed for various land uses, and comparing it to
population, insight can be gained into future land use demand. Assumptions can be made regarding
the future consumption of land use based upon these relationships, balanced with the community’s
own desired goals and objectives. Table 12. Existing Land Uses also shows land use related to
population by acres per 100 persons. Especially noteworthy is the relationship of retail uses to the
overall land use pattern. The percentage and acreage of retail uses within the City’s limits per 100
persons (0.7 acres, per Table 12. Existing Land Uses) is approximately the same as the upper end of
a generally accepted ratio. Retail demand usually ranges from 0.3 to 0.4 acres per 100 persons on
the low end, to 0.6 to 0.8 acres per 100 persons on the high end. Portland’s current retail land use
of 0.7 acres per 100 persons is generally accepted as a relatively high average. A higher number
(ratio) indicates either a strong retail market with a large population with disposable incomes (highincome families), or it would imply that retail sales are being captured or imported from other
areas. Portland has increased its sales tax over the last five years mainly due to the addition of large
retailing businesses along U.S. Highway 181. In 2011, approximately $3,388,000 dollars were
received from sales tax revenues in Portland, which translates to approximately $224 dollars in sales
taxes per capita. The ratio of this income further shows the presence of a reasonably stable retail
tax base in Portland.
The following sections summarize general features of Portland's existing land use pattern:
1. One of Portland’s most prominent features, and one of its distinguishing characteristics, is its
location on bluffs overlooking the two bay areas and the resulting scenic views.
2. Nearly all of Portland’s retail and commercial uses are located along, or in close proximity to,
U.S. Highway 181.
3. Portland residents have access to recreation and open space areas maintained by Federal,
State and local governments.
4. Most of the City’s existing development is located in a fairly compact arrangement, and within
the central area of the City.
5. Very little industrial land use exists within the City, and many of the City’s residents work
outside of Portland.
6. In the past, rail access has not appeared to be important to Portland’s nonresidential uses.
However, as the La Quinta industrial area develops, the rail to the north side of Portland will
become increasingly important for nonresidential development.
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7. Retail access to Ingleside could impact future development within the ETJ.
8. Retail uses inside of Portland are capturing some of the retail market from outside of Portland,
as evidenced by the ratio of retail uses to population.
9. Residential development is relatively concentrated within specific areas (neighborhoods).
Some large-lot residential uses are located at the edge of the City and within the ETJ.
10. Several large public/semi-public uses exist (golf course, schools, Community Center).
11. A private airport (Hunt Airport) is located at the west edge of the City, on the north shore of
Nueces Bay.
12. Sunset Lake offers unique opportunities for active and passive recreational uses, as well as for
waterfowl and wildlife viewing, hunting and fishing, etc.

Inasmuch as Portland's existing land use is predominately single-family, the population distribution
and density is fairly dispersed throughout the developed area, with a mixture of large and small
residential lots.
An important consideration for Portland in the future will be the need to protect and enhance
existing residential neighborhoods while providing continuity and connections into new
developments. The configuration of existing subdivisions and terrain will require careful review and
consideration of new subdivision plats to prevent isolation of residential neighborhoods from each
other and from the school and park facilities they will utilize.

Public Facilities and Services
Portland's land use pattern is a result of the public/private decision-making process, integrated with
the area's natural and physical attributes and constraints. Many factors contributed to creation of
the City’s land use pattern as it exists today including growth trends, market demands, and other
similar factors. The type, location, capacity and availability of public infrastructure (e.g., roads,
water lines, sanitary sewer lines, etc.) also contribute to how land is developed over time. For
example, roadway access and the general provision of a wastewater collection (sanitary sewer)
system generally tends to encourage a more compact land use pattern as opposed to one which is
more dispersed. The adequacy and availability of public facilities and services (or the lack of same)
is often a factor that helps determine which areas of a community will develop first and which areas
will remain unused. Another example of this is the availability of a public elementary school, and
perhaps a City park, in or immediately accessible to a newly developing residential neighborhood.
Provision of these facilities in advance of actual need will sometimes actually encourage
development to occur within preferred areas (i.e., those that are already served with public
infrastructure and services) rather than in remote, difficult to serve locations. Portland has
generally been able to provide adequate public services, facilities and infrastructure to serve growth
and development.
In addition to underground infrastructure systems (i.e., water distribution, wastewater collection,
drainage, etc.), the City has provided necessary public services and facilities for its residents
including public parks, a public swimming pool, a golf course (semi-private), tennis courts, a youth
center, a 31,600 square foot Community Center, a library, public works offices, and a senior citizens
center. The City, including the police department, has relocated to a new Municipal Complex next
to the Community Center. The City has moved most administrative services and the police
department to this facility.
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Existing Housing
The quality of housing and the affordability of housing options are very important planning
considerations. Among the factors influencing the desirability of Portland as a place to live, and
affecting the potential for future development of various portions of the City and surrounding area, is
the availability of existing housing and the quality of the residential neighborhoods they form. The
community has an interest in the ability to attract new industry/businesses and new residents, as well as
provide adequate habitation for its residents.
The availability of housing within Portland is an important consideration in the evaluation of the
adequacy of existing residential land use, and in estimating future residential land use requirements.
Quantities of different types of housing units and the average number of persons per household are
indicators of the general status of the existing housing supply, and are also factors to be considered in
the evaluation and analysis of the City’s future residential land use requirements.
The quality and physical condition of housing units within Portland are important considerations in
evaluation of the adequacy of the existing housing stock, and in estimating future housing requirements.
Condition and age are two of the physical characteristics of the housing supply which reflect the present
quality of housing. Tenure, length of residence, persons per household, and affordability are other
features which indicate the general status of the housing supply, and are also factors to be considered in
the evaluation and analysis of the City’s housing requirements. The condition of housing within an area
also influences the attractiveness of reinvestment in new or remodeled dwelling units. Normally,
residents of a neighborhood area consisting of well maintained, sound housing units with school
facilities within a reasonable distance, with convenient parks and open space, with adequate streets and
good sanitation and drainage, and with other features that make up a sound neighborhood will reflect
minimum health, economic and social problems. In contrast, a blighted or partially blighted area, where
many of the above listed elements are either nonexistent or poorly provided, will likely present a
greater number of problems to the community in general and to area residents.
Analysis of a residential neighborhood area assists in defining any existing problems or deficiencies that
are related to the physical features found within the surrounding environment. It further provides a
basis for determining proper directive measures required for bringing specific areas into acceptable
community standards. To help ensure the long-term viability, and even livability, of residential
neighborhoods, it is appropriate to establish goals and pursue development standards which will
emphasize continuation of existing characteristics that positively contribute to the City’s livability and
quality of life as a whole.
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Trend in Housing Supply
During the past three decades, the total number of dwelling units (households) in Portland has
steadily increased, while the household size has gradually decreased (see Table 13. Households
(1970-2010)). This trend is consistent with State and national trends, as families in general are
gradually getting smaller in size. The average household size for
Table 13. Households (1970-2010)
the State of Texas in 2010 was 2.75 persons per household.
As can be expected, the increase in housing units has followed a
similar trend to that established by the City’s population over the
same three-decade time period. Over the last three decades, the
occupancy rate has remained relatively high compared to other
cities within the region. In 1990, the occupancy rate was about
90.3 percent, in 2000 it was about 93.8 percent and in 2010 it was
91.3 percent.
In 1997, a visual count of housing units was conducted for the City
of Portland in conjunction with the land use survey.

Year

Total
Households

Persons Per
Household

1970

996

3.66

1980

774

3.19

1990

4,108

2.97

2000

5,021

2.94

2010

5,392

2.78

Source: U.S. Census

Table 14. Housing Type shows a summary of the existing
housing types within the City of Portland, its ETJ, and the
combined planning area. Portland is predominantly a
single-family residential community, with slightly over 57
percent of the total dwelling units within the City being
single-family detached residences, despite an increase in
multiple family dwelling units. About 40 percent of the
total housing structures within Portland are multiple
family, and about 2 percent are town homes. Duplexes
and manufactured homes do not compose a significant
amount of the housing within the City limits.

Table 14. Housing Type

City
Number Percent
Single Family
Duplex
Town Home
Multiple Family
Manufactured Home
Total

ETJ
Number
Percent

Total
Number
Percent

4,767

57%

408

71%

5,176

58%

16

0%

0

0%

16

0%

174

2%

0

0%

174

2%

3,322

40%

0

0%

3,322

37%

29

0%

164

29%

193

2%

8,308

100%

572

100%

8,881

100%

Source: Freese and Nichols, Inc.
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Tenure (Residency)
The length of time people tend to reside within a community, to a certain degree, influences the city
structure's physical condition. It can be reasonably assumed that the occupancy of a structure by a
particular family unit over a long period of time would be a deterring factor in any decline of the
structure's condition, as compared to several families occupying a structure during the same or a
shorter period of time. Also, a renter or owner-type of occupancy will likely be reflected by the
level and quality of maintenance and upkeep that is given to a residential structure. Portland has
had a high owner-occupancy rate when compared to the State –65.1 percent in Portland; 63.7
percent in the State of Texas in 2010. A high owner-occupancy may be considered an asset in
planning Portland’s future since it is indicative of higher levels of maintenance of housing units.

Age of Housing Units

Figure 10. Structural Age

1959 or
earlier
10%

Structural age often influences the physical condition
as well as the desirability of a structure that is used for
dwelling purposes. Nearly half of all housing units
were constructed between 1960 and 1979. Of the
total housing units in Portland, approximately 27
percent were built between 1980 and 1999, probably
during reconstruction of the City after Hurricane Celia
destroyed large portions of it in 1970.

2000 or later
14%

1980-1999
27%
1960-1979
48%

Source: 2005-2009 U.S. Census American Community Survey
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Table 15. Home Value shows the housing value for occupied
dwelling units in Portland for the 2005-2009 survey period. As
shown, the largest percentage (41 percent) of Portland’s homes
are within the $100,000 to $149,999 range. This is a shift from
2000, when most of the homes were within the $50,000 to
$99,999 range.
Housing values and rental rates often determine the ability of a
family to obtain adequate shelter, since the expendable amount
for this income is generally closely related to total family
income. The usual guide for the amount of money to be spent
on shelter is about 30% or less of a family unit’s gross total
income. Table 16. Gross Rent shows the monthly gross rent for
renter-occupied dwelling units in Portland during the 2005-2009
survey period. If the median rental rate value is accepted as the
amount which is required to obtain adequate shelter, and if it is
assumed, as previously mentioned, that 30% of the family
income is expended for this purpose, then an annual income of
approximately $33,500 would be required to occupy a rental
unit having the median rental rate of $837. This value is
belowthe community's gross median income level of $59,836
was during the 2005-2009 survey period.

2012 Comprehensive Plan
Table 15. Home Value

Home Value

Number

Percent

Less than $50,000

177

5%

$50,000 to $99,999

722

19%

$100,000 to $149,999

1,565

41%

$150,000 to $199,999

681

18%

$200,000 to $299,999

394

10%

$300,000 to $499,999

210

6%

$500,000 to $999,999

57

1%

0

0%

3,806

100%

$1,000,000 or more
Owner-occupied units
Median

$133,900

Source: 2005-2009 U.S. Census American Community
Survey

Table 16. Gross Rent

Gross Rent
Less than $200

Number

Percent

0

0%

$200 to $299

48

2%

$300 to $499

71

3%

$500 to $749
648
32%
The assumptions made for the comparison between rental value
and income is affected by several variables for each family unit.
$750 to $999
508
25%
The difficulty of new or young families finding affordable
$1,000 to $1,499
630
31%
housing in the area is an example of this trend. The "filtering$1,500 or more
140
7%
down" process of housing units to lower income levels of older
Occupied units paying
but sound units that are made available by families moving into
2,045
100%
rent
new and larger units or vacating for other reasons is a usual
result of aging housing. The age of many older structures will
Median
$837
influence their desirability as a dwelling unit as well as the
Source: 2005-2009 U.S. Census American Community
Survey
number of units available for the "filtering-down" process.
Characteristics and number of older housing units which are
representative of early construction techniques used for housing in Portland is expected to limit the
number and desirability of these units in the filtering process.

Any programs designed to improve the physical condition of housing within a community must
recognize the various characteristics of the housing inventory itself. Family income is a factor in
acquiring shelter; however, Federal programs have somewhat minimized this restraint. Age of
structures will be a continuing factor in the City's housing inventory, and there exists a need for
replacing these units in the future, both for present residents and those migrating into Portland.

1997 Housing Inventory
A housing inventory was conducted in Portland in 1997 for the purpose of determining the physical
condition of housing and identifying any blighted areas. Each structure was classified according to
visible exterior physical conditions. Four categories of condition were used, as described below:
Baseline Analysis
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Type 1: Good and Sound Condition
Structures placed in this category were either new or older housing units being maintained and
in sound physical condition.

Type 2: Housing in Need of Minor Repair
These structures included those needing minor maintenance which could be performed by the
occupant, and generally included painting of trim or exterior surfaces, replacement of small
trim areas, or other similar minor repairs.

Type 3: Housing in Need of Major Repairs
Structures placed in this category were those needing repairs which would not normally be
performed as annual maintenance by the occupant. Generally, the structures placed in this
category were in various stages of deterioration and showed signs of sagging roofs, missing
shingles and similar major repairs.

Type 4: Dilapidated
When a structure was considered to be inadequate as a dwelling unit and major structural
deficiencies were apparent, it was placed in the dilapidated category. Structures in this
category are questionable for rehabilitation.
Figure 11. Single Family Housing Conditions

Type 3
2%

Type 2
13%

Source: FNI
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Type 4
0%

Data obtained from the field survey provides a
basis for evaluating existing housing conditions
and any factors influencing blight. Analysis of
existing conditions serves to guide the
measures needed to either preserve or
physically upgrade the overall housing
inventory, if necessary. Figure 12. Housing
Conditions Map (Core) shows the various
conditions of housing by the above types.

As can be seen from Figure 11. Single Family
Housing Conditions, most of the housing in
Portland is in good condition. Very little of the
housing stock is of the Type 3 or Type 4
category. It is important to recognize that the
Type 2 housing units will need specific
attention in the coming years. This category
contains 12.7 percent of the single-family and
Type 1
duplex dwelling units. If these structures are
85%
neglected, they could regress into the third
condition category (Type 3) and potentially
cause the beginning of blighted areas. Overall,
Portland's housing stock can be generally
considered structurally sound. It is evident that some maintenance programs will be necessary to
make sure that Type 2 housing does not deteriorate further. Also noteworthy is that the Type 2
structures are, with the exception of the original townsite area, generally distributed equally around
the community and not concentrated in certain areas.
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Figure 12. Housing Conditions Map (Core)
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Figure 13. Housing Conditions Map
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Existing Zoning
Most of the area within the City is zoned for single-family residential
uses (approximately 2,774 acres). Nearly 266 acres of land is currently
zoned for retail uses, as compared to the 105 acres that have actually
been developed for retail use (see Table 12. Existing Land Uses). Table
17. Existing Zoning Acreage and Figure 14. Current Zoning Map show
the amounts of land area within the Portland corporate limits that are
currently zoned for each zoning category.
Zoning is an implementation tool that can be employed to address land
use policies and objectives stated in the Comprehensive Plan. Although
many of the City’s existing zoning districts will be appropriate for the
future, others may need to be evaluated and possibly modified, to
ensure their continued effectiveness in implementing Portland’s land
use policies.

2012 Comprehensive Plan

Table 17. Existing Zoning Acreage

Zoning District

Acres

R-6 Single Family Residential

2,398

R-7 Single Family Residential

57

R-8 Single Family Residential

239

R-8D Two-Family Residential

4

R-15 Townhouse Residential

0

RMH Manufactured Housing

0

R-20 Low Rise Multi-Family

125

RST Multi-Family Resort District

88

C-G General Commercial

308

C-R Retail Commercial

266

CUP Community Unit Plan
I

Industrial

29
175

OT1 Olde Town - 1 (Residential)

80

OT2 Olde Town - 2 (Mixed Use)

166

P

Professional Office

SP

Special Permits
Total

165
8
4,108

Note: Calculation does not include the bay areas or
right-of-way.
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Figure 14. Current Zoning Map
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Vision

2

The purpose of this section is to
identify the community’s vision for
Portland in 10 to 20 years as it
becomes an increasingly mature city.

Vision
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A Vision for Portland
What should Portland be like in the year 2030? The Comprehensive Plan
establishes goals and objectives (and ultimately will contain implementationoriented policies) that will help to shape and direct growth and development for
the next ten years and beyond. The Plan is based upon a shared vision of the
citizenry and stakeholders of what Portland should and will become, a vision in
which the City:
Is a progressive and safe community, dedicated to maintaining
and improving the quality of life for all its citizens, to
supporting high moral values, and to promoting excellence in
education, through economic development and orderly growth.
Other facets of Portland’s vision for its future reflect basic community values
and include specific concepts which pertain to how the community wishes to
grow and mature into the next century and beyond. They also reflect the
community’s desire to maintain the high standard of living and quality of life to
which residents of the community have become accustomed. Some of these
specific “visions”, or ideals, for Portland’s future growth and development
include the following:
 Safe, secure, and clean community
 Affordable living with a variety of housing choices for all age
groups and income levels
 Full “life cycle” community
 Efficient and orderly growth/development
 Reasonable tax structure and stable tax base
 Progressive/proactive public policies
 Utilize the corridor and industrial opportunities
 Quality shopping, restaurants, personal services and medical facilities
 Attractive facilities and opportunities for tourism
 Diverse, progressive, and attractive business community
 Variety of recreational/entertainment amenities and opportunities for all age groups and physical
acuity levels
 Efficient, well-maintained public facilities and infrastructure
 Diverse and progressive economic status
 Excellence in education and vocational opportunities
 Community beautification and urban design improvements
 Preservation/protection of natural resources and habitats (i.e., beaches, lowlands, etc.)
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Goals and Objectives
The following goals and objectives have been developed to reinforce Portland’s vision statement and
community ideals for itself as it grows, matures and ultimately attains its anticipated build-out
configuration. They establish a framework for specific actions (i.e., policies) recommended within
various elements of the Comprehensive Plan that will help the citizens and stakeholders of Portland
achieve their ultimate vision of the City's future.
GOALS are general statements concerning an aspect of the City's desired ultimate physical, social and/or
economic environment. Goals set the tone for development decisions in terms of the citizens' standards
for quality of life within the community.
OBJECTIVES express the kinds of action that are necessary to achieve the stated goals without assigning
responsibility to any specific action.
POLICIES are intended to clarify the specific position of the City regarding a specific objective, and they
encourage specific courses of action for the community to undertake to achieve the applicable stated
objective. Policies are as specific and as measurable as possible so they can be put into action in a
manner that is consistent with adopted public policy and so their effectiveness can be evaluated.
Policies are often associated with Plan recommendations and are cited within their respective Plan
element.
The goals and objectives formulated during the comprehensive planning process pertain to the
following areas:
 The Environment
 Physical Form of the City
 Transportation and the Thoroughfare Network
 Public Facilities and Services
 Fiscal Responsibility
 Community Livability and Character

The Environment
Goal 1:

Realize that the natural environment and the bay area native ecosystems are assets for
the community, that they contribute positively to the character of the City, and that
they should be preserved and protected.

Objectives:
1.1
Conserve and protect ecologically sensitive areas (e.g., the bay edge areas, Sunset Lake,
flood plains, estuary and marsh areas, etc.).
1.2
Establish and/or enhance public access points (including boat ramps where possible) to
bay areas and to other natural/green space areas (e.g., Sunset Lake).
1.3
Consider conservation incentives and/or design flexibilities for developments within areas
that are characterized by wetlands and within areas that are constrained by slope or
shallow soil conditions (e.g., soil suitability or slope analysis, etc.).
1.4
Respect areas with scenic views (e.g., views of the bays, downtown Corpus Christi, etc.).
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Prepare a Storm Drainage Master Plan which addresses issues such as watershed
management and flood prevention, storm water conveyance, erosion and sedimentation,
non-point pollution, etc.

Physical Form of the City
Goal 2:

To provide opportunities for coordinated, well-planned growth and development which
is consistent with the adopted Comprehensive Plan and with stated community
objectives for a livable community.

Objectives:
2.1
Maintain a continuous and coordinated planning process that involves citizens,
stakeholders, City Council, civic boards/commissions, City departments, and other public
and private entities in policy development and decision-making.
2.2
Provide for the efficient use of land, coordinated with the provision of essential public
infrastructure and facilities.
2.3
Utilize the Comprehensive Plan and the Future Land Use Plan in daily decision making
regarding zoning, land use and development proposals.
2.4
2.5
2.6

2.7

Goal 3:

Determine appropriate locations for future residential and nonresidential development,
while considering existing neighborhoods and natural features.
Physically separate, or create transitions/buffer areas between, conflicting or incompatible
land uses.
Continue cooperative efforts with the Gregory-Portland Independent School District in
planning for the ultimate build-out population of the City with respect to educational
needs.
Develop clear development standards and simplify the development review process where
possible.

Preserve the existing character of the City, and encourage the development of high
quality residential neighborhoods that promote public health, safety and welfare and
that meet the diverse housing market needs of the community.

Objectives:
3.1
Develop and maintain density and locational criteria for new single-family residential uses
within the City which recognize the potential effects on land use compatibility, traffic
generation, noise levels and aesthetics. Identify some areas appropriate for multi-family
uses that will result in approximately the same future percentage as exists today in
Portland.
3.2
Identify areas for residential developments on the Future Land Use Plan that are
appropriate for a variety of residential densities (e.g., low, medium, high), and that will
meet the diverse housing/social needs of a full-life cycle community and the desired
standard of living for Portland’s existing and future population.
3.3
Consider development of design guidelines for future single-family and/or multi-family
developments to encourage provision of safe, attractive places for people to live, and to
ensure that each new project makes a positive contribution to its neighbors and to the
community.
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3.4

3.5

3.6
3.7

Goal 4:

DRAFT
Preserve and protect single-family neighborhoods from high traffic volumes, congestion
and through traffic generated by commercial and high density residential areas by creating
design guidelines for transition/buffer areas between these uses.
Reinforce the “neighborhood” concept in the design of new residential areas (e.g.,
connections between neighborhoods, pedestrian linkages to schools and parks, inclusive
neighborhood design techniques, maximizing social interaction between neighbors, the
provision of neighborhood-oriented shopping areas, etc.).
Provide for new or innovative planning concepts such as “New Urbanism” or mixed uses.
Examine ordinance requirements and revise or establish regulations to improve the
community’s appearance, such as considering adopting a property maintenance code.

Provide an economic climate within the City that will encourage quality
retail/commercial and industrial development that will meet the market and economic
development needs of the community and which are environmentally sound.

Objectives:
4.1
Preserve the integrity and enhance the viability of existing retail areas which have made
significant contributions to the well-being of the citizens of Portland.
4.2
Promote and maintain a commitment to long-range planning for retail/commercial and
industrial land uses, and identify areas that are suitable for future retail, industrial and/or
business park development within the City and its ETJ.
4.3
Encourage new retail/commercial and industrial development to occur so that it is
complementary to and compatible with surrounding land uses.
4.4
Consider the development of design guidelines or regulations that promote attractive
exteriors and site design for nonresidential structures, especially along major freeways
(e.g., U.S. Highway 181) and other regional traffic arterials.
4.5
Encourage the future development of medical/health care facilities.
4.6
Develop and initiate policy(s) on mitigation and/or prevention of unfavorable
environmental impacts of future industrial uses.
4.7
Develop a more proactive “clean-up” program for existing developed areas and review
existing code enforcement to ensure adequacy.
Goal 5:

Provide for the coordinated, orderly growth and physical expansion of the City.

Objectives:
5.1
Plan for continued growth and development which improves the City’s overall quality of
life and economic viability, and which is compatible with the City's natural features and
existing residential neighborhoods.
5.2
Identify areas that are suitable for future annexation, and establish policies for the timely
extension of public facilities (e.g., infrastructure) to serve those areas as they are added to
the City’s corporate limits.
5.3
Continue cooperative efforts with the Gregory-Portland Independent School District in
planning for adequate school facilities to serve the educational needs of the City’s growing
population.
5.4
Continue working with nearby colleges, universities and institutes to create more
opportunities for higher (e.g., college level) education and for the vocational enrichment of
Portland’s residents and work force.
5.5
Periodically update the Future Land Use Plan map to reflect the community’s current
desires and to incorporate the ETJ area.
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5.6

Create an overlay or special zoning district along the Highway 181 corridor to ensure
desirable uses and site/building design.

5.7

Identify an area appropriate for use as an industrial park offering support services to the
port, such as product fabrication or warehouse storage.

5.8

Evaluate the City’s existing development regulations and procedures for appropriateness
and ease of use.

5.9

Encourage infill development in existing neighborhoods.

Goal 6:

Encourage and positively influence the development of existing vacant properties
within the City of Portland, especially within the original town site area.

Objectives:
6.1
Explore various alternatives and programs for infill development within the City’s original
town site area and other redeveloping areas.
6.2
Maintain new programs and/or ordinances, as well as enhance existing ones, related to
the enforcement of City codes which are intended to protect the public health, safety and
welfare and to keep the community attractive (e.g., removal of hazardous/unsightly
structures and junk, mowing high grass and weeds, litter control, etc.).
6.3
Develop a list of acceptable land uses and development standards for the Olde Town area.
(Landscape – screening, etc.)

Transportation and the Thoroughfare Network
Goal 7:

Provide a balanced transportation system that will effectively serve the existing and
projected travel needs of the community in a safe, expeditious, economical and
environmentally sensitive manner.

Objectives:
7.1
Maintain a continuous, coordinated transportation planning process which addresses longterm needs while emphasizing short-term problem solving.
7.2
Define "adequacy" standards (i.e., acceptable levels of service) for the transportation
system.
7.3
Plan the thoroughfare system such that roadways have sufficient capacity for anticipated
traffic volumes generated by future development densities and land uses (e.g., traffic
impact analysis for larger projects, etc.).
7.4
Promote compatibility between roadway alignments/improvements and land use patterns,
community character, and the environment.
7.5
Require dedication of street rights-of-way in conformance with the adopted
Comprehensive Plan and Thoroughfare Plan.
7.6
Provide direct access to each residential lot within the City with a permanent, publicly
dedicated right-of-way.
7.7
Minimize disruption of residential areas by minimizing traffic volumes and by planning for
the efficient dispersion of traffic from neighborhoods.
7.8
Develop a unifying landscaping “theme” or other visual concept for the consistent
treatment of appropriate thoroughfare rights-of-way and/or medians, especially along
major traffic arterials and within the original town site area.
7.9
Continue the City’s efforts in reconstructing and/or improving existing streets.
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7.10

Evaluate the current development standards for applicability in Portland’s present
economic climate.

7.11

Address traffic flow issues at school sites and throughout the City.

Goal 8:

Encourage the organization and development of land uses in a manner that facilitates
an efficient and cost-effective transportation system.

Objectives:
8.1
Promote both on-site and off-site transportation efficiency in new development proposals.
8.2
Include transportation system considerations in the development review process for the
planning and alignment of future roadways, and to promote safe, efficient on- and off-site
access and vehicular circulation.
Goal 9:

Recognize the impact and importance of the regional transportation system upon the
community, and maintain improved coordination with various entities involved in
planning/improving the system.

Objectives:
9.1
Support regional and inter-jurisdictional transportation needs and initiatives.
9.2
Continue regular dialog and coordination with the Coastal Bend Council of Governments
(CBCOG), the Texas Department of Transportation (TxDOT), and with other area cities on
thoroughfare planning issues.

Public Facilities and Services
Goal 10: Ensure that public services and facilities (e.g., police and fire protection, emergency
medical services, library services, administrative facilities, utilities and sanitation, etc.)
will adequately serve the needs of residents and businesses within Portland.
Objectives:
10.1
Define standards for adequate response/service levels for public services and facilities:
1. Fire protection and emergency medical services
2. Police protection/civil defense
3. City governance and administration
4. Educational enrichment (including library services and vocational
opportunities)
5. Cultural growth
6. Health care
7. Recreational opportunities
8. Community (public) assembly
9. Utilities/infrastructure and solid waste management
10.2
Develop a coordinated public facilities plan which addresses future community service
needs, and which provides guidelines for the timing and construction of facilities, based on
the facility assessment currently in progress (2012).
10.3
Provide public services and facilities for all residents and businesses in the most efficient,
equitable and fiscally responsible manner possible.
10.4
Use the Future Land Use Plan and future land use projections to help plan where public
service/administrative facilities will be needed.
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10.5

Ensure that public utility and infrastructure systems (e.g., water supply/distribution,
wastewater collection/treatment, storm drainage, etc.) will adequately serve the health,
safety and general welfare of residents and businesses within Portland in a fiscally
responsible manner.

10.6

Encourage the commitment to maintain, improve and upgrade existing water and
wastewater systems, and to promote informed citizen involvement on utility-related
issues.

10.7

Utilize recycling and other solid waste management techniques which are financially
feasible and environmentally responsible.

Goal 11: Public facilities should provide a sense of community identity both functionally and
aesthetically.
Objectives:
11.1
Provide adequate office/administrative space for the regular business conducted by City
government.
11.2
Investigate the feasibility of requiring underground utilities to prevent storm damage and
improve aesthetics.
Goal 12: Promote and encourage a spirit of cooperation between taxing entities to provide all
necessary public facilities and services while minimizing duplication.
Objectives:
12.1
Wherever possible, co-locate public facilities with other municipal facilities or with those
of other quasi-governmental jurisdictions (e.g., School District, etc.).

Fiscal Responsibility
Goal 13: Ensure that future community facility and service needs are met through sound longrange and fiscal planning.
Objectives:
13.1
Utilize recommendations contained within the Comprehensive Plan to assist in decisionmaking on short- and long-range capital improvement projects (e.g., streets, water,
sanitary sewer, storm water management, purchase of major equipment, construction of
public facilities, etc.).
13.2
Ensure that City staffing, real property acquisitions, infrastructure improvements, and
facility construction/maintenance are based upon priorities set forth in the Comprehensive
Plan and upon fiscal practicality.
13.3
Strive for a fiscal balance of land uses which will create a positive impact upon the City’s
budget.
13.4
Preserve the integrity of existing property values, and help to ensure the future economic
stability of the community by encouraging the attraction of new nonresidential land uses
to help support and subsidize the overall tax base.
13.5
Ensure that existing infrastructure is maintained through appropriate reporting of
maintenance needs and allocation of CIP funding.
13.6
Develop a strategy to leverage new businesses in Portland to support the proposed La
Quinta container distribution facility.
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Community Livability and Character
Goal 14: Be a “full life-cycle” community.
Objectives:
14.1
Provide housing and residential facilities for people to live their entire life span within
Portland, if they so desire.
14.2
Ensure the provision of a variety of housing types that will meet the needs of all age,
physical acuity, household size, and economic groups.
14.3
Encourage home ownership and long-term residency.
14.4
Where possible, protect and retain the City’s existing stock of affordable housing.
14.5
Provide for the social, recreational and health care needs of elderly persons and for other
“special needs” population groups.
Goal 15: Promote a more livable city and high quality of life through good urban design practices
and through a proactive approach to how the City looks.
Objectives:
15.1
Use the development review process to evaluate private projects and to ensure positive
contributions to the community’s image and quality of life initiatives.
Goal 16: The residents (and visitors) of Portland should feel safe from crime, injury and other
physical and psychological harm.
Objectives:
16.1
Provide adequate police and fire protection, and encourage the design of safe
neighborhoods.
16.2
Provide adequate lighting and visibility to enhance safety in public places.
16.3
Provide for special needs of the physically challenged through careful design of public
places and facilities.
16.4
Encourage the use of Crime Prevention Through Environmental Design (CPTED) principles
in site design.
Goal 17: Provide a comprehensive system of parks, recreational facilities, and open space that is
compatible with the environment and conducive to high quality residential
neighborhoods.
Objectives:
17.1
Maintain a Park and Recreation Plan that meets a variety of needs at the neighborhood
level as well as for the City as a whole.
17.2
Utilize existing park and open space resources (e.g., Sunset Lake) for their highest and best
uses.
17.3
Encourage park and open space dedication during the development review process.
17.4
Coordinate the Park plan with a beach access plan.
17.5
Develop an area where citizens can view and access Sunset Lake, including a bike trail and
park system that connects to all parts of the City.
17.6
Expand the hike-and-bike system at Dunes Park.
17.7
Develop a recreational area at Indian Point Pier.
17.8
Plan for additional active recreation areas within selected parks.
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Develop a park CIP for trees and shade facilities in existing and new parks.

Goal 18: Create pedestrian and bicycle linkages (connections) between residential
neighborhoods, parks/linear greenbelts, schools, public administrative facilities, and
other activity centers, wherever physically and financially possible.
Objectives:
18.1
Utilize hike/bike trails, wherever possible, to connect residential areas with schools and
parks.
18.2
Encourage the provision of pedestrian and/or bicycle pathways within large private
developments.
18.3
Provide a trail connection between Sunset Lake and Violet Andrews Park.
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Thoroughfares

3

A community’s roadway network is
one of the most visible and permanent
elements of a city. This plan
establishes the framework for
community growth and development.

Thoroughfares
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Introduction
One of the most important aspects of a city’s urban structure is the efficient movement of people and
goods. An essential tool a city can use to accomplish this goal is a comprehensive, carefully conceived
thoroughfare plan which shows the existing roadway network as well as future thoroughfares that will
be needed to ensure efficient movement of traffic within and through the community. The City of
Portland’s Thoroughfare Plan is designed and intended to provide an efficient, structured framework for
the smooth flow of traffic that will result from future growth and development. It also ensures that
existing traffic movement can be accommodated by improving certain aspects of the system. The
Thoroughfare Plan is an overall guide that will enable individual developments and roadways within the
City to be coordinated into an integrated, unified transportation system. The Plan encourages the
creation of neighborhoods with a minimal amount of through traffic, while providing high capacities for
routes that are intended to move both regional and local traffic throughout the community. The
Thoroughfare Plan (see Figure 23. Thoroughfare Plan, later within this element) specifies roadway
routes or alignments, pavement and right-of-way configurations (cross-sections), and other
recommendations based upon the projected future traffic needs of Portland.
It is essential that a comprehensive thoroughfare system be developed for Portland that is capable of
accommodating the expanding vehicular traffic volumes which future growth will create, and also
provide convenient access to major traffic generators.
The Thoroughfare Plan also considers multi-modal transportation options, such as bicycles and
pedestrians. Bicycle and pedestrian travel will be accommodated and encouraged by the hike and bike
trail system proposed within the Parks, Recreation, & Open Space Master Plan. It is the intention of the
Thoroughfare Plan to provide safe and enjoyable circulation for vehicles, bicyclists and pedestrians alike.
The Thoroughfare Plan creates a comprehensive approach by which the various departments and
agencies responsible for thoroughfare development can coordinate their individual efforts. Examples of
these agencies include the Corpus Christi Metropolitan Planning Organization (MPO)_and its
Metropolitan Transportation Plan (MTP)_2010-2035, Texas Department of Transportation (TxDOT), San
Patricio and Nueces Counties, and the City of Portland. The standards and criteria contained within this
element are intended to ensure consistent design practices in new roadway development or the
redevelopment of certain roadways, as may be appropriate. This element was prepared by analyzing
the existing system of thoroughfares, and proposing changes and recommendations for future
thoroughfares based upon goals and objectives formulated during the comprehensive planning process.

Regional Traffic Circulation System
As mentioned within the Baseline Analysis component, several regional traffic arteries provide excellent
access to Portland. U.S. Highway 181 connects Portland with the cities of Beeville, Sinton, Gregory,
Ingleside/Port Aransas (via State Highway 361), and Corpus Christi. Portland benefits from U.S. Highway
181 in that it is not necessary to travel on the freeway to move about the City, yet the regional traffic
helps to support retail and other adjacent uses. FM 893 provides a secondary route to Taft and Odem.
Although not a direct route to these cities, FM 893 is still important as a regional artery since it also
provides a secondary route to Interstate Highway 37 which goes north to San Antonio.

Regional Traffic Volumes
The daily (24-hour) volume of traffic which moves along the major roadway network within and
around Portland can provide important insight into the flow and direction of traffic, as well as the
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general growth of the area. In 1996, the average daily traffic volume on U.S. Highway 181 at a point
just south of Moore Avenue was 40,000 vehicles per day. This count is comparable to traffic
volumes/counts on Interstate Highway 37 in Corpus Christi (55,000 vehicles per day at some
locations). The significance of this count is that Portland is clearly capturing a significant portion of
regional traffic within the vicinity, at least on its primary freeway facility.

Local Traffic Circulation System
Much of Portland's retail and commercial service uses are along, or in close proximity to, U.S. Highway
181. Several other streets are used primarily for local traffic distribution such as Moore Avenue,
Broadway Boulevard, Wildcat Drive, Memorial Parkway, Lang Drive and FM 3239 (Buddy Ganem Drive).
Most of the local traffic patterns are created by the following traffic generators:
 Gregory-Portland Senior High School
 Junior (Middle) High School
 Elementary and primary schools
 Municipal Complex
 North Shore Country Club
 Shopping and business areas along U.S. Highway 181
 Bridge Point

Most of these traffic generators are located on or close to major thoroughfares, and experience very
little congestion during peak traffic times. The existing street system is shown on Figure 23.
Thoroughfare Plan, later within this element.

Problems and Deficiencies
Relatively few major problems or deficiencies presently exist on roadways within Portland today,
recent improvements to U.S. Highway 181 have relieved congestion at all grade-separated crossings
(e.g., Moore Avenue). Few intersections experience periods of congestion at peak travel times. To
help prevent congestion, the City should consider the adoption of access controls which would be
applicable to properties fronting onto U.S. Highway 181 and other major thoroughfares. Adoption
of these controls would likely facilitate traffic movement and flow, and would likely help to
maximize the efficiency of major roadways as future development occurs; however this type of
access control would require coordination with and approval from TxDOT.

Thoroughfare Standards and Functional Classification
System
To prevent functional obsolescence of the transportation facilities, a hierarchical system which defines
the role of each major thoroughfare needs to be established. This system, called a functional
classification system, in turn translates into physical design features concerning thoroughfare crosssections, pavement standards, pavement widths, and access management. The Thoroughfare Plan for
the City of Portland is based upon this system. These functional classifications are intended to reflect
the role or function of each roadway within the overall thoroughfare system (see Table 18. Roadway
Functional Classifications and General Planning Guidelines).
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This commonly used functional classification system consists of a hierarchy of streets that range from
those which provide for traffic movement to those whose function is access to adjacent properties.
Figure 15. Functional Roadway Classification helps to depict the functional street classification system,
or hierarchy, for Portland. Mobility refers to the accessibility of adjacent properties from a particular
street or thoroughfare. As the illustration indicates, local streets provide the most access to the
adjacent properties, but function very poorly in mobility. Principal arterials or major thoroughfares
function very well mobility-wise but, because of speeds and volumes, they serve very poorly as access to
adjacent roads and properties. With this in mind, streets which carry a higher volume of traffic, such as
major thoroughfares, should have a limited number of intersections and curb cuts (driveway openings)
so traffic movement will not be impeded. Collectors are intended to collect and distribute traffic
between the arterial system and individual land uses within the area. Arterial or major thoroughfares
carry longer trips and should, therefore, form continuous links to carry traffic through, as well as to,
areas. Collectors supplement the arterial system and should not be continuous for long distances.
Neighborhoods should be developed between arterials and major collector streets so that traffic is
routed around, not through, these areas. Sidewalks should be included within the rights-of-way of all
public streets. Minor collectors should penetrate the neighborhoods to collect and distribute traffic, but
not provide convenient cut-through routes. Land use planning efforts should attempt to encourage
compatible land uses adjacent to streets. Commercial activities should be developed in such a manner
that the primary mobility function of arterial or major thoroughfares is not compromised due to poor
access management. Wherever concentrations of traffic occur on collector streets, consideration
should be given to prohibit houses to front on these types of streets or thoroughfares. Good subdivision
design can allow ample lot yield while orienting houses to local streets and not collectors.
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Table 18. Roadway Functional Classifications and General Planning Guidelines
Classifications

Function

Freeway and
Expressway
(e.g., U.S.
Highway 181)

Traffic movement

Arterial or
Major
Thoroughfare
(e.g., Wildcat
Drive)

Moderate distance
inter-community
traffic movement.
Minor function –
Land access should
primarily be at
intersections.

Collector
(e.g., North
Shore Drive)

Continuity

Continuous

Continuous

1
2
3

Direct Land Access

Primary –
Collect/distribute
traffic between local
streets and arterial
system (C-4).
Secondary – Land
access (C-2).

Land access
Sidewalks

Minimum
Roadway
Intersection
Spacing

Speed Limit
45 to 60
mph
(Highway)
40 to 55
mph
(Frontage)

Prohibited

Supplements
capacity and arterial
street system, and
provides high-speed
mobility.

35 to 45
mph

Prohibited

“Backbone” of the
street system.

300 feet

30 mph

Limited

Through-traffic
should be
discouraged.

300 feet

30 mph

Permitted

Through-traffic
should be
discouraged.

4 miles

None

1 mile

1/8 mile

1/2 to 1 1/2 1
miles

Restricted – Some
movements may be
prohibited; Number
and spacing of
driveways
controlled.
May be limited to
major generations
on regional routes.

Tertiary – Interneighborhood traffic
movement.
Local

Approximate
Spacing

1/4 mile on
regional
route

Parking

Comments

Safety controls;
Limited regulation.

Not
necessarily
continuous;
May not
extend
across
arterials.

1/4 to 1/2 2
mile

Residential access
permitted3;
Commercial access
allowed with shared
driveways.

None

As needed

Safety controls only

Spacing determination should also include consideration of (travel projections within the area or corridor based upon) ultimate anticipated development.
Denser spacing needed for commercial and high density residential districts.
Residential lots may front or side onto a C-2 collector. Residential lots may also front or side onto a C-4 collector, but it is recommended that lots side onto this type of roadway, wherever possible.

Figure 15. Functional Roadway Classification
Complete access, limited local traffic control
ALL MOVEMENT
DECREASING
ACCESS

ACCESS
FUNCTION

FUNCTION
INCREASING
ACCESS

MOVEMENT
FUNCTION
No through traffic,
unrestricted access
,

ALL ACCESS
FREEWAY
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The City street system should consist of arterials (major thoroughfares), collectors and local streets.
Freeways and highways are normally under the jurisdiction of the Texas Department of Transportation
(TxDOT). U.S. Highway 181 is an example of a State-supported highway.
Application of a functional classification system and design principles can help produce an optimized
traffic circulation system. Major advantages include preservation of residential neighborhoods, longterm stability of land use patterns, increased values of commercial properties, fewer traffic accidents,
and a decreased portion of urban land devoted to streets. Table 18. Roadway Functional Classifications
and General Planning Guidelines describes the most important characteristics of functional
classifications. The arterial classification includes major arterials and major secondary thoroughfares.
The collector classification system includes minor and major collector streets.
The following recommended cross-sections have been developed to reduce the chance of obsolescence
of Portland’s thoroughfare system. The following sections outline the various standards of streets and
thoroughfare cross-sections appropriate for Portland.

Freeways
Freeways are high capacity highways in which direct access from adjacent properties is eliminated
or significantly reduced, and where ingress and egress to the traffic lanes is controlled by widely
spaced access ramps and interchanges. Access may be provided where separate frontage roads
exist, but only to the frontage roads. U.S. Highway 181 is an example of a freeway with access to
frontage roads. These roadways are funded primarily through the Federal Highway Administration
and administered through TxDOT.

Major Thoroughfares or Arterials
The primary urban traffic carrying system is made up of principal arterials or major thoroughfares.
The primary function of major thoroughfares is to provide for continuity and high traffic volume
movement between major activity centers (neighborhoods, commercial centers, etc.). These
thoroughfares are usually spaced at approximately one-mile intervals unless terrain or other
barriers create a need for major deviation. The minimum major thoroughfare cross-section
contains four moving lanes, two in each direction. Right-of-way requirements for major
thoroughfares typically range from 100 to 120 feet. Often, four lanes are constructed within the full
right-of-way, leaving a wider median than for a six-lane thoroughfare. This concept allows for an
interim solution until traffic volumes warrant the construction of the additional two inside lanes.
Since these thoroughfares will carry high traffic volumes (20,000 to 40,000 vehicles per day), it is
essential that they have continuous and direct alignment and that they interconnect with freeways.
For the same reasons, access from adjacent property should be minimized where possible. This can
be accomplished by limiting the number and location of driveways or curb cuts that access this
thoroughfare type. Also, principal arterials are often divided, since it is important to provide left
turn lanes with adequate stacking that are separate from the normal traffic lanes. Divided arterials
with medians also offer opportunities for landscaping and other aesthetic treatments.
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Type "A6" Principal Arterial
A Type "A6" principal thoroughfare or arterial (see Figure 16. ) provides up to three lanes in
either direction with a center median. The median can be painted or the "lay down" type,
which allows more flexibility in access for emergency vehicles. The proposed expansion of FM
3239 (Buddy Ganem) is the only thoroughfare recommended as Type "A6" at this time.
Figure 16. Type "A6" Principal Arterial

Type "A5" Secondary Arterial/Thoroughfare
The Type "A5" secondary thoroughfare is designed to utilize 100 feet of right-of-way. Two 27foot roadway surfaces are separated by a 12-foot painted median. The additional right-of-way
width allows for wider parkways along the sides of the roadway, and helps to buffer adjacent
properties. Figure 17. shows the cross-section for Type "A5" roadways.
Figure 17. Type "A5" Secondary Arterial
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Type "A4" Secondary Arterial
Where traffic volumes are expected to be more moderate (less than 20,000 to 25,000 vehicles
per day), it should be possible to use a four-lane, divided thoroughfare indicated as Type "A4".
This thoroughfare has 26-foot wide pavement sections and a 14-foot wide median that can
either be raised or painted to serve as a dual (flush) left-turn lane. The Type "A4" standard may
also be utilized for divided secondary thoroughfare or major collector streets that may be
appropriate for a specific area with special parkway and landscape treatments. Figure 18. Type
"A4" Secondary Arterial shows the cross-section for Type "A4" secondary arterials.
Figure 18. Type "A4" Secondary Arterial
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Collector Streets
A collector street's primary function is to collect and distribute traffic from local access streets, as in
residential neighborhoods, to a major arterial or the major street system. Collector streets can be
located in a manner which discourages through traffic movements. To discourage such movements,
these traffic-collecting streets are typically disrupted at some point by offsetting intersections or by
incorporating curvilinear design. The collector street may also be used as a local street internal to
industrial areas or adjacent to multiple-family areas, as well as an access route to elementary
schools and neighborhood playgrounds. For these types of developments, 60 to 80 feet is the
minimum right-of-way requirement with a minimum pavement width of 40 to 46 feet. The
minimum right-of-way requirement for collectors within a typical residential neighborhood setting is
60 feet, which will generally accommodate two moving lanes of traffic plus any on-street parking.

Type "C4" Principal Collector
Type "C4" principal collector streets are low to moderate volume facilities whose primary
purpose is to collect traffic from smaller streets within an area and to convey it to the nearest
principal or secondary arterial. The average daily traffic volumes for these types of streets
should not exceed 10,000 to 15,000 trips per day. The Type "C4" principal collector street
provides for 80 feet of right-of-way with 52 feet of paving. This standard may be used as a
traffic collection facility within industrial or commercial areas. Figure 19. Type "C4" Principal
Collector (without Median) shows the cross-section for Type "C4" principal collectors.
Figure 19. Type "C4" Principal Collector (without Median)

Type "C2" Secondary Collector Street
Type "C2" secondary collector streets are low to moderate volume facilities whose primary
purpose is to collect traffic from residential streets and to transport it to the nearest principal or
secondary arterial. The Type "C2" standard generally provides for two moving lanes of traffic
and on-street parking on approximately 42 feet of pavement, with 60 feet of right-of-way. In
general, secondary collector streets should be shorter than one mile in length, and are expected
to collect moderate volumes (less than 5,000 vehicles per day) of traffic from the internal
neighborhood and convey it to a principal or secondary thoroughfare on the neighborhood
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periphery. As with the Type "C4" collector, the Type "C2" collector street may also be used as a
“local” street within industrial or commercial areas. Where heavy turning movements can be
expected at intersections with principal or secondary arterials, the right-of-way width could be
flared at intersections (and then transitioned back down to the normal width) to provide for a
short length of greater pavement width to accommodate higher traffic volumes and/or larger
vehicles through the intersection. Figure 20. Type "C2" Secondary Collector shows the crosssection for Type "C2" secondary collectors.
Figure 20. Type "C2" Secondary Collector

Minor Residential Street (Type "R-1")
The internal streets within a neighborhood which provide access to residential lots and building
sites should be arranged to discourage most through traffic, except that which is directly related
to the area. The alignment of minor residential streets should be either of a curvilinear,
discontinuous, looped, cul-de-sac or court configuration. Because only limited traffic is
attracted to the minor residential streets, they may have more narrow rights-of-way and
pavement widths than other types of streets. The usual paving width of a residential street in
Portland is 36 feet, and the right-of-way requirements are usually 60 feet of right-of-way.
Residential streets are usually designed to accommodate approximately 500 vehicles per day.

Collectors and Arterials with Bicycle Lanes/Routes
Certain roadways have been designated to include extra pavement and/or right-of-way width to
accommodate bicycle lanes/routes. Since Portland has relatively few natural drainage or creek
areas that could be used for an off-street trail system, it becomes necessary to utilize roadway
rights-of-way in order to create a bike trail system that connects various areas of the
community. In many areas, the use of street pavement and/or right-of-way for bicycle
transportation purposes will be possible if the roadways are properly sized and designed.
Cross-sections for exclusive (i.e., separated) bikeways, sidewalk bikeways, and bike lanes that
are incorporated into the street pavement are shown in Figure 22. For collectors or arterials
that are designated as part of the bicycle route system, extra right-of-way may be required to
accommodate bike lanes.
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Rural Residential Streets
The illustration below shows a conceptual street cross section for subdivisions with lots 20,000
square feet or larger (also see the Housing section for additional guidelines).

Figure 21. Type "RR" Rural Residential (no curb or gutter required)
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Figure 22. Bikeways/Bike Lanes along Roadways
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Traffic Capacities
Capacity is the measure of a street's ability to accommodate the traffic volume along the street. It is
normally measured at signalized intersections where traffic flow is regulated and traffic congestion is
present during peak (i.e., highest volume) periods of traffic flow. The ability of a signalized intersection
to accommodate traffic is usually expressed in terms of level of service (LOS). Levels of service "A"
through "F" are shown and defined on Table 19. Level of Service for Signalized Intersections. Level of
service "C" is generally the recommended level of service for design purposes.

Table 19. Level of Service for Signalized Intersections
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Level of
Service

Description

A and B

Virtually no delays at intersection with smooth
progression of traffic. Uncongested operations;
all vehicles clear in a single signal cycle.

Stopped
Delay per
Vehicle at
Intersection
(Seconds)

Example

< 15.0

Residential or rural streets.

C

Moderate delays at intersections with satisfactory
to good progression of traffic. Light congestion;
occasional back-ups on critical approaches.

15.1 to 25.0

Urban thoroughfares at offpeak hours

D

Forty percent probability of delays of one cycle or
more at every intersection. No progression of
traffic movement from intersection with 90
percent probability of being stopped at every
intersection experiencing "D" condition.
Significant congestion on critical approaches, but
intersection functional. Vehicles required to wait
through more than one cycle during short peaks.
No long standing lines formed.

25.1 to 40.0

Secondary CBD streets at peak
hours (this is the design level of
service for urban conditions).

E

Heavy condition. Delays of two or more cycles
probable. No progression. One hundred percent
probability of stopping at intersection. Limit of
stable flow. Blockage of intersection may occur if
traffic signal does not provide for protected
turning movements.

40.1 to 60.0

Primary CBD streets at peak
hours

F

Unstable flow. Heavy congestion. Traffic moves
in forced flow condition. Three or more cycles to
pass through intersection. Total breakdown with
stop-and-go operation.

> 60.0

Thoroughfares

Downtown areas usually in
larger cities at the A.M. or P.M.
peak hours.
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The Thoroughfare Plan
The purpose of the Thoroughfare Plan is to provide a long-range plan to assist in thoroughfare facility
planning and the dedication of needed rights-of-way to implement such a plan. The recommended
major Thoroughfare Plan is shown on Figure 23. Thoroughfare Plan. One of the benefits of the
Thoroughfare Plan is the identification of streets upon which the City can concentrate resources for
improvements and be assured that these monies are spent efficiently. The Thoroughfare Plan is
designed to identify the location of collector and major arterials designed to carry higher levels of traffic.
Transportation planning in Portland has been affected by zoning, development activity, and the City's
terrain features (i.e., small drainageways), soil conditions, and property ownership patterns which make
it expensive to construct thoroughfares in certain locations. Therefore, the Thoroughfare Plan
concentrates specifically on assuring that thoroughfare continuity can be improved as future
development occurs.

Thoroughfare Planning Issues
The following four broad issues have been considered in developing policies for Portland’s
Thoroughfare Plan:

Maintaining an Adequate, Appropriate and Efficient Roadway Network
Increased population will increase traffic on Portland’s roadways. A carefully planned network
of streets can help maintain adequate circulation without sacrificing the community's
development potential. The roadway network should include a hierarchy of streets, such as
that shown previously in Table 19. Level of Service for Signalized Intersections, with each class
of street being designed to serve an appropriate function. Standards for each class of street
must balance the volume and speed of traffic, public safety, roadway construction and
maintenance costs, as well as impacts upon adjacent development.

Coordinating Roadways and Adjacent Development
Land use and roadway planning are closely linked. Just as inappropriate land uses can
dramatically reduce the effectiveness of adjacent roadways, poorly planned roadways can
reduce the viability of adjacent land uses. By coordinating land use and roadway decisions,
Portland can minimize future compatibility problems between roads and adjacent land uses.

Cost-Effective Infrastructure Investment
Building and maintaining an efficient street network requires significant investment of local
resources. Careful planning is needed to ensure that Portland makes the most cost-effective
investments in its street network. Funding based upon a Capital Improvements Plan (CIP) can
ensure that the City addresses its highest priority roads first.

Network for Non-Automotive (Multi-Modal) Transportation
America's heavy reliance upon automobiles has led many communities to forget about or
ignore other alternative modes of transportation. Through appropriate design and planning,
Portland can develop a low-cost system of trails and paths that encourage residents to travel by
foot, bicycle or even horseback through the community. Increased use of other modes of
transportation would improve the health of Portland’s residents, and would have a positive
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impact upon the environment and community character. Recommendations for a trail system
are included within the Parks, Recreation, & Open Space Master Plan.
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Figure 23. Thoroughfare Plan
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Thoroughfare System Recommendations
The following sections describe the major recommendations for Portland’s thoroughfare system:

Extension of Buddy Ganem Drive
FM 3239 (Buddy Ganem Drive) should be extended to FM 893/1074. This extension would
complete an “outer loop” type of traffic circulation pattern for Portland, essentially providing
alternative access back to U.S. Highway 181 without traveling through existing neighborhoods.
Another important reason to provide this extension is that it will facilitate development within the
western portion of Portland’s ETJ. After North Shore is fully developed, then this will be the only
area for Portland to expand its residential base.

Extension of Memorial Parkway
Memorial Parkway should be extended north from its current terminus
at Buddy Ganem Drive toward the City of Gregory. This extension will
provide additional circulation and access for the future industrial
developments in this area. Collector Streets Parallel to U.S. Highway 181
Continued development along U.S. Highway 181 will be very important to Portland. To help ensure
that this development is of the highest possible quality, adequate access should be provided. The
one-way frontage roads represent one means of providing access to potential development sites
within this corridor, but additional access is needed to facilitate development of parcels other than
those having direct frontage onto the freeway. Cedar Drive is an existing example of the type of
roads that should be constructed in the future. Therefore, Type “C2" collector streets are
recommended parallel to U.S. Highway 181 from Lang Road to FM 3239 west of the freeway, and to
the City’s corporate limits east of the freeway. The alignment of these collectors and their distance
from U.S. Highway 181 should be such that they are close enough to the freeway to provide
convenient access and traffic circulation, but also far enough away from the freeway to ensure that
development parcels are deep enough for proper site design. For example, if the collectors are too
close to U.S. Highway 181, parcels would be too shallow to ensure that buildings front onto both the
freeway and the paralleling collector street. If buildings must face either one way or the other, then
the rear/service portions of the structures would probably be visible from a major roadway. This
scenario would detract from the overall “view from the road” and may also contribute to confusing,
disjointed land use patterns within the corridor.

Proposed Bayside Drive
The proposed alignment of Bayside Drive would be an opportunity for developers along the bay.
Eventually, due to terrain constraints, it would curve back to the north. The significance of this
roadway is the public access (for both scenic and open space purposes) it would provide along
Nueces Bay. This area has the potential to become one of the premier future residential areas
within Portland. The view over Nueces Bay is a valued amenity that could be capitalized upon by
providing access to this area.
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Proposed Connector
The proposed east-west roadway connecting FM 2986 and U.S. Highway
181 (north of Buddy Ganem) and the highway interchange will be assets
for Portland and improve connectivity and ease of access to the
expanding industrial developments and the La Quinta Trade Gateway.

Thoroughfare and Neighborhood Relationship
The importance of the major thoroughfare system is providing the skeletal framework within which
logical residential neighborhood areas can be developed, as has been previously mentioned. A
"neighborhood" usually results from the assembly of a series of subdivisions into a logical, functional
unit. The major thoroughfares shown previously on Figure 23. Thoroughfare Plan have been designed
to allow for the formulation of residential areas. A neighborhood playground, and sometimes an
elementary school, is normally located near the center of the neighborhood area, and should be made
accessible from all parts of the neighborhood by a system of collector streets and minor thoroughfares.
Figure 39. Typical Residential Neighborhood Layout shows this concept. The internal neighborhood
streets should be arranged to be discontinuous and curvilinear, and thereby discourage through traffic
movements. When retail service to neighborhood areas is appropriate, such service should be located
at the edge of the neighborhood, preferably at the intersection of major thoroughfares. Likewise,
churches, when an integral part of the neighborhood, should be located on major thoroughfares or near
the intersection of major thoroughfares. Both the shopping center and the church will serve a larger
area than the immediate neighborhood, and both involve periods of heavy traffic and parking
concentrations which, unless properly handled, can adversely affect the adjacent residential areas.
The basic major thoroughfare system shown on Figure 23. Thoroughfare Plan should be considered as
the structuring framework for future neighborhoods within Portland, and also the framework for
redevelopment and rehabilitation of existing areas such as the Olde Town Site (see discussion on the
Olde Town Site within the Future Land Use element). The preponderance of vehicular traffic movement
within the community should be concentrated upon the major thoroughfare system, while the internal
street system should have only very light vehicular traffic when it is related to local access of property
and homes. Through careful preplanning of neighborhood areas and with developer cooperation, it may
be possible to achieve the basic major and secondary thoroughfare system arrangement recommended
by the Thoroughfare Plan for Portland.
To achieve the thoroughfare system envisioned by the Plan, it will require the cooperation of all levels of
government responsible for highway and thoroughfare development as well as that of private
developers. The significant thoroughfare facilities (State roads) provided in and near Portland have
resulted mainly by the combined efforts of City, County, State and Federal agencies. Continued local
City efforts will be necessary to finance future thoroughfare development and, in some cases, require
widening of rights-of-way at the time of subdivision platting and development. State laws now affect
developer participation for off-site facilities such as roadways, and the City should seriously consider reevaluating roadway construction participation policies in the near future.

Thoroughfares

65

City of Portland

DRAFT

Transportation Planning Policies
The following sections describe the recommended policies to guide Portland’s transportation planning
efforts:
 Figure 23. Thoroughfare Plan shows the proposed major Thoroughfare Plan for the City of Portland.
It shows the location of existing or planned roadways other than local streets. The City should use
this Plan to determine the classification of planned roadway segments. Additional collector streets
may be needed to serve traffic within new developments. The alignment and capacity of these
streets should be determined as part of any action on a preliminary plat, final plat, or zoning case.
The City's construction standards, design guidelines, and subdivision regulations provide detailed
standards for roadway design and construction.
 Table 18. Roadway Functional Classifications and General Planning Guidelines establishes general
planning guidelines for roadways within Portland, including the function of each type and key design
characteristics. The City should use this table in conjunction with design guidelines established
within the Community Image element of the Comprehensive Plan and with detailed specifications
found in the Subdivision Ordinance to determine the appropriate design standards for planned
roadway improvements.
 The City should seek to maintain a minimum level of service (LOS) standard of "C" as described in
Table 19. Level of Service for Signalized Intersections. This standard should be used in reviewing
the transportation needs of development proposals.
 The City should develop a five- and ten-year Capital Improvements Program (CIP) for use in
establishing funding priorities and schedules for non-State funded construction and for operation
and maintenance of its transportation facilities, as identified within this element.
 The City should prioritize, phase and schedule transportation system improvements in accordance
with the Comprehensive Plan and the ability of the City to fund such improvements.
 On-site local and collector streets that are constructed by developers must be in accordance with
City regulations. The City may also require construction of off-site streets or street improvements
needed to provide adequate access to the development. This policy should be implemented
through specific provisions of the City's Subdivision and Zoning Ordinances.
 Portland should coordinate with TxDOT, Coastal Bend Council of Governments (CBCOG), MPO, and
other local jurisdictions, such as Corpus Christi and Gregory, when planning transportation
improvements.
 The City should design streets in a comprehensive fashion considering street trees, ADA-accessible
pedestrian walkways and bike lanes, equestrian pathways, signage, lighting and air quality
whenever any of those factors are applicable. Citizen involvement in major street-widening projects
should be sought.
 The City should consider all alternatives for increasing roadway capacity before physical road
widening is recommended for roadways within existing neighborhoods.
 The City should limit commercial and other nonresidential uses that generate high volumes of traffic
to locations where arterial streets provide sufficient access for non-local traffic.
 Except as specifically approved by the City, all development should provide adequate on-site
parking for normal operations. This policy should be implemented through specific provisions in the
City's Subdivision and Zoning Ordinances.
 The City should develop access (i.e., driveway) spacing standards for lots located on key arterial and
collector streets to promote a smooth flow of traffic and to minimize the impact of individual
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developments on the safe and efficient function of these roads. These standards should be drafted
by the City staff or a transportation engineer, reviewed by the Planning and Zoning Commission,
and adopted by ordinance by the City Council.
 The City should establish a system of trails and pathways for alternative means of travel within the
City by pedestrian, bicycle, equestrian or other non-motorized modes where possible.

Thoroughfare Implementation
Portland has relied upon three primary entities in the implementation of its thoroughfare system: (1)
participation by the County or State; (2) the City's own construction of facilities; and (3) developer
participation. Due to changes in State law (Impact Fees, Chapter 395 of the Texas Local Government
Code), the City will still be able to require assistance from developers in building thoroughfares (as well
as water and wastewater facilities), but will require different administrative techniques. Monies for
capital improvements are becoming more difficult to secure each year. It is necessary that the City
carefully manage its available resources in the implementation of not only the thoroughfare system, but
other public facilities as well.
The proper administration of the Thoroughfare Plan will require the following actions:

Coordination of Capital Improvements
Many of the major thoroughfares which are improved in Portland will involve cooperation with San
Patricio and/or Nueces Counties and, in many cases, will involve some financial participation by the
City. Future capital improvement bond programs should be coordinated with the State's ability to
participate in any of these facilities. Portland will likely have to assume the responsibility for
constructing a reasonable portion of its thoroughfare system as it expands its physical boundaries.
It must be recognized that the thoroughfare system will be built at an increment-at-a-time basis
over an extended period, perhaps 20 or 30 years.

Subdivision Control
The subdivision of land into building sites represents the first step in the development of urban land
uses and the creation of traffic generators.

Right-of-Way Allocation
Reasonable land (i.e., right-of-way) must be set aside at the time of subdivision platting so that
adequate thoroughfares can be created without adversely affecting the value, stability, and longrange character of the area being developed. Specifically, right-of-way must be dedicated in
accordance with the Thoroughfare Plan as each plat is approved. Right-of-way protection and
reservation within the City's ETJ is particularly significant.

Zoning and Land Use Control
The adequacy of existing and planned thoroughfares must be taken into consideration in all changes
of zoning and land use. When such changes occur, the space allocated for street use (i.e., right-ofway) should be provided commensurate with the overall use contemplated within the area.
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Building Lines
Where widening of an existing thoroughfare right-of-way is contemplated, buildings should be set
back to allow for the planned widening to ensure that the uses function properly with the new
thoroughfare after the proposed improvement is made. In some cases, it will be desirable to
establish building lines by ordinance to help ensure the orderly and uniform development of
thoroughfare frontage.

Traffic Impact Analysis Process
In order to ensure that proposed land uses are compatible with the proposed roadway system and
to help modify that system when necessary, a process of analyzing traffic impacts in conjunction
with development proposals should be considered. This process should be conducted to ensure the
following:
 That adequate access is available for all proposed developments;
 That sufficient roadway capacity exists to accommodate them;
 That the developments are compatible with the characteristics of adjacent roadways; and
 That improvements or modifications necessary to maintain mobility within the community are
identified.
These analyses should be conducted on new developments generating over 100 peak hour trips
within the city proper and ETJ.
Additionally, coordination with adjacent communities is recommended to ensure large scale
developments outside the City/ETJ do not adversely affect Portland’s thoroughfare system.

Other Considerations
Certain aspects of the Plan, such as access controls along major arterials, should be implemented
through other design and technical standards which may or may not be included in the Zoning or
Subdivision Ordinances. Examples of other standards which need to be implemented are sight and
visibility standards and joint (i.e., shared) access standards. Impact fees should also be evaluated
for use as a funding source under separate process.
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3

The purpose of this element is to
provide an overview of the 2005-2015
Parks, Recreation, & Open Space
Master Plan.
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Introduction
The City of Portland adopted the Parks, Recreation, & Open
Space Master Plan (2005-2015) in December 2005. The plan,
prepared by consulting firms Halff Associates and Raymond
Turco and Associates, provides an analysis of the existing
conditions and park facilities currently within the City, identifies
goals and objectives, reviews citizen input and park needs, and
develops a master plan and implementation plan for future
parks. The purpose of the plan is to identify deficiencies in the
current park system, assess needs for future population
growth, and prioritize funding for implementation of the plan.

Citizen Survey
The following are the highlights as identified by the
Master Plan from a 2004 telephone survey of
Portland residents:
 More than four in five residents sampled
acknowledged being satisfied or very satisfied
with the quality of parks and recreation in the
city of Portland.

Table 20. 2005 Existing Park Inventory

Park #

Approx. Size
(Acres)

Park Name

Neighborhood Parks
1

Baker Park

2.70

2

Bayside Park

3.79

3

Briar Bluff Park

2.25

4

Chatwork Park

4.00

5

Dick Moser Park

3.50

6

East Cliff Park

3.24

 The number of soccer fields and quality of city
athletic fields were the recreational aspects of
which respondents were most positive.

7

Oak Ridge Park

3.50

8

Simpson Park

9

Twin Fountains Park

3.61

 A teen center, enhanced facilities for senior
citizens, a boat ramp for bay access, pavilions
or shelters, playgrounds, and picnic areas were
the facility-types shown by the ratio of
importance to unimportance ratings to be most
important for the city to construct.

10

Violet Andrews Park

10.00

11

Willacy Park

1

Municipal Park

21.34

 A teen center, a boat ramp for bay access, and
natural habitat/nature areas were selected as
the most important recreational facilities to
construct, when respondents were instructed
to choose but one item from the previous
listing.

2

Community Center and Soccer Complex
Park Area

20.88

3

Sports Complex Park

24.50

Sunset Lake (including Indian Point Pier)

333.00

 Renovate and upgrade city parks and
enhancement of existing neighborhood parks
were the potential capital improvement
projects of which residents were most strongly
supportive.

Subtotal Regional Parks and Open Space Preserves

333.00

Total Park Acreage in Planning Area

448.52

 Seventy-seven percent visited or used a city
park or park facility, making it the most popular
recreational activity in which residents
participated.

10.35

1.86

Subtotal Neighborhood Parks Citywide

48.80

Community Parks

Subtotal Community Parks Citywide

66.72

Regional Parks and Open Space Preserves
1

Source: Halff Associates/Raymond Turco and Associates
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Approval was also very high for development of a boat
ramp for bay access, enhancement of facilities at Indian
Point park, and development of greenbelts and help
preserve natural habitat throughout the city.



Expansion of senior citizen recreation in Portland was
more popularly supported by residents than teen
recreation.
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Figure 24. Existing Parks

Parks & Open Space

73

DRAFT

City of Portland

Key Needs

Table 21. Key Needs Summary

Needs Based on Citizen Input
Facilities for teens and seniors
Renovation and enhancement of
existing parks
Boat ramps for bay access

Needs Based on Available
Natural Resources in or near
Portland
Acquisition of selected bay front
areas for overlook parks
Acquisition of selected bay wetland
areas
Acquisition of selected heavily treed
tracts

Large pavilions
Picnic facilities

Table 21. Key Needs Summary shows the
different methods used to evaluate the needs of
the City.
The following is a list of the top ten key facility
needs in Portland, as identified by the Master
Plan:
1. Playgrounds

Linear drainage corridors

Trails

2. Additional picnic pavilions

Basketball courts (outdoors)
Mini overlook parks

3. Picnic facilities

Practice facilities for
soccer/baseball

4. Trails

Natural areas

5. Improvements to baseball and softball
fields

Needs Based on Standards
Assessment
Trails
Water access areas
Pavilions
Picnic facilities
Basketball courts
Consolidate baseball fields

Renovation Needs

6. Park infrastructure improvements
Need to improve and update some
playground facilities
Need to improve parking and
drainage infrastructure at the
Sports Complex
Renovations at Municipal Park

Facilities for football at Simpson
Source: Halff Associates/Raymond Turco and Associates
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8. Mini overlook parks
9. Facilities for teens and seniors
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Master Plan Recommendations
The plan’s recommendations are organized into four categories:
improvements to existing parks, additional park facilities, acquiring land in
the city for future parks, and in the ETJ and San Patricio County for trail
facilities. The recommendations are summarized below.

Major Recommended Improvements to Existing
Parks
1. Renovate parking area at Sports Complex
2. Add large shade pavilion at Simpson Park
3. Add sidewalk to center of Bayside Park for accessibility
4. Add shaded picnic tables (total of 6 to 10 citywide)
5. Provide restroom facilities at Simpson Park
Completed Projects:
6. Add new playground equipment to Briar Bluff Park
7. Add new playground equipment to Dick Moser Park
8. Add new playground equipment to Twin Fountains Park
9. Add new playground equipment to East Cliff Park

Recommendations for Additional Park Facilities
1. Improve little league facilities at Municipal Park
2. Improve facilities at the Sports Complex
3. Convert Baker Park into an overlook park
4. Develop a dog park at Baker Park
5. Add two new pavilions at Sunset Lake Park
6. Add a “school park” at W. C. Andrews Elementary School

Long Range Recommendations
7. Boat Ramp
8. Develop a senior center
9. Develop a teen center

Future Park Lands
1. Eastern Overlook Park
2. Western Overlook Park
3. Far northeast neighborhood park
4. Northern sector neighborhood park
Parks & Open Space
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Potential Trail Recommendations
1. Connection between the Violet Andrews Park trail and the Sunset Lake trail
2. Off street parkway trail along Akins Drive between Municipal Park and the wide sidewalk
along Wildcat Drive
3. Buddy Ganem Trail
4. Internal Park Trails

Implementation Strategies
The Master Plan identifies short to medium term and longer-range implementation items, which are
organized into a matrix including priority level, cost range, possible funding sources, and other relevant
information. According to the matrix, the City of Portland’s total potential expenditure range for the
2005-2015 planning timeframe is between approximately $2 million and $4 million.
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Housing

4

This element focuses on the present
and future character and quality of
neighborhoods and housing within the
existing and future areas of Portland.
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Introduction
One of the primary reasons people or businesses remain
within or move to an area is the availability of quality
housing and residential neighborhoods. Portland is a
community of people who care about their homes and
their neighborhoods. The maintenance and quality of
housing within neighborhoods is a primary reflection of
the attitudes of the people toward their community.
Property owner neglect and community disinterest are
two of the major factors causing deteriorated areas and
poor housing conditions. The economic ability to provide
and maintain reasonable housing conditions and adequate
housing in terms of space and facilities also has an
influence upon community quality, environment and
sustainability. Where private citizens of the municipality take an active part in advancing overall
community interests, substantial improvement and enhancement of existing housing and
neighborhoods can be achieved, the quality of existing housing can be maintained, and a good
environment for future housing can be assured.

Housing and Neighborhood Areas
Often thought of as the basic geographic unit by which urban residential areas are defined, a
"neighborhood" is much more than simply the sum of all physical structures (e.g., homes), public
facilities and infrastructure within a certain area. It is also defined in more abstract terms by the sense
of "community" and the quality of life enjoyed by the people who live and play there. Well-designed
neighborhoods provide a setting for residents to develop a strong sense of belonging, which is
promoted by their interactions with one another. The form and quality of development can create a
distinctive image and identity for Portland and for each of its unique neighborhood areas.
The quality and livability of Portland’s neighborhoods are integral components of the community's
overall character. The key to a successful neighborhood is creating a sustainable environment where
the ongoing investment in property is supported by public investment in schools, parks and greenbelt
areas; opportunities for social interaction; accessibility for pedestrians, bicyclists and vehicles; and
distinctive characteristics which give an area a unique identity. Upkeep and maintenance of both
private and public property is critical to neighborhood viability and sustainability. Programs which
encourage owner-occupied housing and continued efforts to revitalize aging housing units are also
important to the long-term viability of neighborhoods. In summary, neighborhood viability may be
quantified in terms of the following characteristics:
 Physical condition of housing units;
 Opportunities for social interaction;
 Careful and strategic placement of retail uses and other appropriate uses within the neighborhood
area;
 Continued investment in public and private property to stabilize property values;
 High level of owner-occupancy of dwelling units;
 Condition of public facilities and infrastructure serving the area; and
Housing
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 A sense of "community" and "belonging" among residents.

There are valid reasons for dividing an urban area into smaller geographic units for evaluation, for
functional planning, and for organizational purposes. The attachment of an individual and/or family to
their place of residence is universal. Likewise, a long-term, well-faring community, and the quality of
the place of residence, is the result of the relationship of a wide variety of factors which are not
necessarily a direct part of the individual dwelling unit. The delineation of neighborhood areas also
provides a basis for the planning of logical units of a city in an orderly, step-by-step process as the city
grows and matures over the years.
There are many ways in which a neighborhood can be defined, and questions have been raised
regarding whether the neighborhood concept is still viable in our highly mobile society. For the
purposes of urban planning, a neighborhood unit is considered to be a geographic area of the
community which is predominantly residential in nature and which is bounded by thoroughfares or
collector streets, or by some other natural or manmade features such as railroads, industrial areas or
topographic features (see Figure 39. Typical Residential Neighborhood Layout in the Community Image
element). The area encompassed by a neighborhood may vary from about 300 acres (such as the area
south of FM 893 at Akins Drive) to about 900 acres, with about 600 acres considered as average. A
neighborhood unit should contain some park and playground features, and should be served by schools.
Some convenient shopping and various other facilities, such as churches, are also appropriate as part of
a typical neighborhood unit. Changes in school service concepts do not recognize the neighborhood as
an urban unit. Despite such concepts, the neighborhood unit still provides the most logical basis for
detailed planning and for studying the housing needs of the community. Many areas of Portland have
developed, probably by coincidence, in this manner, while a few do not appear to contribute to a
neighborhood unit in concept.

Recommended Housing Strategies
In Portland, the major thoroughfare network, areas of nonresidential use, and other physical features of
the community were used to create and define future neighborhood areas. Each of the existing
neighborhood areas has its own specific character/identity, conditions and problems. The existing
character and physical condition of Portland’s existing housing units and neighborhoods were
documented and analyzed in the "Housing" section of the Baseline Analysis. It is generally in the public
interest to maintain the highest possible housing quality and environmental character within each
neighborhood area. Cooperative action by property owners, tenants, landlords, the municipality, and
others will be required to maintain and upgrade the quality of housing within Portland. The City should
encourage and utilize volunteer efforts wherever possible when addressing neighborhood clean-up and
light maintenance strategies.
To achieve improvement in the overall condition and quality of housing within the community, four
types of actions, or strategies, are considered appropriate for Portland: (1) neighborhood conservation;
(2) housing rehabilitation and maintenance; (3) property clearance and redevelopment; and (4)
development guidance. One or more of these strategies will be appropriate for neighborhood areas
within and adjacent to Portland. The various housing strategies are summarized within the following
sections.
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Neighborhood Conservation
Within areas where quality housing units exist and
where reasonable complements of community facilities
are available, a conservation-type of housing strategy is
appropriate.
The fundamental purpose of
neighborhood conservation is to preserve and protect
existing desirable conditions by upholding local
regulations such as the Zoning Ordinance, building
codes, and other applicable codes and ordinances
which are intended to protect the public health, safety
and welfare. Neighborhood groups, peer pressure, and
non-governmental groups can also be effective in
maintaining homes in a good overall condition.
Neighborhood conservation also involves the provision
and maintenance of adequate utilities and community facilities, parks, playgrounds, schools and
street paving. This strategy, if closely followed, should eliminate the necessity for a future
rehabilitation program, as will be discussed below. Neighborhood conservation efforts can be
implemented by municipal government as part of their normal planning and community
development processes.

Housing Rehabilitation and Maintenance
This strategy is appropriate when a substantial number of housing units within an area are
structurally sound, but are in need of minor repairs which can be done without excessive cost to the
property owners. As noted in the housing survey in the Baseline Analysis, approximately 13 percent
of Portland’s housing units are within this category. Within an area that is appropriate for
rehabilitation efforts, some units may be in such a state of decline that the clearance action (as
described below) is necessary, but these should only occur on a few lots. Since housing
rehabilitation efforts should be conducted as an area-wide program, basic considerations are
necessary prior to initiation of the program. Community support must be ensured for the program
by: (1) establishing an organized structure/process to accomplish program goals; (2) making
financial assistance available at a reasonable interest rate, preferably from local sources; (3)
consulting with property owners requiring help to organize their individual programs; and (4)
establishing a process by which continued contact with area property owners can be maintained to
further educate them in code enforcement matters and in various methods of conservation.

Property Clearance and Redevelopment
Whenever housing units reach an advanced stage of deterioration and obsolescence which makes it
impractical and uneconomical to attempt to rehabilitate them, the redevelopment strategy
becomes necessary. In general, redevelopment is the removal of existing structures from the land,
and preparing the land for construction of new facilities in their place. Through the redevelopment
process, the same type of land use generally replaces former uses. In some cases, however, other
forms of land use could be located on the redeveloped parcel. The removal of obsolete or
deteriorated structures can be accomplished most easily by code enforcement. Analysis of the
housing survey results indicate that very few dwelling units in this category exist within Portland. As
of the date of the survey, only about two percent, or 79, structures were indicated for this type of
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housing strategy, indicating that Portland has a relatively high quality housing stock. Consequently,
this housing strategy is not generally necessary in Portland.

Development Guidance
Future residential growth within Portland will encourage new areas of residential construction, as
well as improvements to vacant lots and tracts within presently developed areas. The standards for
new housing improvements should be maintained at a level where it will not be necessary to
require other forms of corrective housing strategies other than to encourage proper maintenance of
the structures and the preservation of neighborhood amenities. The proper application of the City's
subdivision regulations, Zoning Ordinance, building codes and minimum housing standards, as well
as the encouragement of good housing and neighborhood design, will result in the creation of
residential neighborhoods of lasting value within a favorable and sustainable physical environment.
Each future neighborhood area, as designated on the Future Land Use Plan, which is now vacant
should receive careful development guidance consideration. Each subdivision submitted within the
future land use context should be considered as an element of the neighborhood, and not simply as
a vacant parcel of land upon which housing structures are to be constructed. All land subject to
development guidance by the City at the time of any zoning change or subdivision approval provides
a basis for initiating good neighborhood design and helping to ensure the continuity and quality of
the neighborhood. All of the areas outside of the existing City limits (i.e., within the ETJ) that are
planned for residential use should be considered for this type of housing strategy.
As previously noted, most of the housing areas in Portland are of the Type 1 or Type 2 condition, so
severe housing strategies based upon clearance and redevelopment are not necessary. Figure 12.
Housing Conditions Map (Core) (in the Baseline Analysis component) shows the overall condition of
housing units within Portland. Since most of the housing in Portland was determined to be in
reasonably good condition (Type 1; about 85 percent), the most emphasized housing strategies for
Portland are recommended as conservation and development guidance. Most of the Type 2 structures
are recommended for the maintenance type housing strategy. Although the percentage of housing
units classified as Type 2 is relatively small, there are still about 480 units that exist in this category. It is
recommended that the City concentrate upon these areas for several reasons:
 The housing within these areas will represent a major contribution to affordable housing in the
future and should be protected for future residents. New housing can never be built within the
price ranges of the units that exist in these areas today.
 These areas can, over a period of years, progress into a deteriorated state where this recommended
housing strategy will be hard to achieve.
 The longer these areas are allowed to exist without attention, the more difficult it will be to
implement programs to reverse the trend.
 Some of the programs necessary to address these areas can be coordinated by the City, but
implemented by volunteers or other civic organizations.
 If these areas are not addressed, the conditions that prevail in these areas can proliferate to
surrounding areas that currently do not have a substantial number of these types of dwellings.
 The overall image or "quality of life" of the community can be enhanced by addressing these areas.
Since a portion of the dwelling units within Portland are renter-occupied, it will be important that
maintenance programs be coordinated with owners and landlords of such dwellings. It is recommended
the City develop a framework program for volunteers and property owners to upgrade housing in these
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areas on a voluntary basis. The majority of these houses can be upgraded by painting and other minor
repairs, maintenance which can be done by many volunteer organizations such as Boy Scouts, Jaycees,
Rotary Club and other civic clubs within the area. Often the City can provide materials such as paint,
ladders and brushes to these organizations for specific houses in the target areas. The City can
coordinate the allocation of these resources based upon target dwellings.

Area-Wide Single-Family Guidelines
The following recommendations are intended to improve the
overall
quality
of
future
single-family
residential
neighborhoods:
 Roofs should have a minimum 12" overhang, or soffit,
extending beyond the side and end walls.
 No homes/houses should be moved in that are more than
five years old; guidelines should be developed which would
exempt historic structures within the Olde Town Site area.
 Metal exterior homes should be prohibited. All structures
should be at least 75 percent masonry (including brick,
stone, and stucco, but not including [EIFS]) in all residential
zoning districts.

Multi-Family Guidelines
Design and development standards should be formulated for
all new multi-family construction and for redevelopment of
existing multi-family complexes. Such standards will encourage
high-quality housing alternatives within Portland, and should
include the following:
 Site development criteria
 Building placement and spacing
 Landscaping
 Parking and vehicular circulation (including ingress, egress
and on-site circulation)
 Recreational areas and open space; and
 Exterior construction standards

No new multi-family is recommended until the overall housing ratio is below 25 percent multi-family.

Housing Types and Intensities
A mix of residential densities and housing types is important to give residents a choice in selection of
housing types. The Comprehensive Plan provides locations for various types and densities of residential
development in order to create opportunities for varied housing types while retaining the desired
character of each neighborhood. Medium and high residential densities should be planned only within
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areas adjacent to major thoroughfares and in locations where public facilities and services will be able to
meet the need of a larger population. Future multi-family development locations are shown on the
Future Land Use Plan. Low density residential should be developed within those areas where
neighborhood units are appropriate. It is recommended that the future density mix of housing types be
approximately the same that exists today, and a ratio of about 25 percent multi-family is desirable. The
present mix of housing offers the opportunities necessary for existing and new residences. The Future
Land Use Plan provides for flexibility in the type of housing built. Within a planned residential area,
several types of housing can be developed. For example, an area can be planned for multi-family or
apartment units adjacent to a major thoroughfare, and buffered by duplex units with a preponderance
of homes within the interior of the neighborhood development as single-family detached units. In this
way, a property owner can choose to develop a particular housing type, and diverse housing options will
be available for future residents.

Recommended Single-Family Housing Densities
Since much of Portland’s future development is anticipated to be single-family homes (see Figure
27. Future Land Use Plan Map), it will be important to guide future housing densities (i.e., dwelling
units per acre) in a manner which is compatible with existing residential neighborhoods and which
meets community housing density objectives (see Objective 3.2 in the Goals and Objectives
element). It is recommended that the City establish density guidelines for single-family lot sizes.
This policy will not only encourage compatibility between existing and new subdivisions, but will
also assist in more accurate infrastructure planning. Figure 25. Recommended Single Family
Densities shows the recommended single-family densities for undeveloped areas within Portland.
An attempt should be made to generally conform to these guidelines on a long-range basis. Certain
higher densities may be appropriate in some areas for buffering or transition purposes, but the City
should strive for the overall density mix as identified in Figure 25. Recommended Single Family
Densities in order to meet the goals and objectives set forth within the Comprehensive Plan. In
addition to the densities suggested in Figure 25. Recommended Single Family Densities, the
following are supplemental guidelines that should be considered:
 Larger lots (i.e., 7,000 square feet or greater) should be planned for the area in portions of west
Portland.
 Smaller lots are appropriate adjacent to areas with higher intensity uses.
 Smaller lots are appropriate within areas that are close to parks and other open spaces.
 Lot sizes within new developments should be generally similar to the lot sizes of existing
adjacent single-family residential neighborhoods.
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Figure 25. Recommended Single Family Densities
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Rural Residential Guidelines
It is recommended that the City develop guidelines for large lot residential subdivisions. The standards
outlined below are recommended for subdivisions developed with lots 20,000 square feet or larger.
 Drainage easements/provisions along the front of the lots to maintain drainage design
 Street curbs and gutters are not required but concrete “ribbon” edge is required
 Drainage analysis required to ensure that storm drains are not needed
 Areas appropriate for rural residential are shown on the density plan map as “AA”
 Site drainage prototype design should be required
 Roadway paving width should be no smaller than 30 feet
 Swale depth should not exceed 12” to 18”
 All accessory buildings should be located behind the primary structure. Special provisions should be
made to allow for accessory buildings greater than 12 feet in height.

Affordable Housing
Affordability is a key issue within the Portland region,
and nationwide as well. As noted in the Baseline
Analysis, Portland’s housing units are already generally
affordable in a wide variety of residential types. As new
development occurs, affordability should be maintained
or improved. While the new units may not be as
affordable as existing units, families vacating existing
units to purchase a new unit will make the existing unit
available to one of the incoming families upgrading
from another area. The Comprehensive Plan supports
continued provision of affordable housing by identifying
locations for a variety of housing types and densities.
The average Portland household with a median income
may be able to afford a medium-priced home, but there
are still other households within the region in which
affordability is a significant concern. Housing for single
working parents and for lower income workers are a
concern for businesses that rely upon these segments of
the labor force. In addition, senior citizens and others
with fixed incomes are affected by increasing housing
costs. Housing for such households is supported
through the Comprehensive Plan policies for moderate
and high density development and other actions
designed to create opportunities for private provision
for affordable housing.
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Housing Policies
Following are the recommended housing policies for the City of Portland:
1. The Comprehensive Plan's Future Land Use Plan should designate sufficient land for
residential uses to meet the needs of the community's projected population. Enough
additional land should be designed for residential development to ensure sufficient market
flexibility.
2. The Comprehensive Plan should designate sufficient land for residential use within areas
where adequate services are presently available to meet the needs of population growth for
the next five years.
3. The City should identify existing substandard housing units, and should encourage the
revitalization and rehabilitation of the structures. The City should develop a framework for a
volunteer housing maintenance program for those areas identified as Type 2 or Type 3 on
Figure 12. Housing Conditions Map (Core) (in the Baseline Analysis element).
4. The City should recognize the unique characteristics of senior households, and should
encourage the provision of housing designed to meet their special needs.
5. The City should plan locations appropriate for a diverse range of housing types including
conventional single-family homes, patio homes and multi-family units to provide a range of
housing alternatives for future residents. The targeted ratios of different types of housing
units should be approximately the same that exist within the community today.
6. The City's Zoning Ordinance should include appropriate zoning districts to implement the
residential density classifications as suggested herein.
7. The City's development regulations should provide mechanisms to permit flexibility and
innovation in residential project design in order to promote land use efficiency and
environmental protection.
8. The City should ensure that development (and redevelopment) within existing neighborhoods
is similar in density and compatible with the character of the existing neighborhood in terms
of general housing types and densities.
9. The City should promote housing compatibility between adjacent residential areas developed
at different residential densities with different unit types, and should encourage the use of
design techniques to minimize the impact between these areas.
10. The City should evaluate all development requests based upon the following ultimate mix and
density of residential uses within a neighborhood area:
a. Multi-family and other high density residential (over 10 units per acre) should be
limited to 25 percent of the total expected or ultimate dwellings;
b. Medium density residential dwelling types (6 to 10 dwelling units per acre) should be
limited to an additional 5 percent of the total dwelling units. Both (a) and (b) will
enable approximately 30 percent of the total dwelling units within a given
neighborhood to be of medium or high density type;
c.

All medium and high density type developments should have principal access to a
major or secondary arterials (60 feet in width or wider); and
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d. Single-family areas should achieve a mixture of lot sizes which should generally be
the balance of single-family lot sizes within a particular neighborhood area, as shown
in Figure 25. Recommended Single Family Densities.

Conclusion
According to the U.S. Census, relatively few of the
families within Portland were below poverty level.
Although the percentage of families in the poverty level is
decreasing, it will still be important for Portland to
provide some housing for low and moderate income
families. It is recommended that the City initially adopt
policies to ensure that these programs are available to
accommodate at least the percentage of low income
families that now exists in Portland today. By maintaining
and upgrading its neighborhoods, the City will ensure that
these areas will be quality neighborhoods regardless of the income level of the people residing there.
A primary concern is providing new housing opportunities within Portland. Few new subdivisions exist
within the City that offer a variety of vacant lots for construction of single-family housing units. The
North Shore area will eventually build out and, ideally, there should be another quality new residential
development area to offer builders and prospective home owners. The City should encourage
additional new residential subdivision development within the community.
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Public Facilities

5

This element addresses the expectations
residents have regarding certain public
services and the facilities that are needed
to provide these services.

Public Facilities
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Introduction
Public buildings that house the various governmental and service functions of a municipality are
generally of two types: (1) those requiring a nearly central or a common location and which serve the
entire municipal area; and (2) those serving segments of the community on a service area basis. The
City Hall is an example of a governmental building that serves the entire community, while a fire station
represents a public building which has a service area relationship.
The demands for public building space at all levels of government normally increase as the population
served grows and as the level of service expands. As a general rule, as communities grow in size
increased levels of service are generally required by its citizens. The City can expect that the ratio of
employees to citizens will remain relatively constant as Portland’s population continues to grow.
Adequate facilities will be necessary to support the increased number of employees.

Existing Public Buildings and Facilities
It is appropriate to review the status of existing municipal
buildings as a basis for determining the future changes and
additions that will likely be required in the future. Figure 26.
Public Buildings and Facilities shows the location of existing
public buildings and related facilities within the City of
Portland. The following sections are a general evaluation and
explanation of existing buildings and facilities.

City Hall
The City constructed a new Municipal Complex next to the
Community Center at 1900 Billy G. Webb Drive in 2006.
Currently, City Hall offices 13 employees with capacity to
support up to 20 employees. The building is 9,136 square feet in size, and contains most of the
City’s administrative offices, including City Management, Human Resources, Municipal Court, and
Utility Billing.

Police Facility
The City's current police facility is located next to the City Hall at 1902 Billy G. Webb Drive, and
contains approximately 12,500 square feet of building space. Presently, the City has 34 full-time
police officers serving the public safety needs of the community.

Public Library
The City's library is located at the corner of Buddy Ganem Drive and Memorial Parkway. The
present facility contains approximately 4,900 square feet of building area.

Fire Station
Portland has one fire station at the southeast corner of Buddy Ganem Drive and Oak Brook Drive.
The station has 16 employees and has 6,500 square feet of building area.
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91

City of Portland

DRAFT

Other Facilities
The City’s public works and maintenance facilities are located on Moore Avenue. The building
contains approximately 12,000 square feet of building area. The Community Center has
approximately 31,600 square feet, and is a multi-functional building that contains meeting rooms,
City offices and indoor recreational areas. The Senior Center, in the Olde Town area, contains
approximately 3,600 square feet and provides activities and services for the community’s elder
population.
The City also has four water storage tanks at various locations around the City. Two of the water
storage tanks are elevated and two are ground storage, all of which have been rehabilitated within
the last 18 months.

Future Public Buildings and Facilities
Most public buildings tend to be fairly long-term investments and they should be initially scaled to meet
the future needs of the community, or the needs for future expansion of facilities should be
incorporated into the development. The City is currently undergoing a study to assess the condition of
the existing public facilities (2012). This study will identify immediate code issues and provide a shortterm and long-term facility enhancement plan to the utilized in CIP planning.
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Figure 26. Public Buildings and Facilities
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Future Land Use

6

The Future Land Use Plan establishes
the framework upon which land use
decisions are made. The plan serves
as a guide for decision-makers in
implementing the community’s vision.
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Introduction
Land use planning, like any type of planning activity, is a process. It is the process which provides the
means by which a community can determine change and, in a sense, can control its own destiny. The
purpose of the Comprehensive Plan is to serve as a guide for future development or redevelopment,
and therefore the Future Land Use Plan is perhaps the most important Plan element. The Future Land
Use Plan is intended to provide overall guidance to areas which are vacant, as well as to areas which
have already developed and need specific action.
Portland is a beautiful place to live and work. By collectively assessing and making comprehensive
recommendations for the various areas of the City, the economic vitality of Portland can be enhanced
even more. The existing residential and business areas must flourish, as well as future development, for
Portland to truly evolve into a quality, economically-balanced community. This element not only brings
together the information in the previous elements and Baseline Analysis of the Plan, but also the input
provided in study workshops. The study workshops conducted as part of the original plan were
designed to allow community leaders and citizens the opportunity to provide input regarding the
various recommendations of the Plan. In initial public participation meetings, issues were identified to
be addressed by the Comprehensive Plan. In response to these issues, goals and objectives were
prepared and used to formulate policies and recommendations contained in the original Comprehensive
Plan, and updated with input from elected officials in 2012. The following sections include discussion of
the highlights of important aspects of the Future Land Use Plan, as well as certain parts of the Plan
which could not be reflected graphically, but are nevertheless equally important. Some of the
recommendations are reflected as policies for reviewing development or interpretation of the Future
Land Use Plan. The Future Land Use Plan, as illustrated by Figure 27. Future Land Use Plan Map, is the
composite of all the structuring elements of the Comprehensive Plan, such as the Thoroughfare Plan and
the Parks & Open Space Plan, which form the framework upon which the future land use pattern of the
City can develop.

Future Population Increase
Portland’s population growth will likely be largely regulated by the rate at which the housing inventory
can be expanded in price ranges that would permit and encourage persons to reside within the City.
The general increase in housing costs will, however, tend to be a factor in moderating any rapid
expansion of the population. Since housing activity within the Coastal Bend area will likely continue to
increase, future population gains can be expected within the region. Presently, Portland has only
experienced a modest population increase, due primarily to the limited number of available housing
opportunities. Table 3. Population Comparison of the Region (1960-2010) in the Baseline Analysis
component shows that Portland is gaining in population as a percentage of the region’s population. It
should also be recognized that nearly all the changing characteristics of Portland’s population are
tending to reduce the number of persons per dwelling unit. This is a general trend nationwide as
families are basically becoming smaller. This may be particularly true for Portland, since many retired
families and individuals move to this area for the mild climate and the aesthetic and recreational
amenities. In the future, it can be expected that more dwelling units will be required to house each 100
persons than have been needed in the past.
Using 15,306 as the 2012 base year population for Portland, a series of projections were made for
planning purposes. Based upon the assumed ability to expand the City's housing inventory, the
population forecast scenarios shown in Table 22. Population Projection Scenarios were developed.
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Since 2010, Portland has averaged approximately 51
Table 22. Population Projection Scenarios
residential building permits per year. The actual future
Scenario A
Scenario B
Scenario C
Year
growth of Portland will vary within a reasonable range,
0.78% CAGR 1.25% CAGR 2.50% CAGR
depending upon local and regional economic factors.
2012
15,306
15,306
15,306
The growth scenarios shown in Table 22. Population
2017
15,912
16,287
17,317
Projection Scenarios represent a reasonable range of
2022
16,543
17,331
19,593
growth rates for Portland. The lower projection ("A")
2027
17,198
18,441
22,168
would result in a growth rate that has occurred since
2032
17,879
19,623
25,081
CAGR = Compound Annual Growth Rate
2010 (0.78 percent) and since 1980 (0.76 percent). To
achieve the forecasted growth for scenario "B", it will
require an average of about 85 residential building permits per year. The higher projection ("C") would
require a housing response that, under prevailing conditions, is not occurring. For planning purposes,
the moderate estimate ("A") is recommended as the most appropriate for the near term.
It is
recommended that the City use a growth rate nearer to scenario "B" for long-term planning purposes as
economic conditions improve. As indicated, the rate of population change for the City will be directly
related to employment opportunities within the region. Further diversifications of industry in Portland
from the primarily retail base could accommodate a higher than anticipated growth rate due to the
increase of jobs.
Based on current development trends and occupancy data, Table 23. Ultimate Capacity Calculation
provides a projection for the population capacity of Portland’s planning area (current City limits
combined with ETJ) at build-out. These calculations project an ultimate population of approximately
33,314 residents.
Table 23. Ultimate Capacity Calculation

Vacant Residential Land
Use

Vacant
Acres

Residential Estate
Resort Residential
Low Density Residential
Olde Town Residential
Medium Density Residential
High Density Residential
Mixed Use

Future Projected
DUA

1,322
58
1,456
15
1
9
489

Occ. Rate

0.2
2
3
4
8
12
4

96.7%
96.7%
96.7%
96.7%
92.5%
88.2%
88.2%

PPH
2.78
2.78
2.78
2.78
2.78
2.78
2.78

Housing
Units
264
116
4,368
60
8
108
1,956

Households

Population

256
112
4,224
58
7
95
1,725

711
312
11,742
161
21
265
4,796

Ultimate Capacity within Vacant Areas

18,008

Current Population

15,306

Ultimate Population Capacity

33,314

DUA = Dwelling Units per Acre
PPH = Persons per Household
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Land Use Quantity
The Future Land Use Plan has been formulated with the objective of creating a balanced land use
pattern. For example, the existing land use analysis shows that about 105 acres of retail actually existed
in the City in 2012. More acres of retail zoning (approximately 432 acres including Retail Commercial
and Mixed Use) currently exist within Portland than are actually used (see Table 17. Existing Zoning
Acreage in the Baseline Analysis component). This condition is called overzoning. Overzoning occurs
when the available supply of zoned land exceeds the projected demand for that particular use of land.
The amount of vacant zoned property a community should have is difficult to determine. Enough land
should be zoned to provide alternative market selection and competitive land pricing. In the case of
retail zoning, the amount is often excessive. Overzoning is found not only in Portland, but in many cities
throughout Texas. At nearly all existing and planned major intersections, two, three or even four
corners are often zoned retail. The problem is that the residential densities which now occur in
communities such as Portland are developing at an intensity that will not support the kind of retail
zoning that has been traditionally desired by the development community. Portland is actually
exporting some of its retail sales to other areas (probably Corpus Christi). For example, very few large
clothing/department stores, and book stores currently exist in Portland. People who wish to purchase
these types of products or patronize these businesses must do so outside of Portland, for the most part.
As Portland grows, it will capture and retain more of its own retail sales dollars, and will derive benefits
from the corresponding sales tax revenues.
Table 24. Future Land Use Acreage

Total
Planning
Area

Uses

City

Low Density Residential

2,172

743

2,915

19

0

19

137

0

137

Residential Estate

0

1,722

1,722

Resort Residential

68

0

68

Olde Town Residential

91

0

91

Mixed Use

94

829

923

Parks and Open Space

360

0

360

Private Recreation

173

0

173

Public/Semi-Public

304

0

304

Office

82

0

82

Retail

359

0

359

Commercial

130

67

197

94

185

279

Bay

2,826

0

2,826

Total Acreage

6,909

3,545

10,454

Medium Density Residential
High Density Residential

Industrial
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To some extent, the market will adjust to overzoning;
however, the results of overzoning could be:
 Large amounts of vacant or underutilized land;
 Subdivision of large parcels to sell smaller parcels
to help pay the carrying costs;
 Unnecessary zoning changes to more marketable
uses; and
 Incompatible land use arrangements.

The Future Land Use Plan reflects a ratio of
nonresidential to residential land which will create a
reasonable market balance for all uses. The primary
purpose of the Comprehensive Plan is to guide future
development in a manner that is consistent with
community objectives. It is essential, therefore, to
clearly identify where the different types of future
land uses are most appropriate and best suited. Table
24. Future Land Use Acreage shows the gross total
estimated future land use acreages for Portland based
upon the future land use pattern represented on
Figure 27. Future Land Use Plan Map.
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Land Use Compatibility
The issue of compatibility between residential and nonresidential uses has become increasingly
important. This is a result of the trend toward more intense use of retail, office, commercial and
industrial sites. Although many of the recent zoning changes in Portland reflected conditions related to
individual parcels of land, their cumulative effect has led to concentrations of certain types of land uses
within certain areas. An example of this is the pattern and location of land uses along U.S. Highway 181
and Wildcat Drive. These conditions are a result of nonresidential land uses seeking the best visibility
along continuous major thoroughfares in Portland. These concentrations of land use, combined with
residents seeking to use U.S. Highway 181 and major ingress/egress routes into and out of Portland,
have contributed to the traffic patterns that now exist. The Future Land Use Plan has attempted to
allocate the various land uses in a pattern which will yield a greater chance for better community-wide
land use compatibility. The Community Image element further describes techniques which can make
land uses more compatible with each other. The treatment of the "edges" of various land uses, to a
large degree, can have a dramatic effect upon the compatibility of land uses. This buffer, or transition,
treatment between residential and commercial uses, for example, can help to determine whether the
residential area will be a quality neighborhood in which to reside.

Future Land Use Plan
The recommended Future Land Use Plan for Portland is shown on Figure 27. Future Land Use Plan Map.
As noted in the legend on the map, land use categories have been identified for each appropriate land
use that may exist within the community. This graphic portrayal of land use objectives within the
community has been blended with other components of the Plan such as parks/open space and
thoroughfares. Proposed land uses have been reflected not only for the existing City limits, but also
within the City's ETJ. The following sections outline important features of Portland’s Future Land Use
Plan.

Recommended Future Land Uses
Retail Areas
Retail will be one of the most important land uses Portland can attract along the U.S. Highway 181
corridor. Figure 27. Future Land Use Plan Map shows much of the frontage along the freeway as
proposed for retail uses. Much of the City’s existing retail (i.e., Crescent Center, Wal-Mart,
Northshore Shopping Center, etc.) is already located within this important travel corridor. It is
anticipated that the U.S. Highway 181 corridor will be the best opportunity for retail uses in the
foreseeable future. Other opportunities will exist along Buddy Ganum Drive. The City must take
precautions to help ensure that the remaining areas develop in the highest quality manner possible
(see the Community Image element for recommended design guidelines for developments). Special
guidelines pertaining to additional landscaping, limited open storage, and similar strategies can be
incorporated into the City’s Zoning Ordinance to reinforce this objective. Figure 28. U.S. Highway
181 Land Use Concept shows recommended retail and commercial land uses, some of which would
only be allowed by special/conditional permit, for land parcels within the U.S. Highway 181 corridor.

U.S. Highway 181 Retail/Commercial Areas
Although the Future Land Use Plan (Figure 27. Future Land Use Plan Map) shows most of the
frontage along U.S. Highway 181 as retail, certain commercial uses are also appropriate along this
Future Land Use
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important corridor (see Figure 28. U.S. Highway 181 Land Use Concept). Light commercial uses
such as hotels/motels, new car and light truck dealerships, and amusement areas, among others,
should also be encouraged and permitted by right. Other commercial uses such as selfstorage/mini-warehouses, auto body repair shops and plumbing shops may be permitted, but only
by conditional or special use permits. This strategy will help to ensure that open storage, site design
and building types for commercial uses will blend with the future vision for this important travel
corridor. If this strategy is followed over a period of time, the result will be higher visual quality and
higher property values along U.S. Highway 181. Additionally, there are some commercial uses (e.g.,
bulk fuel storage) that should be controlled even when located within industrial districts. The City
should require that these uses receive a special/conditional use permit before locating within any
zone.

Figure 28. U.S. Highway 181 Land Use Concept

Commercial Uses

Retail Uses
Entertainment use
Florist shop
Art/framing shop
Restaurant
Grocery/food store
Retail shop
Gas station
Convenience store
Antique store
Clothing/shoe store
Pet shop
Hobby shop
Hardware store
Ice cream/yogurt sales
Copy shop
Professional office

Permitted in Retail District
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Funeral home
New car sales
Quick lube
Hotel/motel
Auto rental
Home improvement center

Mini-warehouse
Mobile home sales
Auto body repair
Welding shop
Outside storage
Major auto repair
Used car lots
Motor freight terminal
Contractor’s yard
Cabinet shop
Heating and A/C service
Plumbing shop
Taxidermist
Feed store
Pawn shop

Not Permitted in Retail District, or
Permitted Only by Conditional Use Permit
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Other Commercial Areas
Other more traditional commercial uses are suggested within other areas which have frontage on a
major arterial but not on U.S. Highway 181. An example of such an area is on the south side of
Moore Avenue at Akins Drive.

Nueces Bay Mixed Use
The area is located along the Nueces Bay, just west of the existing
City limits. The Future Land Use Plan recommends this area should
be a mixed use area including, but not necessarily limited to, medical
offices, retailing, entertainment venues, restaurants, theaters and
loft residential units. The intent of the mixed use area is to allow for
a mix of uses while providing access to the bay. These pictures are
examples of appropriate mixed uses for this area.
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Olde Town Site Mixed Use Concept
The original town site in Portland is generally bounded by Broadway Avenue on the north and
Wildcat Drive on the east, with the remaining boundaries formed by the edges of Corpus Christi and
Nueces Bays. U.S. Highway 181 generally bisects the original town site area. The site comprises
about 225 acres in land area and, as the name implies, represents the location where the City was
originally established. Many of the original structures within the area were lost when Hurricane
Celia occurred in August 1970.
The street pattern is a grid system with most of the blocks measuring approximately 300 feet by 300
feet. When viewed in conjunction with the newer areas adjacent to it, the boundaries of the
original town site can be easily distinguished because the newer peripheral areas have distinctly
different street patterns.
The area is impacted by the cumulative effects of a natural disaster, piecemeal private sector
redevelopment efforts, competition from more efficient or visible locations, and the lack of a
coordinated framework plan for positive change. Most of the area already has vital infrastructure
(i.e., water, sanitary sewer, street access, etc.) in place, which means that development costs will
generally be lower than a newly developing area that may need construction of these
improvements. The challenge for Portland is to establish a framework plan within which private
reinvestment can occur. This area will not be revitalized without private reinvestment. However,
before private redevelopment efforts can have a chance for success, the City must adopt a
framework plan which “charts the course” for the successful revitalization and continued viability of
this area.
It is recommended that the OT-2 district be revised to encourage a gradual upgrade of the Olde
Town area. The following are suggested changes and/or additions to the OT-2 zoning district.
1. Revise the permitted use chart to allow the following uses by right:
o

Vehicle sales (primarily new sales)

o

Motorcycle, ATV, personnel watercraft, boat sales (primarily new sales)

o

Minor auto repair

o

Health and fitness club

o

Assisted living/skilled nursing facility

o

Business school

o

Cabinet shop

o

Heating/Air conditioning service/sales/plumbing

2. Revise the permitted use chart to allow the following only by SP.
o

Tool or Equipment rental

o

Outside storage

o

Warehouse

o

Light manufacturing

o

Welding shop

o

Landscape contractor

o

Taxidermist

3. Motel, office and retail should uses should be required along frontage of U.S. Highway 181.
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4. Open storage should only be allowed if it is screened by a solid masonry screening wall a
minimum of 6 feet in height. Storage areas should be asphalt paved. No open storage should
be allowed along U.S. Highway 181.
5. Metal buildings should be allowed by SP only. Metal building should be constructed to
modern specifications and have a baked, painted and textured coating finish. Colors should
be earth-tone or other colors complimentary to the surrounding area. No metal buildings
should be allowed along U.S. Highway 181.
6. All landscape requirements should still apply.
7. Consider closing non-essential streets and selling to adjacent property owners if they comply
with the requirements stated herein. A traffic circulation analysis should be conducted to
determine which streets are considered non-essential and can be closed.
8. Continue to enforce no expansion of existing uses should be allowed unless compliance with
the requirements herein are met.

The preceding recommendations were formulated as part of a framework plan, a “plan for action”,
that can be used in organizing and focusing efforts toward revitalization of the Olde Town district:
Figure 29. Olde Town Site Concept Plan shows the Conceptual Land Use Plan for the Olde Town
district. It is anticipated that the area north of U.S. Highway 181 will be utilized for more traditional
retail and commercial uses.
Several street sections have been identified as “non-essential”. These street segments are generally
not needed for traffic circulation. The City should consider abandoning these street segments to
create larger building sites within the Olde Town area. The City should only abandon these streets
in order to facilitate redevelopment of the area.
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Figure 29. Olde Town Site Concept Plan
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Industrial Areas
Much of the new industry that usually locates within Texas is non-polluting. Consequently, the
overall objective should be to attract non-polluting (i.e., “clean”) industries to Portland. Although
the Environmental Protection Agency (EPA) and the State generally regulate polluting industries, it
will be difficult for Portland to manage and control the required remote locations needed for
polluting, or "smoke stack", industries. It is perceived that the need, at least for the near future, will
be for light industrial uses.
Portland has one area that would be especially suited for light industrial uses. This area is located
north of FM 3239 and west of U.S. Highway 181. It is recommended that the City market this area
as a “campus technical/light industrial park”. The pattern of land ownership within this area is
relatively uncomplicated, since most land parcels are still rather large in size. The site also meets
most of the criteria for these types of industrial parks. Buffer and transition zones can be
incorporated into the design of individual sites to help mitigate any potential negative impact for
sites that are close to residential or office areas along FM 3239. Corporate offices/headquarters
facilities, the assembly of electronic products, light fabrication operations, research and
development (R&D) uses, warehouses and distribution centers are examples of appropriate uses
within the district. No heavy industry (e.g., petroleum refining, etc.) should be permitted. If an
appropriate “high end” industry can be attracted to become the first occupant of the industrial
park, it would set a positive trend in the attraction of other similar types of industrial uses who are
looking for quality “nonresidential neighborhoods”.
Conversely, a less desirable initial
user/occupant may establish a more negative trend that may be difficult to reverse in the future.

Resort Residential
This area along the causeway between the bays is intended for higher-quality resort-style
residences and vacation homes. Development in this area should be generally low density singlefamily housing, about two dwelling units per acre, or half-acre lots. Uses are primarily residential,
but may include small neighborhood services.

Discussion Area
The area identified by a blue asterisk as a “Discussion Area” in Figure 27. Future Land Use Plan Map
is the site of the former T.M. Clark Elementary School. This site is suggested for further study to
refine appropriate land use for this area. The location provides a unique opportunity due to its large
parcel size and proximity to residential neighborhoods and a recommended mixed use area.

Access Points
These points, identified in Figure 27. Future Land Use Plan Map by green asterisks, are envisioned
as smaller pocket parks with the primary purpose of providing public access to the bay and lake
waters.

Future Land Use
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Future Land Use Policies
The following sections describe recommended policies that should guide Portland’s future land use
planning efforts:
 Figure 27. Future Land Use Plan Map and Figure 29. Olde Town Site Concept Plan provide a general
description of the various land use categories, and the text within this element provides more
detailed explanations for key components of the Plan. Portland should maintain its Future Land Use
Plan to provide areas for different types of land uses and intensities, and should plan for public
services and facilities appropriate for the planned land uses. The Plan establishes the general
pattern of future land use, as appropriate, to achieve the community's goals and objectives.
 Portland should identify sufficient locations for residential and nonresidential development to
accommodate projected growth with provision of additional land use capacity for market choice
and flexibility.
 Portland should plan areas for a variety of residential housing types and densities, as described
within the Housing Strategies element.
 Planned industrial areas should be of sufficient size and should be appropriately located to support
the community's economic development goals and strategies.
 Portland should use its planning and development regulations to protect residential neighborhoods
from encroachment of incompatible activities or land uses which may have a negative impact on a
residential living environment.
 Residential developments adjacent to a park or public open space linkage (i.e., trail system) should
be designed to facilitate public access to and use of the park/trail while minimizing potential
conflicts between park users and residents of the neighborhood.
 In reviewing development proposals, the City should consider issues of community character,
compatibility of land use, residents' security and safety, and efficient service provision, since these
are important qualities of any community and should be emphasized in Portland.
 The City should encourage future patterns of development and land use that would reduce
infrastructure construction costs and would make efficient use of existing and planned public
facilities.
 The official copy of the Future Land Use Plan map is on file at the City. The boundaries of land use
categories, as depicted on the official map, should be used to determine the appropriate land use
category for areas that are not clearly delineated on the smaller scale Future Land Use Plan
contained within the Comprehensive Plan document.
 Portland should use the Future Land Use Plan and the policies within this element to establish the
general pattern of development within the community. This pattern of development should be
implemented through the community's development regulations.
 A rezoning proposal's density should be consistent with the Future Land Use Plan, as well as those
densities described within the Housing Strategies element. The actual density approved should take
into consideration the parcel zoning, adjacent land uses, the nature of the proposed development,
and other relevant policies of the Comprehensive Plan.
 Nonresidential development proposals should be evaluated according to the types of uses
proposed, their compatibility with surrounding uses, and the ability of existing or planned
infrastructure to provide adequate services to these uses.

108

Future Land Use

DRAFT

2012 Comprehensive Plan

 Portland should establish design standards and guidelines for development within areas planned for
industrial uses to ensure that these areas develop with high quality, compatible design. Standards
and guidelines should address elements including, but not limited to, minimum lot size, building
scale, building setbacks, lighting, landscaping, screening and fencing, signage, internal circulation,
and building materials.
 Portland should develop a design review process for nonresidential development to ensure
compatibility with adjacent land uses and the community's character as a whole.
 Portland should periodically evaluate its development review and approval process, and should
revise it as needed to ensure the following:
1. Adequate opportunity is provided for public input in appropriate development
projects;
2. Consistency and predictability are maximized for all parties involved in the process;
and
3. The process helps to achieve the goals and implement the policies of the
Comprehensive Plan.
 Portland should ensure that adequate public notice is provided at appropriate phases of the
development process, and that hearings provide the public with opportunities for meaningful input
on public decisions.
 Rezoning requests (or other development approvals) for land uses not consistent with the Future
Land Use Plan, except for previously established and approved land uses, should not be considered
until the Comprehensive Plan has been amended, as necessary, to provide for such land uses. In
those cases where development requests are not consistent with the Plan, the City should process
such requests and Plan amendments concurrently and in a timely fashion.
 Portland should only approve amendments to the Future Land Use Plan that meet the established
standards for public facility service as described in the Thoroughfare Plan and Public Facilities
elements of the Comprehensive Plan and in the community's development regulations.

The Future Land Use Plan is not the community's official zoning map. It is a guide for future land use
patterns. The Future Land Use element and all other aspects of the Comprehensive Plan are
implemented primarily through development regulations (zoning and subdivision ordinances) or
through programs which fulfill other policy objectives, such as programs that establish capital
improvement priorities/plans or raise revenues to finance public facilities and services. The Zoning
Ordinance text and map determine which specific development requirements apply to a particular
property.
Figure 27. Future Land Use Plan Map and Figure 29. Olde Town Site Concept Plan is intended to
provide an overall framework for guiding the actions of the different entities responsible for
determining Portland’s future. It will be important that the Plan be used on a daily basis in order for the
City to enjoy the benefits of coordinated development over a long period of time.
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Community Image

7

Image plays a strong role in a
community’s perception and livability
by its residents and visitors. This
section addresses a range of issues
related to Portland’s image, including
identity, corridors, neighborhood
design, and guidelines for future
development.

Community Image

Community Image

111

City of Portland

112

Community Image

DRAFT

DRAFT

2012 Comprehensive Plan

Introduction
Often thought of as mere beautification of a city, urban design is really a much more complex process of
ordering a community's natural and man-made features to establish a distinct, visual image and identity
-- a "sense of place" -- for the community. Urban design principles strive to improve the quality of life,
or "livability", within a city by enhancing the man-made environment and by creating new opportunities
for social interaction among residents. Good urban design practices also help to create a legible
development pattern which makes the community understandable to residents and visitors alike. They
often deal with the sensory response of people to the community's physical environment: its visual
appearance, its aesthetic quality, and its spatial character. Good urban design practices can be used to
bolster people's sense of well-being and civic pride, their awareness of different places within the city,
and even their behavior toward one another. In short, the careful application of urban design principles
in city planning may help to protect the quality of the environment (both natural and man-made), and
the corresponding quality of life enjoyed by residents and visitors, as a city or town changes over time.
Cities and regions continually change in response to both positive and discordant economic and social
forces. Reinforcement of positive changes and mitigation of less desirable trends are important civic
and planning objectives. The practice of good urban design does not typically attempt to resolve a
community's underlying social problems directly. Instead, it tries to mitigate the effects of these
problems, hopefully in a proactive way, and it builds upon the positive aspects of the community to
improve the overall quality of social life and to enhance feelings of civic pride and accomplishment
among residents. The creative application of specific urban design improvements, no matter how large
or small they may be, should result in a more aesthetically and functionally stable community which is a
happier and healthier place to live not only in the physical sense, but in the psychological and emotional
sense, as well.
The Community Image element of the Comprehensive Plan provides a foundation for the creative
application of good urban design principles and practices in Portland. It integrates urban design
considerations into Portland’s growth and development processes to create an attractive and
recognizable physical environment that complements the functional organization of the City, which
reinforces a sense of "community" among the people who live here, and that strengthens Portland’s
image and identity as a community of excellence in business, residence and leisure.

The "Livable" City
Many factors contribute to the "livability" of a city. The overall impression that a community imparts to
residents and visitors is a good indication of the livability of a city. The City of Portland’s physical
appearance is one aspect of the community which can be encouraged or promoted to enhance its
livability.
Portland has taken a number of measures to make the community an attractive place to live and work.
This element of the Comprehensive Plan is intended to identify those aspects of the urban fabric which
could be enhanced or improved to increase the community's pride and commitment in working toward
quality physical growth and development. The perception and character people "feel" as they travel
through Portland is one of the most important issues regarding urban design as used within the context
of this Plan.
Several major aspects of the City's physical design have been identified which can enhance the image
the public has of Portland, and which can contribute toward making Portland a better place to live, work
and play:
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 Community focal point(s)/landmark(s);
 Gateway treatments at selected points along major arterials;
 Methods of creating better residential neighborhoods, and of protecting and enhancing existing
neighborhoods;
 Street scene and parking area treatment along major thoroughfares (e.g., screening, landscaping,
etc.) and travel corridors;
 Site design criteria for new development; and
 Signage, street lighting, and other streetscape amenities.

The physical design goals referenced within the Goals and Objectives component of the Comprehensive
Plan are based upon community input, and they identify the need to improve the physical quality and
appearance of Portland. By considering the design of the City as a whole and by considering the design
of specific sites or locations, enhancement of the overall image of the City can be achieved. This
element of the Plan serves as a guide for achieving such community design goals and objectives. The
following discussion and recommendations address the physical components responsible for making
positive changes in the appearance of the community, and for improving the community's overall
quality of life and livability.

Urban Design Challenges and Solutions
The following recommendations are presented to improve the image and overall livability of Portland,
focusing on the man-made environment that can be enhanced. These elements relate to the sensory
response of people to the physical environment in terms of its visual appearance and spatial character
and relationships.

Lack of Community Identity
Cities often lack visual individuality. For some cities, especially in metropolitan areas similar to the
Corpus Christi vicinity, it is often difficult to distinguish the physical appearance of one neighboring
community from another. These offshoots of larger central cities generally have no real identifiable
image or identity that sets them apart from each other. They generally do not have the advantage
of distinctive skylines as identifying elements, as do larger cities. They must endeavor to create
their own identity, or “signature”, in other ways that are both conducive and responsive to their
own individual size, scale and character. A recognizable image/identity is not only important to the
inhabitants of a particular community, it is also important to those who live within surrounding
areas and to visitors. It helps to provide orientation -- a point (or place) of reference for people
moving into, within and out of a community.
The "sameness" that is often inherent to communities within a particular geographic area makes it
appear that each one is just like its neighbors. For example, the visual appearance of Portland to a
traveler along U.S. Highway 181 may be the same, or very similar, to the appearance of similar
highways in Corpus Christi or other coastal cities. Since developers and their architects often
adhere to popular design trends of a particular time period, rapid development tends to result in
homogeneity of style -- it all looks similar. This lack of design variety, especially along major travel
corridors, tends to create anonymity within a region -- one community looks just like its neighbor,
and it is difficult for people to know when they have left one city and entered another. Of course,
many communities have taken steps to beautify and individualize their physical appearance,
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thereby creating their own image/identity to set them apart from their neighboring cities. Therein
lies the challenge for Portland.

Community Focal Points/Landmarks
Many communities lack identifiable landmarks and focal points of activity, which creates orientation
problems for residents and visitors. Prominent landmarks also tend to enhance guidance and wayfinding, which entails knowing where one is located at any given time, and knowing how to reach
any other place within the community. Landmarks (also referred to as focal points) are highly
visible elements, or areas, that are readily recognizable by residents and visitors as important
places, such as downtowns, major shopping centers,
Figure 31. View of the Bay
entertainment or employment centers, etc. They are
also very useful in helping people find their way around
within a community or a special area. Landmarks can be
any easily seen element within a city, such as a tall
church steeple, an architecturally dominant building, a
significant natural feature (such as Corpus Christi Bay or
Nueces Bay), or even a water tower.
The bay and areas along it are major focal points or
landmarks that help residents and visitors find their way
around the community. In many respects, most people
associate the views from U.S. Highway 181 as the
primary image/identity people have of Figure 30. Development along the Bay
Portland. It is recommended that the
City begin to define, and encourage the
creation of, other visible focal points and
landmarks to help enhance the City's
image and identity. Since U.S. Highway
181 is the primary traffic corridor
through Portland, the creation of new
focal points along this corridor would
seem logical and beneficial to the
community.
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Figure 32. Original Town Site Area

Gateway and Entryway Treatment
Gateways, also known as entryways or portals, can provide a strong sense of arrival to, as well as a
comforting sense of departure from, the community. They are the first thing visitors see when they
come into a community, and the last impression visitors have when leaving, and they can provide a
strong indication of a community's image if they are prominent enough.
One of the major urban design issues facing Portland is the visual continuity, or sameness, along its
major thoroughfares and highways. Currently, there is little to distinguish Portland from other
communities along major access corridors into the City. Properly developed, the establishment of
distinctive gateways into the City could add greatly to Portland’s sense of identity, and could create
the sense of "arrival" which is currently lacking, particularly when entering the community from the
north (see Figure 33. Entry into Portland from the North). Entry into the City from the south is
from the causeway bridge which connects Portland to Corpus Christi. The vast length of the
causeway, as well as its height in the center, provides a long, drawn out prelude to entering the city
from Corpus Christi. Sunset Lake and Indian Point Park are the first views visitors have of Portland
(see Figure 34. Entry into Portland from the South), and they represent a tremendous opportunity
for creation of a memorable gateway into the community.
The Texas Department of Transportation (TxDOT) has installed landscape features along U.S.
Highway 181 at the entrance to Portland from the across the bay. This treatment will act as an
entryway feature, in addition to two sites identified for future gateways at the north end of the
Nueces Bay Causeway and north of FM 3239. The design of these gateways, or entry points, into
Portland should be guided by several factors. One of the most obvious factors is the number of
people using a particular entry point. An entry feature along the highway leading into the City from
the north could be as simple as a carefully designed landscape feature, which may include a special
type of signage or other identifier that signifies arrival into the community. Many cities throughout
Texas have successfully utilized this technique, but the degree of success or effectiveness has been
greatly dependent upon the design quality of the entry feature, as well as upon how strategically it
is located and how visible it is from the road.
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Priority for funding entry features, both in terms of total dollars spent per entry point and in terms
of the timing of expenditures, should be directly related to the number of people using a particular
entry point. Often, donations can be solicited from civic groups to assist in the funding of specific
gateways and/or their maintenance (e.g., an "adopt a gateway" program).
Another important factor in the design of entry points Figure 33. Entry into Portland from the North
is to develop an entry which provides a sense of
identity for the community, while projecting a positive
and desirable image for the City. This can be
accomplished through careful use of signage,
landscaping, and other design elements such as
lighting, fencing, paving patterns, art/sculptural
elements, and a variety of earth forms. Consideration
should be given to establishing a uniform design
concept for all gateway treatment areas, and
hierarchical distinction between major and minor
gateways can be achieved through design modification
for each type of entry feature.
Figure 34. Entry into Portland from the South

Design of entry features should take into
consideration the setting in which each feature will be
placed, as well as the traffic speed with which it will
be viewed. Although any entry feature might ideally
be placed at the corner of a roadway intersection
which is at, or near, the true City limits, the design of
the feature might conflict either visually or
aesthetically with an adjacent retail use at the
intersection. In such a situation, it may be prudent to
move the entry feature further into the City to provide
a better setting and better visibility. The traffic speed
at which an entry feature is viewed must also be taken
into account, and the size, boldness and scale of the
feature should be designed accordingly.
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Character and Design of Residential Neighborhoods
The design and character of residential neighborhoods is also an important component of the City's
overall urban design portfolio. As more property is developed into residential subdivisions, such
design factors as entry features into subdivisions, screening, lighting and landscaping, as well as the
design layout of the subdivision itself, will be critical to the perception of Portland’s residential
neighborhoods. While the City clearly must provide developers with options appropriate to the
marketing of their subdivisions, the City must also strive to maintain some continuity between
different residential subdivisions along a major
Figure 35. Older Residential Neighborhood
thoroughfare. Older residential neighborhoods will
need gradual improvements in such necessities as
street paving (see Figure 35. Older Residential
Neighborhood) and utility service, but newer
residential subdivisions (see Figure 36. Newer
Residential Subdivision) offer the potential of
embracing and including positive design elements that
will add value, both aesthetic and monetary, to the
homes constructed within them.
One of the factors that will determine the ultimate
Figure 36. Newer Residential Subdivision

efficiency of Portland’s thoroughfare system is the
manner in which properties adjacent to major
thoroughfares are developed and used. By regulating
points of access into adjacent properties, and by
providing for wider spacing of intersecting streets, it
becomes possible to maximize the traffic capacity and
the efficiency of each thoroughfare.
Another
important consideration will be the manner in which
public and private landscape improvements occur
within, as well as adjacent to, the thoroughfare rightsof-way. By coordinating and guiding both of these
factors, the City can create a safe and efficient
thoroughfare system that projects a positive image for
the community and for adjacent residential
subdivisions.

Typical New Subdivision Treatments
Major secondary thoroughfares typically attract large volumes of traffic; therefore, it is not
desirable to front residential lots directly onto these streets. Fronting residences on major
thoroughfares will reduce efficiency of the thoroughfares due to the number of driveways, curb cuts
and cross-streets, as well as the possibility of on-street parking in front of the houses. Also,
whenever a subdivision's layout produces lots fronting onto a major thoroughfare, there is
ultimately pressure later on to convert these residences into "strip" retail or commercial land uses.
Obviously, the frontage of all major arteries within the City cannot be used for retail and
commercial purposes. As stated within the Future Land Use Plan element, the preponderance of
retail uses will be along and adjacent to U.S. Highway 181. The demand for retail development
within Portland will not justify the allocation of retail land uses to other areas.
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The general appearance and image of residential neighborhoods and the City as a whole are also
greatly affected by the orientation of development along the major streets. Fronting lots onto
major roadways tends to present aesthetic and noise problems for area residents due to large
amounts of traffic passing in front of homes. Of equal importance is the safety factor when area
residents must back their vehicles into the arterial to leave their homes. No space is typically
provided along arterial streets for parking which would serve the needs of visitors, deliveries, etc.
The practice of backing residential lots onto major streets produces other problems including
unsightly appearances, since rear entry garages become exposed to the roadway and since rear
yards are generally not as well maintained as front or side yards. A preferred approach is to side
residential lots onto major streets since this allows more visibility into the neighborhood with views
of home fronts, landscaped yards, etc. This tactic also enhances neighborhood security and
minimizes negative traffic impacts upon the surrounding major thoroughfares. The careful
treatment of subdivision design adjacent to future major thoroughfares will contribute to the safety
and capacity of the thoroughfares, and will help to protect adjacent residential properties from the
negative influences of these roadways and from pressures to convert residences into nonresidential
land uses in the future.
The following illustrations show residential lot arrangements that are designed to protect not only
the residences, but the capacity and function of the adjacent thoroughfares. One method of
accomplishing a desirable thoroughfare/residential relationship is to design residential lots fronting
onto a parallel residential street and backing onto the major thoroughfare (see Figure 37. Single
Family Residential Lot Layouts Adjacent to Major Thoroughfares). By restricting access and by
providing a screening wall or suitable landscape treatment along the rear of the lots backing onto
the major thoroughfare, it is possible to avoid problems that would be created if all abutting lots
had direct access onto the major thoroughfare. Intersections of collector streets or other
subordinate roadways should be spaced as shown on the Thoroughfare Plan (see Figure 23.
Thoroughfare Plan).
Street spacing such as this will result in an interior subdivision design permitting access to the
neighborhood, but discouraging the movement of through traffic within a residential area. In
conjunction with this method of lot arrangement, the City should adopt a comprehensive screening
program for lots that back onto collector and larger sized roadways. This program should offer
developers several design choices. It is recommended that several screening concepts be
developed and included in the Subdivision Ordinance. The screening alternatives could consist of
some or all of the following:
 A solid brick masonry wall with optional overstory trees; or
 A brick masonry wall with brick detailing and aluminum or steel tubing (for a “wrought iron”
appearance in the non-masonry sections) and living evergreen shrubs. At least 60 percent of
the wall surface must consist of brick masonry; or
 A solid living screen (trees and evergreen shrubs) with prescribed landscape materials; or
 Brick or stone columns with solid wood fencing.

A second method of arranging lots in relation to a major thoroughfare is also shown in Figure 37.
Single Family Residential Lot Layouts Adjacent to Major Thoroughfares. In this example, a
frontage road has been added, providing access to lots which front or side onto the major
thoroughfare. This technique, however, requires additional right-of-way and the installation of
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more curb and street pavement than the first method. The cost of developing the frontage roads
and providing additional street rights-of-way is obviously higher than other techniques, but frontage
roads allow access points to be more widely spaced and they provide excellent buffers to heavy
traffic movements along the major thoroughfare. This technique is also desirable in areas where
business or industrial developments are located adjacent to high capacity thoroughfares.
Figure 37. Single Family Residential Lot Layouts Adjacent to Major Thoroughfares also shows how
short, "open" ended cul-de-sac streets may be used to create lots that do not have direct access
onto a major thoroughfare. This technique offers a practical and economical way to protect the
capacity of the major thoroughfare, as well as preserving the integrity of the residential
neighborhood. This method of "siding" residential lots generally does not require screening walls;
therefore, it is one of the more desirable options utilized by developers. Cul-de-sac streets can be
efficient methods in developing land and are very desirable on which to reside due to minimal
traffic flows. The use of cul-de-sac streets alternated with through collector streets intersecting
with a major thoroughfare tends to yield an efficient lot layout design and it also maximizes
thoroughfare capacity and efficiency.
Figure 38. Comparison of Pavement vs. Lot Yield for Suggested Residential Street Configurations
Adjacent to Major Thoroughfares shows comparative examples of pavement versus lot yield for
several suggested residential street configurations adjacent to major thoroughfares.
Figure 39. Typical Residential Neighborhood Layout shows a typical, generalized neighborhood
layout and how the proposed subdivision treatments and thoroughfare standards may be used. The
most important aspects of the illustration are that major thoroughfares bound the residential
neighborhood area and residential lots are not allowed to front directly onto these roadways. Many
lots back to the major thoroughfares, and cul-de-sacs are used to open up the neighborhood and to
provide access to residences from interior streets rather than directly from the major roadways.
Collector streets are not continuous, but are instead offset within the interior of the neighborhood
which discourages cut-through traffic.
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Figure 37. Single Family Residential Lot Layouts Adjacent to Major Thoroughfares

Lots Rearing on Major Thoroughfare or Collector

Lots Fronting on Major Thoroughfare

Lots Siding on Major Thoroughfare and Fronting on Cul-de-Sac
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Internal Collector Street System and Neighborhood Design
The skeleton, or framework, for residential neighborhood layout design is the internal street
system. The internal street system largely determines the efficiency and effectiveness of the
neighborhood's overall design, and the relative success in achieving a desired neighborhood
character. Neighborhood street systems should be designed to provide for safe and convenient
pedestrian, bicycle and automobile access to homes and to neighborhood facilities such as schools
and parks. Such street systems should be designed to discourage outside and cut-through traffic
which has no origin or destination within the neighborhood. They should also be designed using
simple and coherent circulation patterns, thus avoiding confusion and disorientation.
The key streets which are intended to collect and carry traffic to the surrounding arterial streets,
and to carry traffic to specific locations within the neighborhood (such as schools and parks) are
called collector streets. These are the most important internal streets for pedestrian, bicycle and
automobile traffic entering or leaving the neighborhood, and they should be designed to carry
higher traffic flows than smaller residential streets. Collector streets are particularly important in
Portland, since many of the streets that will be constructed in the near term will be of this type.
Additionally, it is recommended that sidewalks be incorporated in all new subdivisions, with the
possible exception of large rural lots in which sidewalks are not generally needed. Sidewalks design
can either discourage or encourage their use – either inviting for pedestrians by having a landscape
buffer from the street or not inviting by placing pedestrians closer to moving vehicles.
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Figure 38. Comparison of Pavement vs. Lot Yield for Suggested Residential Street Configurations Adjacent to Major
Thoroughfares
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Figure 39. Typical Residential Neighborhood Layout

The number and spacing of collector streets should be based upon the neighborhood's overall
density and upon the neighborhood's relationship to surrounding land uses. Some existing streets,
such as Broadway Avenue, are collector streets in size (i.e., right-of-way width), but due to their
length and their configuration they will tend to function more like major arterials. Portland’s policy
should be to have one or two collector streets enter the neighborhood from each surrounding
arterial to achieve dispersal of traffic among several streets rather than concentrate it on only a few
streets. Such a policy is consistent with the objectives of creating quiet, safe neighborhoods and
minimizing traffic impacts upon residential dwellings. It also helps to reduce the number of traffic
signals required at intersections of arterial and collector streets, preserving the capacity of and
minimizing traffic delays on the major streets. This is achieved partly by providing a number of
convenient locations where easy right turns can be made out of the neighborhood and onto arterial
streets. Alignment of collector streets across arterial streets provides for safe crossings of
neighborhood boundary streets, particularly for pedestrians and bicyclists, allowing for travel
between neighborhoods without requiring travel along busy arterial streets. Such alignment also
provides locations for effective traffic control. Capacity and convenience of collectors within
neighborhoods can be maintained by the placement of appropriate traffic control devices (e.g.,
"stop" or "yield" signs) to give priority to collector street traffic.
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Internal Residential Street System
The neighborhood's internal street system includes local, or residential, streets which distribute
traffic to individual lots or dwellings. It also includes public sidewalks and easements which provide
vehicular access to the back of residential lots for rear-entry garages, solid waste pickup, and other
services. The City should require a guarantee from developers for public improvements such as
water and sanitary sewer lines, street curb and gutter paving, sidewalks and storm drainage
facilities during the platting process to ensure adequacy and timely construction of these facilities.
City standards for internal street systems include the following:
 Concrete or comparable all-weather street construction;
 Accept no half-street dedications;
 Generally, internal neighborhood streets should not be located along subdivision boundaries;
 Require street connections between residential subdivisions; and
 Minimum street construction design standards.

A well-planned, balanced street system can do much to assist the appropriate location of
neighborhood land uses. Arterial and collector streets have a significant role to play in the
determination of appropriate locations for higher intensity land uses. Street systems represent a
major public investment requiring high levels of maintenance in order to successfully perform their
functions. If neighborhood street systems are under-designed or over-loaded beyond their planned
capacities, City traffic may cause them to deteriorate regularly, requiring restoration and repair on a
frequent and costly basis. They should be designed to enhance the desired neighborhood character
and to avoid conflict with residents' enjoyment of their neighborhoods as places to live and play.

Typical Streetscape Treatments for Travel Corridors
The term "streetscape" has been developed in recent years to describe the visual image that is
projected by a city street and by various elements within and surrounding the street right-of-way.
Overhead power lines, traffic signals, signs, light fixtures, plant materials, and street paving are
some of the most noticeable physical elements that are found within a typical streetscape. The
visual appearance of adjacent developments and their physical form also influence one's perception
of a streetscape and the overall community.
Figure 40. Examples of Pedestrian Friendly Roadways shows cross-sections incorporating some
pedestrian-friendly amenities. Pedestrian-friendly recommendations include:
 Adequate lighting should be provided along pedestrian-ways in order to ensure safety of the
pedestrian and to encourage pedestrian activity.
 Bike lanes should be included along thoroughfares where possible to encourage non-vehicular
traffic and ensure safety of the cyclists.
 Landscaping elements, including shade trees and decorative planters, should be incorporated
wherever possible along pedestrian thoroughfares, preferably using native plant species.
 Roadway design should also be compliant with the American with Disabilities Act (ADA),
incorporating elements such as curb ramps.

Community Image

125

DRAFT

City of Portland

 Sidewalks should be in place throughout the City, particularly within nonresidential areas to
create walkable shopping centers and more vibrant areas. It is recommended sidewalks be at
least five feet in width to accommodate passing pedestrians, or at least seven feet to
accommodate bicycles. In addition, all sidewalks should include curb ramps at all pedestrian
crosswalks.
Figure 40. Examples of Pedestrian Friendly Roadways
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The streetscape within Portland is now generally evolving from a small community to a growing and
dynamic city. Steps should be taken now, as new development occurs, to improve and upgrade the
image of the City as seen from the major roadways within and around Portland.
The process of planning for the streetscape along major thoroughfares within Portland has been
developed through the efforts of public and private groups. Portland should adopt landscape
requirements within the Zoning Ordinance which incorporate objectives that are envisioned to
create a quality streetscape, to generate a positive community image, and to enhance property
values within the community. Generally, the concepts utilize accent planting techniques to provide
variety and color, while requiring street trees to establish a sense of cohesiveness throughout the
City. Landscaping and related features add to the attractiveness of any development site, but are
particularly effective on retail and multi-family sites. It is therefore suggested that the City continue
to pursue reasonable and practical landscape requirements for retail uses, offices and apartment
complexes, as well as along the edges of residential subdivisions.
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Site Design Criteria for New
Development

Figure 41. View Along U.S. Highway 181

Another important aspect of creating a more attractive
streetscape includes specific site design items which
can be addressed by the private sector during site
development. Often, much of what creates a better
view from the street is simply better site design. Site
design review can be incorporated into the City's
normal project review of site plans. The following
sections discuss examples of site design elements or
construction material usage which could enhance
nonresidential developments, especially along U.S.
Highway 181. These examples could be adopted as
separate policies or guidelines, or they can be
incorporated into one of the City's existing ordinances.
Figure 42. Shopping Center Parking Area without
Landscaping shows a shopping center parking area
which could have been more aesthetically pleasing if it
had incorporated landscaping into the design. Even
small landscaped areas can enhance the overall
appearance of nonresidential development (see Figure
43. Landscaped Nonresidential Area).

Landscaping for Nonresidential Developments
Purpose:


Enhance the view and image of the
community, particularly from U.S.
Highway 181.



Contribute to the overall quality and
visual appearance of individual
developments.



Reduce glare from paved surfaces,
and break up large expanses of
paving.



Replenish oxygen supply and
provide natural air conditioning.



Provide visual relief and open space
within urbanized developments.

Figure 42. Shopping Center Parking Area without Landscaping

Figure 43. Landscaped Nonresidential Area

Guidelines:
Require a minimum ten-foot (10')
landscaped edge (i.e., interior parkway)
adjacent to any street right-of-way.
Reduce
the
landscaped
edge
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requirement to five feet (5') for secondary frontages to the rear or side. In addition, a tenfoot (10') landscaped edge should be provided adjacent to a street with a smaller right-ofway width if a residential use exists or is planned adjacent to the nonresidential use. The
landscaped edge can include street right-of-way. The right-of-way must be sodded and
seeded with grass, or it must be planted in low height groundcover.
All landscaped areas shall be protected by a raised, monolithic curb and shall remain free of
trash, litter and car bumper overhangs. Landscaped areas containing trees and shrubs shall
be no less than five feet (5') wide. Landscaped areas within parking lots should generally be
at least one parking space in size, with no landscaped area less than fifty (50) square feet in
area. Within parking lots, landscaped areas should be located to define parking areas and
to assist in clarifying appropriate circulation patterns. Landscaped islands should be located
at the terminus of all parking rows, as well as interspersed along lengthy parking rows, and
should contain at least one shade tree. Total landscaped area within a parking lot shall
equal at least sixteen (16) square feet per parking space.
Require one (1) shade tree per twelve (12) parking spaces within parking lots that contain
twenty (20) or more parking spaces. Allow 25 percent of the required trees to be planted
within the landscaped edge.
Provide a bonus or incentive for use of native and/or drought-resistant plant materials (i.e.,
xeriscape) from an approved list.
Provide a listing of appropriate plant materials for use within required landscaped areas.
Use of plants not specified should be subject to approval by the City.

Implementation:
Revise the existing Zoning Ordinance to incorporate the guidelines suggested above.

Building Materials and Articulation
Purpose:


Improve the quality of building materials and building design to protect aesthetics and
value.

Figure 44. Example of Building Articulation

Guidelines:
The City should create a list of acceptable and/or
unacceptable building materials and colors for
nonresidential and multiple family residential
development, particularly highly visible developments
along major thoroughfares. One method of ensuring
quality building materials is to assign materials within a
“class” system. The City can require a certain percentage
of each class be used in the design, with an emphasis on
the building façade. Earth tones should be at least 85
percent of the building façade, excluding doors and
windows. Project colors should be approved at the time
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of site plan approval.
In addition to materials, building articulation is another important aspect of building design
to consider. Building articulation refers to any prominent architectural feature that breaks
or interrupts up a wall plane, either horizontally or vertically. Façade articulation should be
required for all buildings greater than 10,000 square feet – at least five feet in depth for
every fifty feet in vertical or horizontal surface length.

Implementation:
Revise the existing Zoning Ordinance to incorporate the guidelines suggested above.

Screening and Location of Outside Storage and Loading Areas
Purpose:


Improve appearance of community from
public streets and neighboring properties (see
Figure 45. View of Outside Storage and
Screening Option).



Prevent public access to storage areas.

Figure 45. View of Outside Storage and Screening Option

Guidelines:
Loading docks, service doors, and outside storage
areas should not face onto or be visible from a
major or secondary arterial, wherever possible.
When loading docks and/or outside storage areas
are located within a side yard, they should be
screened from adjacent properties and public
rights-of-way by using either brick/masonry walls
and/or earthen berms.
An appropriate
combination of trees and shrubs from the
approved plant list may also be used to meet this
screening requirement with specific City approval.
Encourage relocation and/or underground
placement of existing and future electrical feeder
lines and other utility lines (e.g., telephone).

Implementation:
Guidelines regarding screening and placement of loading docks should be incorporated into
the comprehensive Zoning Ordinance update.
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Access, Driveways and Median Openings
Purpose:


Improve traffic flow along arterials and collector streets.



Reduce required pavement surface area, thus reducing storm water run-off and
providing opportunities for landscaped enhancement.

Guidelines:
1. Require mutual access easements between businesses along all major traffic arteries
to promote lateral ("cross") access between properties and to minimize driveway
openings (see Figure 46. Driveway Openings).
2. Promote shared driveway openings and limit driveway openings to one per property
on parcels with less than 300' of frontage. On larger parcels, permit no more than one
driveway opening per 300 linear feet of frontage along a thoroughfare.
3. Require site visibility easements to ensure proper visibility at corners and at driveways
(see Figure 46. Driveway Openings).
4. Incorporate driveway configuration and spacing guidelines (see Figure 47. Driveways:
Width, Radius, and Spacing and Figure 48. Driveways: Configurations).

Implementation:
The City of Portland’s Construction Standards should continue to utilize design and
construction standards for driveway opening widths, radii and spacing (see Figure 47.
Driveways: Width, Radius, and Spacing and Figure 48. Driveways: Configurations).
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Figure 46. Driveway Openings
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Figure 47. Driveways: Width, Radius, and Spacing
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Figure 48. Driveways: Configurations
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Entryway Features for Residential Subdivisions
All residential subdivisions in excess of twenty (20) platted lots could provide a landscaped
entryway feature at all access points from thoroughfares that are greater than sixty feet (60') in
right-of-way width. The entryway features could be placed within the right-of-way, and would
have to observe sight/visibility requirements.
 Design Requirements -- The entryway feature should include living landscaped materials
from an approved plant list. The design of the entryway feature should also include lighting
features, an automatic irrigation system, and subdivision identification (signage, which is
typically located on the wall).
 The design of the entryway feature should be in accordance with design policies as
provided by the City. The design of the entryway feature should be reflected on the
engineering plans submitted with the final plat.
 The maintenance of the entryway feature shall be the responsibility of the developer for a
period of two (2) years, or until building permits have been issued for at least seventy-five
percent (75 percent) of the lots within the subdivision, whichever is later. After such time,
the Homeowners Association or other approved entity shall maintain the entryway.

Other Nonresidential Design Requirements
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All nonresidential uses/developments should have high quality asphalt or concrete
paved parking areas.



Loading and fire lanes should be designated and be able to withstand load
requirements of fire protection equipment.
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Implementation is necessary for this
plan to be successful in realizing the
community’s vision. The purpose of
this element is to identify the “what,
when, who, and how” of the
recommendations.
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Introduction
With the publication and adoption of this Comprehensive Plan document, the City of Portland has taken
a very important step in shaping the future of the community. The Plan will provide a very important
tool for City staff and civic leaders to use in making sound planning decisions regarding the long-term
growth and development of the community. The various elements of the Plan are based upon realistic
growth objectives and goals for Portland which resulted from an exhaustive comprehensive planning
process involving citizens, City staff, elected and appointed officials, major stakeholders, business
interests and the development community.
The future quality of life within Portland and the environment of the community will be substantially
influenced by the manner in which Comprehensive Plan recommendations are administered and
maintained.
Changes in the City's socioeconomic climate and in development trends will, from time to time, occur
which were not anticipated during preparation of the Plan and subsequent adjustments will be required.
Elements of the community which were treated in general relationship to the overall area may, in the
future, require more specific and detailed attention. The Comprehensive Plan should never be
considered a finished product, but rather a broad guide for community growth and development which
is always evolving and changing in scope. Planning for the community's future, therefore, is a
continuing process and the Comprehensive Plan is designed to be a dynamic tool which can be modified
and periodically updated to keep it in tune with changing conditions and trends.
The full benefits of the Plan for Portland can only be realized by maintaining it as a vital, up-to-date
document. As changes occur and new facets of the community's development pattern become
apparent, the Plan should be revised rather than ignored. By such action, the Plan will remain current
and effective in meeting the community's decision-making needs regarding growth and development
into the next century and beyond.

The Plan as a Guide for Daily Decision-Making
The physical City is a product of the efforts put forth by many diverse individuals and groups. Each
subdivision that is platted, each home that is built, each new school, church or shopping center
represents an addition to the City's physical form. The composite of all such efforts and facilities creates
the community as it is seen and experienced by its citizens and visitors. If planning is to be effective, it
must guide each individual decision, whether it is that of a private homeowner or of the entire
community. The City, in its daily decisions to surface a street, to approve a subdivision, to amend the
zoning ordinance, to enforce the building or other codes or to construct a new utility line, should always
refer to the basic proposals outlined within the Comprehensive Plan. The private builder or investor,
likewise, should recognize the broad concepts and policies of the Plan so that their efforts become part
of a meaningful whole in planning the community. Those investments are, over the years, reinforced
and enhanced by the City's urban form, development pattern and economic vitality.

Comprehensive Plan Amendments and Periodic Review
The Comprehensive Plan for Portland is intended to be a dynamic planning document -- one that
responds to changing needs and conditions. Plan amendments should not be made without thorough
analysis of immediate needs as well as consideration for long-term effects of amendments to the Plan.
The Planning & Zoning Commission and City Council should consider each proposed amendment
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carefully to determine whether or not it is consistent with the Plan's goals and policies, and whether it
will be beneficial for the long-term growth and development of Portland.
At approximately one- or two-year intervals, a periodic review of the Comprehensive Plan with respect
to current conditions and trends should be performed. Such ongoing, scheduled re-evaluations will
provide a basis for adjusting capital expenditures and priorities and will reveal changes and additions
which should be made to the Plan to keep it up-to-date. It would be appropriate to devote one annual
meeting of the Planning and Zoning Commission to reviewing the status and continued applicability of
the Plan in light of current conditions, and to prepare a report on these findings to the City Council.
Those items which appear to need attention should be examined in more detail and changes and/or
additions should be made. By such periodic re-evaluations, the Plan will remain current and functional
and will continue to give civic leaders effective guidance in decision-making. Periodic reviews of the
Plan should include consideration of the following:
 The City's progress in implementing the Plan;
 Changes in conditions that form the basis of the Plan;
 Community support for the Plan's goals, objectives and policies; and
 Changes in State laws.

In addition to periodic annual (or biennial) reviews, the Comprehensive Plan should undergo a
complete, more thorough review and update every five years. The review and updating process should
encourage input from property owners, neighborhood groups, civic leaders and major stakeholders,
developers, merchants, and other citizens and individuals who possess an interest in the long-term
growth and development of the City.

Community Involvement
An informed, involved citizenry is a vital element of a democratic society. The needs and desires of the
public are important considerations in Portland’s decision-making process. Citizen participation takes
many forms, from educational forums to serving on City boards and commissions. A broad range of
perspectives and ideas at public hearings helps boards, commissions and the City Council to make more
informed decisions for the betterment of the community as a whole. Portland should continue to
encourage as many forms of community involvement as possible as the City implements its
Comprehensive Plan.

Implementation Strategies
There are two primary methods of implementing the Comprehensive Plan -- proactive and reactive
methods. Both must be used to successfully achieve the recommendations contained within the Plan.
Capital improvements programming is a proactive method. The City expends funds to finance certain
public improvements (e.g., utility lines, roadways, etc.), meeting objectives that are cited within the
Plan. Reactive methods include components of the development review process such as zoning, site
plan and subdivision review. Several specific implementation strategies for Portland’s Comprehensive
Plan are described within the following sections.

Capital Improvements Programming
The Comprehensive Plan makes recommendations on the various public improvements that will be
needed to accommodate growth and development envisioned for Portland over the next 20 years
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or more. Many of the changes involve improvements which will be financed by future improvement
programs. It will be a desirable practice to invest regularly in the physical improvement of Portland
rather than to undertake large "catch-up" programs at longer time intervals. A modest amount of
money expended annually and regularly in accordance with Plan recommendations will produce a
far greater return to the community than will large expenditures at longer ten-year intervals.
It is recommended that priority projects be determined annually, and that the Capital
Improvements Program (CIP) be generally scheduled for review on a two- or three-year basis.
The CIP should show a recommended, generalized plan for capital facilities within Portland, and it
should identify priorities and the approximate cost of improvements for the next six years. After
funding for capital improvements is approved by the voters, projects should be constructed within
three years. Capital improvement programs which are funded over long time periods usually
experience difficulty as a result of changing economic conditions and needs.
At least one annual meeting of the Planning and Zoning Commission should be devoted to reviewing
the status of the CIP. A joint review meeting of the Planning and Zoning Commission, City Council,
City Manager and staff would be desirable. A report and review meeting with a "citizens' planning
committee" would also be desirable. It should be recognized that the Planning and Zoning
Commission's role in the capital improvement programming process should be advisory, and that
the financing and priority decisions are the City Council's responsibility. In their advisory role, the
Planning and Zoning Commission should seek to achieve programs which are geographically
balanced (equitable) and which include all important aspects of the community's development from
parks to transportation and utilities. Capital improvements programming should be viewed as a
continuation of the ongoing comprehensive planning process.

Annexation and Extraterritorial Jurisdiction (ETJ)
Annexation is the process by which cities extend municipal services, regulations, voting privileges
and taxing authority to new territory with the purpose of protecting the public's health, safety and
general welfare. Chapter 43 of the Texas Local Government Code prescribes the process by which
cities can annex land within Texas. Annexation is essential to the efficient and logical extension of
urban services. Since Portland is a home-rule city, it can annex land on a non-consensual basis. The
State statute, however, sets forth service requirements to keep cities from misusing their
annexation power. Annexation is important to the long-term well-being of cities and should be
carried out in accordance with established policies, and not on an ad hoc basis. Ideally, annexation
policies should be included within the Comprehensive Plan and linked to the Capital Improvements
Program (CIP). For this reason, the following summary of annexation procedures and
recommendations are included within the Comprehensive Plan for Portland. Cities can only annex
land that lies within their extraterritorial jurisdiction (ETJ), which is based upon their population and
size. Portland’s ETJ is one mile from its existing City limits, and is based upon a population of 15,300
persons. When the City attains a population of more than 25,000 persons (according to the latest
federal census) its ETJ will expand to two miles. The ETJ serves two purposes. Primarily, it is a
statutory prohibition against another municipality annexing land which is within the ETJ of another
city. Secondly, it allows cities to extend and enforce their subdivision regulations within their ETJ.
This gives cities some control over the subdivision and development (especially the provision and
construction of public improvements) of land that is currently not incorporated, but which will
eventually become part of the city in whose ETJ it lies. Cities cannot, however, enforce zoning
regulations within their ETJ.
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The following summarizes the annexation process that cities must follow in Texas (please refer to
Chapter 43 of the Texas Local Government Code for a more detailed explanation of these
requirements):
 The annexation must be contiguous to the city's corporate city limits, and strip annexations
of less than 1,000 feet are prohibited unless initiated by the owner of the land (i.e.,
voluntary annexations).
 The total amount of land annexed during any calendar year cannot be more than 10
percent of the city's total area as of January 1 of that year. If a city does not annex the full
10 percent during any given year, then it may carry over the unused allocation for use in
subsequent years. Including acreage that is carried over from previous year(s), the area
annexed during a given calendar year cannot exceed 30 percent of the city's total area as of
January of that year. The exception to this rule is that government property is not included
in the total, nor is land which is being annexed at the request of the property owner or
resident.
 The annexation procedure mandated by Chapter 43 includes public hearings and notices in
the local newspaper for existing or possible future residents to provide input prior to the
annexation proceedings.
 The local government must prepare an annexation service plan for the area that will be
served by public facilities and services, and must make it available as part of the public
hearing process. The service plan must provide for the extension of services such as fire
and police protection; solid waste collection; maintenance of water and wastewater
facilities in the annexed area that are not within the service area of another water or
wastewater utility; maintenance of public roads and streets, including road and street
lighting; and similar public services. The service plan may provide for different levels of
service based upon topography, land use and population; however, the service plan may
not propose fewer services nor lower levels of service than were in existence prior to
annexation or that were available to other parts of the city having similar characteristics.
The annexation statute also requires that cities which own their own municipal water and
wastewater utility extend those services to areas being annexed which are not within the
service area of another utility provider. Construction of capital improvements required for
service must begin within two years of the annexation and be substantially completed
within four and one-half years. These requirements do not apply if the annexation is
initiated by owners of the land to be annexed (i.e., voluntary), provided that the owners
and the city have agreed that the capital improvements within the area annexed are not
expected to be completed within four and one-half years.

Portland presently has approximately 10.8 square miles (about 6,900 acres) of land area within its
existing City limits. The City has annexed approximately 118.3 acres since 2001, all of which have
been voluntary annexations initiated by the property owner. Under State law, as previously noted,
Portland can annex approximately 691 acres per year and a total of approximately 2,073 acres over
three years, assuming that no land is involuntarily annexed into the City. If land is voluntarily
annexed into the City, then the City could easily annex more than this number of acres if it does not
count the involuntarily annexed acreage as part of the 30 percent allowed by law. Table 25.
Acreage Annexed per Year shows Portland’s history of annexation acreages since 2001.
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As previously indicated, Portland has historically annexed less land per year than what
is allowed under State law, and the City could initiate annexation of over 2,000
additional acres in 2012. Although Portland could annex additional areas, any future
annexations should be evaluated based upon a set of basic policies and objectives and
upon the City's ability to provide public services as required in the public service plan
to those areas being annexed. It is recommended that the following policy and
objectives be considered for future annexations:

2012 Comprehensive Plan

Table 25. Acreage
Annexed per Year

Year

Acres
Annexed

2001

4.2

2002

22.5

2003

0

Policy

2004

48.8

2005

0

The City should pursue a gradual, but sustained program of annexing some land
each year.

2006

0

2007

42.8

2008

0

2009

0

2010

0

2011

0

Objectives:
1. A phasing and priority plan should be adopted in an annexation plan
complying with Chapter 43 of the LGC identifying those areas which are
suitable for annexation.

Source: City of Portland

2. Emphasis should be placed upon annexing highly visible areas such as along
major thoroughfares or freeway corridors.
3. Areas which can more easily be served by extending public services or by the reasonable
extension of utility lines should be pursued first.
4. Areas outside the existing City limits, but which are already developed or partially developed,
should be evaluated upon fiscal as well as aesthetic and social impacts.
5. Areas within special water districts should be evaluated based upon proximity and visibility to
circulation corridors and available land for future growth.

Recommended Areas for Annexation
The only land Portland can annex is located within its western ETJ area. As noted within the
Future Land Use element, Portland will need some additional land area to facilitate a future
population of 33,300 persons. It is recommended that Portland annex a modest amount of land
within the next five years in its western areas.
If the areas described above were addressed over a five-year period, many of the annexation
objectives could be accomplished. Presently, the City has some vacant land to support shortterm growth. The proposed areas for annexation will protect future growth corridors and entry
vistas into the City, while also providing land area for future growth and development.
Annexation of these areas will also give the City more control over the design and construction
of new subdivisions that are currently being built and/or proposed within this area.
By following a modest annexation plan, the City will be better able to assess what areas it
should consider serving with public facilities and municipal services. It can then program the
provision of facilities and services more efficiently. An annual assessment should be conducted
to determine how much land is being absorbed by development, its proximity to existing
services, and what impact it will have upon the City's budget. A committee directed to study
annexations could be appointed to accomplish this.
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It is recommended that a committee or City staff evaluate, on a regular basis, proposed
annexations undertaken by the City. By doing so, the City will ensure that it has enough
developable, available property for the future uses as proposed on the Future Land Use Plan.

Administrative Processes
The usual processes for reviewing and processing zoning amendments and development/subdivision
plans provide significant opportunities for implementing the Comprehensive Plan. Each zoning,
development and subdivision decision should be evaluated and weighed against applicable proposals
contained within the Plan. The Plan allows the City to review proposals and requests in light of an
officially prepared document adopted through a sound, thorough planning process. If decisions are
made that are inconsistent with Plan recommendations, then they should include actions to modify or
amend the Plan accordingly to ensure consistency and fairness in future decision-making.
The act of subdividing land to create building sites is one of the most important and significant City
building activities. Much of the basic physical form of the City is created by the layout of streets,
easements, alleys, lots, community parks and school sites. As mentioned previously, many of the
growth and development proposals contained within the community's Comprehensive Plan can be
achieved through the exercise of subdivision control and other "reactive" practices. Some elements of
the Plan, such as major arterial rights-of-way, drainage easements, school or park sites and linear
parkways, can be influenced, guided and actually achieved during the process of subdividing the land.
Once the subdivision has been filed (recorded) and development has begun, the subdivision becomes a
permanent, integral part of the community's urban fabric. It can, thereafter, be changed but only
through expending great effort and expense.

Recommendations for Implementation
Implementation is probably one of the most important, yet most difficult, aspects of the comprehensive
planning process. Without viable, realistic mechanisms for implementation, the recommendations
contained within the Comprehensive Plan can never be realized. The following points specify ways to
implement the various recommendations within the Plan:
 Revise the Zoning Ordinance text to implement the guidelines and standards recommended within
the Comprehensive Plan.
 Revise the City Charter to mandate periodic updating of the Comprehensive Plan and development
of a Capital Improvements Program (CIP).
 Investigate the feasibility of enacting an impact fee (capital recovery fee) ordinance as prescribed by
Chapter 395 of the Texas Local Government Code to assist in financing the CIP.
 Adopt recognized review procedures for implementing policies and other guidelines that are not
incorporated within current codes and ordinances.
 Offer short courses and other educational classes or seminars to the City Council and the Planning
and Zoning Commission.
 An annual report should be prepared by the Planning and Zoning Commission recommending any
changes or amendments to the Comprehensive Plan, and identifying items for implementation or
further study.
 Amend the zoning, subdivision and other ordinances and codes of the City, as necessary, to
implement the Thoroughfare Plan and other Comprehensive Plan proposals.
 Update and amend the Zoning Ordinance text to reflect future land use objectives.
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Comprehensive Plan Top Priorities
Few cities have the financial ability to implement every recommendation or policy within their
comprehensive planning document immediately following adoption—Portland is no exception. Plan
implementation, therefore, must be prioritized and balanced with timing, funding, and City staff
resources. While all the recommendations share some level of importance because they warranted
discussion within the plan, they cannot all be targeted for implementation within a short time period;
some must be carried out over a longer period of time. The following is an overview of the major
recommendations that the City should begin to pursue to achieve the vision identified in this plan.

Capital Improvements
As previously mentioned, the City’s comprehensive plan should help to guide budget allocations for
the Capital Improvement Program (CIP).

Roadway Infrastructure Construction/Improvements
Three roadway projects have been identified as priority projects:
 Construction of a roadway connecting FM 2986 to U.S. Highway 181, north of Buddy
Ganem Drive,
 Widening of Akins Drive between Wildcat Drive and Lang Road, and
 Widening of Stark Road between Lang Road and Moore Avenue.
These roadway improvements will help to facilitate the existing and future traffic demand by
providing important connections, particularly regarding the school area and the expanding
industrial developments.

Parks and Recreational Facilities
The Parks, Recreation, & Open Space Master Plan (developed by Halff Associates and Raymond
Turco and Associates) identifies projects for the improvement of existing parks and
development of future parks and recreation facilities. Using these recommendations and the
cost estimates provided in the document, the City should allocate funding within the CIP to
begin planning, land acquisition, and construction of these facilities.

Planning Efforts
The following priorities focus on the “soft costs”, related to guiding and encouraging future growth.

Update of Development Regulations
The usual processes for reviewing and processing zoning amendments, development plans, and
subdivision plans provide significant opportunities for implementing the Plan. Each zoning,
development and subdivision decision should be evaluated and weighed against applicable
proposals contained within the Plan. If decisions are made that are inconsistent with Plan
recommendations, then they should include actions to modify or amend the Plan accordingly in
order to ensure consistency and fairness in future decision-making.
The City conducted an update of the Unified Development Ordinance (UDO) concurrent with
the development of this 2012 update, which is a proactive step toward implementing the
recommendations of this comprehensive plan.
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Continue Economic Development Efforts to Attract Desirable Industry
The La Quinta Trade Gateway project will be a major asset to Portland and provides an
opportunity for the City to capitalize on the development. With the development of this
industry, “spin-off” businesses will emerge that support these economic development efforts,
such as businesses that supply equipment or warehouse/storage space, or retailers that service
businesses such as restaurants and office supplies. Economic development efforts should also
focus on support businesses for existing and targeted industries.
The primary mechanism that businesses use to relocate is specialized consultants that find
suitable sites for their intended uses. Businesses themselves usually do not do their own
searches. Businesses often hire firms to research multiple sites and narrow the choice to a few
communities with the best sites. The City should embark on an intensive search to seek out
these consultants and ensure that Portland is high on the list of possible sites for target
businesses.
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Chapter 1.

Unified Development Ordinance

General Provisions

Section 101.

Short Title

This ordinance shall be known and may be cited as the “City of Portland Unified Development Ordinance” or “this
Ordinance.”

Section 102.

Jurisdiction

A.

This Ordinance applies to all land within the regular municipal boundaries of Portland.

B.

The subdivision requirements of this Ordinance also apply within the City's designated ETJ (extraterritorial
jurisdiction). The Portland extraterritorial jurisdiction extends one (1) mile from the regular municipal
boundaries unless preempted by appropriate jurisdictional control of other municipalities.

Section 103.

Purpose

This Ordinance is adopted for the purpose of promoting the public health, safety and general welfare of the citizens of
Portland. More specifically, this Ordinance provides for the division of land into different districts that, in combination
with regulations pertaining to such districts, are designed in accordance with a comprehensive plan to achieve
objectives that include, but are not limited to, the following:

A.

Promote the beneficial and appropriate development of all land and the most desirable use of land in
accordance with a well-considered plan;

B.

Protect the character and the established pattern of desirable development in each area;

C.

Prevent or minimize land use incompatibilities and conflicts among different land uses;

D.

Maintain property values by stabilizing expectations and ensuring predictability in development;

E.

Establish a process that effectively and fairly applies the regulations and standards of this Ordinance and
respects the rights of property owners and the interests of citizens; and

F.

Ensure that adequate water and wastewater facilities are provided in residential subdivisions in Portland’s
jurisdiction and to apply no less than the minimum state standards for water and wastewater facilities to these
subdivisions.

Section 104.

Minimum Standards

In interpreting and applying the provisions of this Ordinance, these provisions shall be held to be the minimum
requirements for the promotion of the public safety, health, convenience, comfort, morals, prosperity and general
welfare.

Section 105.

Conflicting Provisions

Wherever the requirements of this Ordinance are at variance with the requirements of any other lawfully adopted
rules, regulations or laws, including private deed restrictions and covenants, the more restrictive or that imposing the
higher standards shall govern; however, the City shall have no obligation to review or enforce private deed restrictions
or covenants.

General Provisions
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Section 106.

Compliance with these Regulations

A.

No land shall be used except for a purpose permitted in the district in which it is located.

B.

No building shall be erected, structurally altered or used for any purpose other than permitted in the district in
which such building is located. (See Chapter 8. Nonconformities.)

C.

No lot area shall be reduced or diminished so that yards shall be smaller than prescribed by this Ordinance, nor
shall the lot area per family be reduced in any manner, except in conformity with the district in which such
building is located.

D.

The owner of a tract of land located within the corporate limits or the extra territorial jurisdiction of the City of
Portland that divides the tract in any manner that creates two (2) or more lots of five (5) acres or less intended
for residential purposes must have a plat of the subdivision prepared in accordance with Section 317 and
Chapter 6 of this Ordinance. Lots of five (5) acres or less are presumed to be for residential purposes unless the
land is restricted to nonresidential uses on the final plat and all deeds and contracts for deeds.

Section 107.

Effective Date

The effective date of this Ordinance shall be February 5, 2013.

Section 108.

Severability

If any provision, section, sentence, clause or phrase of this Ordinance, or the application of same to any person or set
of circumstances is, for any reason held to be unconstitutional, void, or invalid, the validity of the remaining portions
of this Ordinance shall not be affected thereby, it being the intent of the City Council in adopting this Ordinance that
no portion hereof, or provisions or regulations contained herein, shall become inoperative or fail by reason of any
unconstitutionality of any other portion hereof, and all provisions of this Ordinance are declared severable for that
purpose.

Section 109.
A.

Transitional Provisions

Previously Approved Plats
Nothing in this Ordinance shall limit or modify the rights of any person to complete any subdivision project that
has received prior plat approval under existing subdivision regulations in place at that time. Such project should
otherwise meet at least one of the following criteria:

B.

1.

Any subdivision created by plat and recorded before the effective date of this Ordinance and has remained
undeveloped.

2.

Plats that were recorded before the effective date of this Ordinance and development has commenced and
is continuing in good faith.

3.

A complete application for preliminary plat approval filed with the City prior to adoption of this Ordinance
and any plat currently under review by the City before adoption of this Ordinance.

Expired Plats
Expired plats shall conform to current City regulations and construction standards.
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Existing Community Unit Plans (CUP) and Special Permits (SP)
Nothing in this Ordinance shall limit or modify the rights of any person to continue a use approved through the
Community Unit Plan or Special Permit process prior to the effective date of this Ordinance, subject to any and
all of the conditions specified in such approval.

D.

New Development Applications
The zoning districts in effect prior to the effective date of this Ordinance shall be converted in accordance with
the following table.

Previous District

New Base Zoning Districts

R-2

Single-Family Residential District

R-6

Single-Family Residential District

–

[No Previous District]

R-7

Single-Family Residential District

R-5

Single-Family Small Lot Residential District

R-8

Single-Family Residential District

R-3

Two-Family Residential District

R-8D

Two-Family Residential District

R-4

Townhouse Residential District

R-15

Townhouse Residential District

MHD

Mobile Home District

RMH

Manufactured Housing District

M-1

Multiple-Family District (single ownership)

R-20

Multifamily Residential District

M-2

Multiple-Family District (condominium)

R-20

Multifamily Residential District

MR

Multi-Family Resort District

RST

Multifamily Resort District

P

Professional Office District

P

Professional Office District

C-1

Local Commercial District

C-R

Retail Commercial District

C-2

General Commercial District

C-G

General Commercial District

–

[No Previous District]

OT-1

Olde Town Residential District

–

[No Previous District]

OT-2

Olde Town Mixed Use District

I

Industrial District

I

Industrial District

Previous District
CUP

Community Unit Plan

New Special Purpose Districts
PUD

Planned Unit Development District

General Provisions
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Chapter 2.

Development Review Bodies

Section 201.
A.

Administrative Officer

Designated Officer
The City Manager shall appoint the Administrative Officer of this Ordinance.

B.

Powers and Duties
The Administrative Officer shall have the following powers and duties with regard to this Ordinance.

1.

Review and final action on pre-development permits (Section 304), building permits (Section 305),
certificates of occupancy (Section 306), and written interpretations of this Ordinance (Section 308).

2.

Review and make recommendations to the Planning and Zoning Commission on special use permits
(Section 315), planned unit developments (Section 316), subdivisions (Section 317), text amendments to
this Ordinance (Section 318), and map amendments or rezonings (Section 318).

3.

Any other powers and duties as may be assigned by the City Manager.

Section 202.

Planning and Zoning Commission

The Planning and Zoning Commission shall have the following powers and duties with regard to this Ordinance.

A.

Review and take final action on subdivisions (Section 317).

B.

Review and make recommendations to the City Council on special use permits (Section 315), planned unit
developments (Section 316), subdivisions (Section 317), text amendments to this Ordinance (Section 318), and
map amendments or rezonings (Section 318).

Section 203.
A.

Board of Adjustment

Meetings and Minutes Open to the Public
The board shall meet at the call of the chairman and all hearings shall be open to the public. The board shall
keep minutes of its proceedings which shall be a public record.

B.

Powers and Duties
The Board of Adjustment shall have the following powers and it shall be its duty:

C.
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1.

To hear and decide appeals where it is alleged there is error of law in any order, requirement, decision or
determination made by an administrative official in the enforcement of this Ordinance (Section 309).

2.

To authorize in specific cases a variance from the terms of this Ordinance if the variance meets the criteria
in Section 312.

Authority

1.

The Board shall have no authority to change any provisions of this Ordinance, nor shall the Board grant
variances to the use provisions of this Ordinance.

2.

The jurisdiction of the Board is limited to appeals and hardship cases that arise from time to time.
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3.

In exercising its authority under paragraph B.1 above, the Board may reverse or affirm, in whole or in part,
or modify the administrative official’s order, requirement, decision or determination from which the
appeal is taken.

4.

The concurring vote of four members of the Board is necessary to reverse an order, requirement or
decision, or to authorize a variance to the terms of this Ordinance.

City Council
The City Council shall have the following powers and duties with regard to this Ordinance.

1.

Decide appeals of subdivisions denied by the Planning and Zoning Commission (Section 317).

2.

Take final action on special use permits (Section 315), planned unit developments (Section 316), text
amendments to this Ordinance (Section 318), and map amendments or rezonings (Section 318).

Development Review Bodies
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Chapter 3.

Development Review Procedures

Section 301.
A.

In General

Pre-Application Conference
An applicant for development approval may request a pre-application conference with the Administrative
Official. An applicant for plat approval must request a pre-application conference. Prior to the conference, the
applicant shall provide a description of the character, location and magnitude of the proposed development. The
purpose of this meeting is to acquaint the participants with the requirements of this Ordinance and the views
and concerns of the City.

B.

Application Forms
Every application for development approval shall be in a form specified by the Administrative Official, and is
subject to the requirements of Section 307 Application Completeness and Expiration.

C.

Standard Application Submission Cycle
Applications that will be reviewed by the Planning and Zoning Commission or the Board of Adjustment must be
filed at least twenty-eight (28) days in advance of the scheduled public hearing, in order to allow adequate time
for staff review. Note that this does not guarantee placement on a particular agenda date, as determination of
completeness and publication requirements may require a longer timeframe.

D.

Fees
Application and administrative fees for the requirements of these regulations are established in the Portland Fee
Schedule as adopted by ordinance. No application shall be processed until the established fee has been paid.
This nonrefundable fee shall be established from time-to-time by the City Council to defray the actual cost of
processing the application and providing public notice. No application fee shall be required when a text or map
amendment is being proposed by the Administrative Official, City Manager, City Council or Planning and Zoning
Commission.
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Section 302.
A.

Public Notice and Public Hearings

The following procedures shall require public notice, as shown and further described below.
Procedure

B.

Published

Mailed

Variance or Appeal of Administrative Decision





Special Use Permit





Planned Unit Development
Initial Approval (Rezoning)
Minor Amendment
Major Amendment


-


-

Text Amendment



--

Zoning Map Amendment (Rezoning)





Replat without Vacating Preceding Plat





Published Notice of Public Hearing
Whenever the provisions of this Ordinance require a public hearing before the Planning and Zoning Commission
or City Council, notice shall be published in a newspaper of general circulation in the City of Portland at least
fifteen (15) days before the public hearing.

C.

Mailed Notice of Public Hearing

1.

General
Notice of required public hearings shall also be sent by mail to owners of real property within at least 200
feet of the lot lines of the land that is the subject of the application. Owners of real property shall be
identified by reference to the most recent tax records. Notice shall be deemed mailed by virtue of its
deposit with the United States Postal Service, properly addressed with postage prepaid.

2.

Planning and Zoning Commission and Zoning Board of Adjustment
th

Mailed notice shall be deposited in the US Mail before the tenth (10 ) day before the Planning and Zoning
Commission or Board of Adjustment public hearing.

3.

City Council
If a hearing before the City Council is required, such notice shall be mailed and postmarked at least fifteen
(15) days before the City Council public hearing.

D.

Content of Published and Mailed Notice
Published and mailed notices shall provide at least the following information:

1.

The general location of the land that is the subject of the application;

2.

A summary of the subject property’s legal description or a street address;

3.

The substance of the application;

4.

The time, date and location of the public hearing;

5.

A contact person at the City and their telephone number; and
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A statement that interested parties may appear at the public hearing and be heard with respect to the
application.

Continuation of Public Hearings
A public hearing for which proper notice was given may be continued to a later date without complying with the
notice provisions above provided that the continuance is set for a date and time certain announced at the public
hearing.

F.
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Postponement of Public Hearing

1.

Once a public hearing has been scheduled in accordance with this Section, the applicant may request
postponement or withdrawal of the application by notifying the Administrative Official in writing by 12:00
noon on the Friday preceding the initially scheduled hearing.

2.

An applicant will be allowed no more than one postponement of a public hearing. If review of an
application is postponed at the request of the applicant and set for hearing on a later date, the application
will be reviewed at that time; no additional requests for postponement by the applicant shall be
considered.

Development Review Procedures
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Summary of Development Review Procedures

The following table summarizes the level of review for each development review procedure specified in this
Ordinance.

Procedure

Ordinance
Section

Admin.
Official

Board of
Adjustment

Pre-Development Permit

Section 304



Building Permits/Utility Connections

Section 305



Certificate of Occupancy

Section 306



Written Interpretation

Section 308



Administrative Appeal

Section 309

Vested Rights Petitions (Zoning and
Subdivision)

Section 310



Site Plans for Nonresidential Uses

Section 311



Variances

Section 312



Special Exceptions

Section 313



Petition for a Subdivision Waiver

Section 314

Special Use Permit (SUP)

Section 315

Planned Unit Development (PUD)

Planning and
Zoning
Commission

City
Council
















Section 316







Subdivision

Section 317







Amendments to Text or Official Zoning Map

Section 318







 = Review and Report
 = Public Hearing and Recommendation
 = Final Approval
 = Appeal

Section 304.
A.

Pre-Development Permit

Permit Required
No person, company or corporation shall clear, grade or in any way alter vacant land within the incorporated
limits of the City of Portland without first obtaining a permit from the Building Department.

B.

Exemptions
The provisions of this Section shall not apply to persons, companies or corporations that clear, grade or alter
land for agricultural purposes.

C.

Application
Applicants for such permits shall provide proof of ownership or agency and a plan for pre-development. The predevelopment plan shall identify the project site, all easements, rights-of-way and utilities. It shall address the
purpose of the project, project duration, project hours and methods, including material disposal. The
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Administrative Official may require a drainage plan and run-off calculations to ensure grade changes do not
adversely affect runoff or promote erosion.

Section 305.

Building Permits/Utility Connections

A.

No building, structure, patio, porch, deck, swimming pool, spa, sign, or fence or other similar structure shall be
erected, constructed, altered, moved, converted, extended or enlarged, and no structure or manufactured home
shall be placed on any lot, without the owner first having obtained a building permit from the Building
Department. Such permit shall require conformity with the provisions of this Ordinance and all other applicable
City Ordinances.

B.

When issued, a building permit shall be valid for a period of six (6) months, at which time, construction must
have begun. Once construction has begun, construction must be completed within two (2) years. One six (6)
month extension may be granted by the Building Official.

C.

The permit application shall include adequate information to allow the Administrative Official to determine
compliance with this Ordinance, including, as necessary, site plans, elevations, construction details, etc.

D.

No building permits or utility connections shall be issued for any construction or existing structure on any lot,
tract or plot of land in the City of Portland or within its extraterritorial jurisdiction, when applicable, without a
plat properly recorded in the County records, except as expressly exempted in Section 212.012, Texas Local
Government Code, or as amended.

E.

The City may require the installation of public improvements (sidewalks, curb and gutter, extension of water or
sewer mains, etc.) as a condition of building permit approval or certificate of occupancy.

Section 306.

Certificate of Occupancy

A.

No building or premises shall be occupied until a certificate of occupancy has been issued by the Administrative
Official.

B.

No change in the use, tenant, or occupancy of land or an existing building (except solely for single-family
residential purposes) shall be made until a certificate of occupancy has been issued by the Administrative
Official.

C.

No vacant land shall be occupied or used, except for agricultural uses, until a certificate of occupancy has been
issued by the Administrative Official.

D.

A certificate of occupancy shall be applied for at the same time as a building permit, when such permit is
required.

E.

Before issuing a Certificate of Occupancy, the Administrative Official shall require conformity with the provisions
of this Ordinance and all other applicable City Ordinances. Every certificate of occupancy shall state that the new
occupancy complies with the provisions of City Ordinances.

Section 307.
A.

Application Completeness and Expiration

Zoning Regulations

1.

Applicability
The following procedures shall apply to any zoning related plan or application that is required by the City
and is submitted in accordance with this UDO.

10
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Determination of Completeness for Zoning Related Applications
Every required application shall be subject to a determination of completeness by the responsible official
for processing the application.

a.

Acceptance Standard
The application shall only be accepted by the responsible official for processing when it is
accompanied by all documents required by, and prepared in accordance with, the requirements of
this UDO. A typographical error shall not, by itself, constitute an incomplete application.

b.

Acceptance Procedures
A determination of completeness of an application shall be conducted in accordance with the
following procedures:

i.

A determination of completeness shall be made by the responsible official not later than the
tenth (10th) business day, unless otherwise specified, after the official vesting date.

ii. If the submitted application is incomplete, then the applicant shall be notified in writing not later
than the tenth (10th) business days after the official vesting date.

a) Such notice shall be served by depositing it in the U.S. Postal Service, or by electronic mail
transmission, before the tenth (10th) business day following submission of the application.

b) The notification shall specify the documents or other information needed to complete the
application, and shall state the date the application will expire (see 4 below) if the
documents or other information are not provided to the City.

iii. An application shall be deemed complete on the eleventh (11th) business day after the
application has been received if notice is not served in accordance with ii above.

iv. If the application is determined to be complete, the application shall be processed as prescribed
by this UDO.

c.

Acceptance shall not Constitute Compliance
A determination of completeness shall not constitute a determination of compliance with the
substantive requirements of this section.

d.

Acceptance shall not Guarantee Approval
It is not guaranteed that an accepted, complete application will be approved, if after the application
is deemed complete it is determined that the application does not comply with this UDO.

3.

4.

Re-Submittal after Notification of Incompleteness

a.

If the application is re-submitted after a notification of incompleteness within the time allotted in
2.b.ii above, the application shall be processed upon receipt of the re-submittal.

b.

To the extent that the information or documents submitted is not sufficient to enable the decisionmaker to apply the criteria for approval, the application may be denied on such grounds.

Expiration of a Zoning Related Application due to Incompleteness
Pursuant to Texas Local Government Code Chapter 245 (or as amended), a zoning related application shall
automatically expire at the close of business on the forty-fifth (45th) calendar day after the application’s
official vesting date, if:

Development Review Procedures
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5.

a.

The applicant fails to provide documents or other information necessary to comply with the City’s
technical requirements relating to the form and content of the permit application;

b.

The City provides to the applicant, not later than the tenth (10th) business day after the date the
application is filed, written notice that specifies the necessary documents or other information, and
the date the application will expire if the documents or other information is not provided; and

c.

The applicant fails to provide the specified documents or other information necessary to comply with
the City’s requirements relating to the application within the time provided in the notification.

Zoning Amendment Application

a.

Complete Applications Required
No zoning amendment application shall be accepted for filing or processing unless such request is
accompanied by a completed application and all documents required by and prepared in accordance
with the requirements of the zoning regulations and any other applicable ordinance and it is filed
with the Administrative Official.

b.

Texas Local Government Code Chapter 245 does not apply to zoning amendment applications
Chapter 245 of the Texas Local Government Code, as amended, shall not apply to a zoning
amendment application or an ordinance establishing zoning since neither is a permit under this UDO
or Chapter 245.

c.

Denial of Zoning Applications

i.

The acceptance or processing by any City official of a zoning application prior to the time a
complete application is submitted hereby is deemed to be null and void and, upon discovery,
shall be grounds for denial or revocation of such application.

ii. A typographical error shall not constitute an incomplete application.
iii. The applicant may be notified of such denial or revocation for an incomplete zoning application
in writing.

6.

Vesting Begins on the Official Vesting Date
An application shall be vested into the standards of the UDO in effect at the time of the application’s
official vesting date.

7.

Submission of Previously Decided Zoning Related Application
After the final decision on a specific application by the decision-maker, the same application shall not be
submitted again until after six (6) months from the decision-maker’s action.

B.

Subdivision Regulations

1.

Applicability
The following procedures shall apply to any subdivision related plan or application that is required by the
City and is submitted in accordance with this UDO.

2.

Determination of Completeness for Subdivision Related Applications
Every required application shall be subject to a determination of completeness by the responsible official
for processing the application.

a.

Acceptance Standards
The application shall only be accepted by the responsible official for processing when it is
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accompanied by all documents required by, and prepared in accordance with, the requirements of
this UDO. A typographical error shall not, by itself, constitute an incomplete application.

b.

Acceptance Procedures
A determination of completeness of an application shall be conducted in accordance with the
following procedures:

i.

A determination of completeness shall be made by the responsible official not later than the
tenth (10th) business day, unless otherwise specified, after the official vesting date.

ii. If the submitted application is incomplete, then the applicant shall be notified in writing not later
than the tenth (10th) business day after the official vesting date.

a) Such notice shall be served by depositing it in the U.S. Postal Service, or by electronic mail
transmission, before the tenth (10th) business day following submission of the application.

b) The notification shall specify the documents or other information needed to complete the
application, and shall state the date the application will expire (see 5 below) if the
documents or other information are not provided to the City.

iii. An application shall be deemed complete on the eleventh (11th) business day after the
application has been received if notice is not served in accordance with ii above.

iv. If the application is determined to be complete, the application shall be processed as prescribed
by this UDO.

c.

Acceptance shall not Constitute Compliance
A determination of completeness shall not constitute a determination of compliance with the
substantive requirements of this UDO.

d.

Acceptance shall not Guarantee Approval
There is no implied intent or guarantee that an accepted and completed application will be approved,
if after the application is deemed complete, it is determined that the application does not comply
with this UDO.

3.

4.

Re-Submittal after Notification of Incompleteness

a.

If the application is re-submitted after a notification of incompleteness, the application shall be
processed upon receipt of the re-submittal.

b.

The statutory 30-day time frame for plat approvals shall begin on the date of the re-submittal.

c.

To the extent that the information or documents submitted is not sufficient to enable the decisionmaker to apply the criteria for approval, the application may be denied on such grounds.

Waiver of Right to 30-Day Action
The Administrative Official shall be the responsible official to approve a waiver of right to 30-day action.

a.

Request
An applicant may submit in writing a waiver of right to 30-day action.

b.

Received

Development Review Procedures
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i.

If the applicant is requesting a waiver of right to 30-day action, the waiver of right to 30-day
action must be received by the Administrative Official on or before the seventh (7th) calendar
day prior to the Planning and Zoning Commission meeting at which action would have to be
taken (based on the 30-day requirement in State law) on the application.

ii. Waiver requests that are not received by that day shall not be considered properly submitted,
and action shall be taken on the application at such meeting as scheduled.

c.

Requirements Maintained

i.

Submission of a waiver of right to 30-day action, and acceptance of such waiver by the City as
part of an application, shall not be deemed in any way a waiver to any requirement within this
UDO.

ii. A waiver from requirements herein is a separate and distinct process (see Section 314 Petition
for a Subdivision Waiver).

5.

Expiration of a Subdivision Related Application – Before Approval Decision
Pursuant to Texas Local Government Code Chapter 245 (or as amended), a subdivision related application
shall automatically expire (ending all vesting claims) at the close of business on the forty-fifth (45th)
calendar day after the application’s official vesting date, if:

6.

a.

The applicant fails to provide documents or other information necessary to comply with the City’s
technical requirements relating to the form and content of the permit application;

b.

The City provides to the applicant, not later than the tenth (10th) business day after the date the
application is filed, written notice that specifies the necessary documents or other information, and
the date the application will expire if the documents or other information is not provided; and

c.

The applicant fails to provide the specified documents or other information necessary to comply with
the City’s requirements relating to the application within the time provided in the notification.

Vesting Begins on the Official Vesting Date
An application shall be vested into the standards of the UDO in effect at the time of the application’s
official vesting date.

7.

Right to 30-Day Action for Plats Applications Begins on the Official Submission Date
The statutory 30-day time frame for plat approvals, established by TLGC 212 (or as amended), shall
commence on the official submission date.

Section 308.
A.

Written Interpretation

Authority
The Administrative Official shall have authority to make all written interpretations concerning the provisions of
this Ordinance and the Official Zoning Map.

B.

Request for Interpretation
An applicant for a permit may request a written interpretation. Such request shall be submitted to the
Administrative Official.

C.

Interpretation by Administrative Official
Within ten (10) working days after a request for interpretation has been submitted, the Administrative Official

14

Development Review Procedures

DRAFT

Unified Development Ordinance

shall:

1.

Review and evaluate the request in light of the text of this Ordinance, the Official Zoning Map, the
Comprehensive Plan and any other relevant information;

2.

Consult with other staff, as necessary; and

3.

Render an opinion.

The interpretation shall be provided to the applicant in writing by mail.

D.

Official Record
The Administrative Official shall maintain an official record of interpretations. The record of interpretations shall
be available for public inspection during normal business hours.

E.

Appeal
To appeal written interpretations made by the Administrative Officer, the procedure set forth in Section 309
shall be followed.

Section 309.
A.

Administrative Appeal

Who May Appeal
An appeal may be taken to the Board of Adjustment by any person, firm, or corporation or any officer or
department affected by a decision of any administrative official within thirty (30) days of notice of the decision.

B.

Application
The applicant must file a notice of appeal specifying the grounds for the appeal with the Board and the official
from whom the appeal is taken. The burden of proof shall be upon the applicant.

C.

Powers of the Board
The Board may reverse or affirm or may modify the decision made by the administrative official, and to that end
the Board shall have all the powers of the official from whom the appeal is made.

D.

Board Hearing and Action

1.

The Board shall fix a reasonable time for the hearing of the appeal. Upon the hearing, any party may
appear in person or by agent. The Board shall decide the appeal within a reasonable time.

2.

In considering such an appeal, the Board of Adjustment shall review the decision and public testimony in
light of the Comprehensive Plan, this Ordinance and the Official Zoning Map, and any other land use
policies adopted by the Planning and Zoning Commission or City Council, whichever are applicable.

3.

The Board of Adjustment shall affirm, modify or reverse the decision of the Administrative Official in
interpreting the provisions of this Ordinance and the Official Zoning Map. (See Section 203.C.4) The Board
of Adjustment shall modify or reject the decision only if it is not supported by substantial competent
evidence or if the decision is deemed contrary to the intent and purpose of the Comprehensive Plan, this
Ordinance or the Official Zoning Map.
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Section 310.
A.

Vested Rights Petitions (Zoning and Subdivision)

Zoning Vested Rights Petition

1.

Purpose
The purpose of a zoning vested rights petition is to determine whether one or more standards of this UDO
should not be applied to a plan or application, or whether certain permits are subject to expiration.

2.

Applicability of a Zoning Vested Rights Petition
A zoning vested rights petition may be filed for an application, permit, or plan required under these zoning
regulations.

3.

4.

Petition Submission

a.

A zoning vested rights petition shall be submitted to the City’s responsible official in accordance with
the Texas Local Government Code, Chapter 245 or successor statute.

b.

Submission of such petition shall stay further proceedings on the related application until a final
decision is reached on the zoning vested rights petition.

Petition Form Requirements
The zoning vested rights petition shall allege that the petitioner has a vested right that requires the City to
review and decide the application under standards in effect prior to the effective date of the currently
applicable standards. The petition shall include, at a minimum, the following information and documents:

a.

Basic Owner Information
The name, mailing address, phone number and email address of the property owner (or the property
owner’s duly authorized agent).

b.

Identification of Property and “Project”

i.

Identification of the property for which the property owner claims a vested right.

ii. Identification of the “project,” as that term is defined in Chapter 245 at 245.001.(3).
iii. A chronology of the history of the “project,” with special emphasis on facts establishing that the
project was in progress on or commenced after September 1, 1997, as required by Chapter 245
at 245.003;

c.

Narrative Description for Purpose of Petition
A narrative description of the grounds for the petition, including a statement as to whether the
petition asserts a vested right related to a specific regulation or to an entire project.

d.

Identification Regulations

i.

Identification of all City regulations in effect at the time the original application for the permit
was filed that (a) the owner contends are vested and (b) the owner contends controls the
approval, disapproval, or conditional approval of an approval for a permit, pursuant to Chapter
245 at 245.002(a) and (b).

ii. Identification of all City regulations, with particularity and in detail, that the property owner
contends do not apply to the project due to the vested rights provided the property owner by
Chapter 245.
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a) Global references to a particular ordinance, or set of criteria, may be deemed insufficient
and the City may consider the request for a vested rights determination to be incomplete
and, hence, not subject to a staff determination at that time.

iii. Identification of any current City regulations which petitioner agrees can be applied to the
application at issue.

e.

Copies of Applications
A copy of each approved or pending application which is the basis for the contention that the City
may not apply current standards to the application which is the subject of the petition.

f.

Submittal Date of First Application
The submittal date of the first application that began the vesting process (i.e., first permit in the
series of permits required for the project), as identified in Section 307 Application Completeness and
Expiration.

g.

Submittal Date of Subsequent Application
If applicable, the submittal dates of subsequent applications for the permits for the project.

h.

Narrative Description of How Current Regulations Affect Proposed Use
A narrative description of how the application of current regulations affect proposed use of the land,
landscaping, open space, or park dedication, lot size, lot dimensions, coverage or building size shown
on the application for which the petition is filed.

i.

Copies of Prior Vested Rights Determinations
A copy of any prior vested rights determination involving the same land.

j.

Benchmarking Project Progress for Expiring Permits or Applications
Whenever the petitioner alleges that a permit or application subject to expiration should not be
terminated, a description of the events constituting progress toward completion of the project for
which the permit subject to expiration was approved.

5.

Validity and Expiration of Different “Permits” for Vesting Purposes

a.

Required Plan Validity and Expiration

i.

Required Plan
An approved site plan, Specific Use Permit’s site plan, or PUD’s site plan shall be considered a
“permit” as described by State law in Chapter 245.005, as amended, of the Texas Local
Government Code (TLGC) and herein be referred to as “Required Plan.”

ii. Appropriate Approval Required for a “Permit”
A required plan shall not be considered a “permit” unless, it has been approved by the
appropriate entity before the effective date of these regulations, or an application for a required
plan is complete as of the effective date of these regulations.

iii. Required Plan Expiration
Any approved required plan shall be deemed expired two (2) years from the date on which the
required plan was originally approved by the appropriate entity if no progress (see iv below) has
been made toward completion of the project.

iv. Progress Benchmarks
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The term “progress” shall be as defined based on TLGC Chapter 245.005 as follows:

a) Plans for construction and an application for a building permit for at least one of the
buildings on the approved required plan are submitted within two (2) years following
approval of the required plan;

b) A good-faith attempt is made to file with the City an application for a permit necessary to
begin or continue towards completion of the project;

c) Costs have been incurred for developing the project including, without limitation, costs
associated with roadway, utility, and other infrastructure facilities designed to serve, in
whole or in part, the project (but exclusive of land acquisition) in the aggregate amount of
five percent (5%) of the most recent appraised market value of the real property on which
the project is located;

d) Fiscal security is posted with the City to ensure performance of an obligation required by the
City; or

e) Utility connection fees for the project have been paid to the City.
v. Required Plan Expiration
If one of the items listed in iv.a) through iv.e) above is not accomplished within the two (2) year
period, the approved required plan shall expire upon the second (2nd) anniversary of its approval
by the appropriate entity, and shall become null and void.

vi. Required Plan Extension and Reinstatement Petition
a) Prior to the expiration of a required plan, the applicant may petition the City (in writing) to
extend the required plan approval.

b) The Administrative Official shall be the responsible official for processing and review of the
application.

c) Such petition shall be recommended for approval or denial by the Planning and Zoning
Commission, and shall be granted approval or denied by the City Council.

d) If no petition is submitted, then the required plan shall be deemed to have expired and shall
become null and void.

i)

Any new request for required plan approval thereafter shall be deemed a “new permit”,
and shall be submitted with a new application form, with a new filing fee, and with new
plans and materials in accordance with the procedures set forth in this section.

ii) The new request shall also be reviewed for compliance with the ordinances and
regulations in effect at the time the new application is made.

e) In determining whether to grant a request for extension, the Planning and Zoning
Commission and City Council shall take into account the following:

i)

The ability of the property owner to comply with any conditions attached to the original
approval, and

ii) The extent to which development regulations would apply to the required plan at that
point in time.

6.
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a.

Review of a Zoning Vested Rights Petition
The responsible official shall promptly forward the owner’s vested rights request, along with any
supporting information or documentation provided along with the request, to the Administrative
Official and City Attorney for their respective reviews.

b.

Decision on a Zoning Vested Rights Petition

i.

The Administrative Official, after consultation with the City Attorney, shall issue a final
administrative determination of whether a vested right exists in relation to the project, and shall
identify, with particularity, all claims for vested rights exists in relation to the project, and shall
identify, with particularity, all claims for vested rights that have been granted and all claims for
vested rights that have been denied.

ii. The Administrative Official shall issue a final administrative determination with thirty (30)
business days from the receipt of the responsible official.

c.

Vesting Pre-Determination Conference
Prior to rendering the final determination, the Administrative Official may request a predetermination conference with the owner to discuss the owner’s vested rights claim and to ensure
that the nature of the claim is fully and completely understood by the Administrative Official prior to
a final determination being rendered.

7.

8.

Appeal to the Council of a Decision on a Zoning Vested Rights Petition

a.

If the property owner believes that the Administrative Official’s vested rights determination is in
error, the property owner or City Council shall have the right to appeal within thirty (30) business
days of such determination to the City Council, which will have jurisdiction to hear and decide the
appeal pursuant to this UDO and Chapter 211 of the Texas Local Government Code.

b.

The property owner may also request the Board of Adjustment to grant a zoning variance from the
regulations at issue under the same standards governing variances for other matters, as set forth in
this UDO and/or Chapter 211 of the Texas Local Government Code.

Judicial Review
Should the property owner or any aggrieved person be dissatisfied with the actions of the City Council,
they may avail themselves of all legal remedies to review the decision as set forth in Section 211.011 of the
Texas Local Government Code.

9.

Binding Determination

a.

The Administrative Official’s final determination, if not appealed to the City Council within thirty (30)
business days, shall be immediately filed in the City’s files related to the project and the
determination shall be considered binding upon the City and the property owner for the duration of
the project.

b.

Similarly, any decision by the City Council regarding a vested right claim, if not timely appealed
pursuant to Section 211.011 of the Texas Local Government Code, shall be filed in the City’s files
related to the project and the determination shall be considered binding upon the City and the
property owner for the duration of the project.
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c.

Notwithstanding the binding nature of the Administrative Official’s final determination and any ruling
by the City Council, the City and the property owner may, at any time, enter into a development
agreement that, to the extent authorized by law, modifies the final determination and the applicable
development regulations to be applied to the project.

10. Action on Petition and Order
a.

Action on the Petition
The Administrative Official or City Council on the petition or appeal may take any of the following
actions:

i.

Deny the relief requested in the petition, and direct that the application shall be reviewed and
decided under currently applicable standards;

ii. Grant the relief requested in the petition, and direct that the application be reviewed and
decided in accordance with the standards contained in identified prior regulations; or

iii. Grant the relief requested in part, and direct that certain identified current standards be applied
to the application, while standards contained in identified prior regulations also shall be applied.

B.

Subdivision Vested Rights Petition

1.

Purpose
In accordance with the Texas Local Government Code, Chapter 245 or successor statute, the purpose of a
subdivision vested rights petition is to determine whether an application should be processed under the
terms of a previous ordinance, to provide a process for determination of possible vested status, and to
determine when certain permits are subject to expiration.

2.

Applicability of a Subdivision Vested Rights Petition
A subdivision vested rights petition may be submitted for any application authorized by these subdivision
regulations.

3.

Petition Submission

a.

Filing
A subdivision vested rights petition shall be submitted to the City’s responsible official and shall be in
accordance with the Texas Local Government Code, Chapter 245 or successor statute.

b.

Automatic Waiver
Submission of a subdivision vested rights petition shall require a waiver of right to 30-day action (see
Section 307.B.4 above).

c.

Stay of Further Proceedings
Submission of a subdivision vested rights petition shall stay further proceedings on the related
application until a final decision is reached on the subdivision vested rights petition.

4.
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Time for Filing a Petition and Application

a.

A subdivision vested rights petition shall be filed jointly with an application for which a vested right is
claimed.

b.

A subdivision vested rights petition may be filed without a joint application if the petition is filed
pursuant to 11 below.
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c.
5.

Where more than one application is authorized to be filed simultaneously by this UDO, the petition
may be filed simultaneously for each application.

Petition Requirements
The subdivision vested rights petition shall allege in writing that the applicant has a vested right for some
or all of the land subject to the application under Texas Local Government Code, Chapter 245 or successor
statute, or pursuant to Texas Local Government Code, Section 43.002 or successor statute, that requires
the City to review and decide the application under standards that were in effect prior to the effective date
of the currently applicable standards. The petition shall include the following information and documents:

6.

a.

The name, mailing address, phone number and email address of the property owner (or the property
owner’s duly authorized agent).

b.

A narrative description of the grounds for the petition, including a statement as to whether the
petition asserts a vested right related to a specific standard or to an entire project;

c.

A copy of each approved or pending application which is the basis for the contention that the City
may not apply current standards to the application which is the subject of the petition;

d.

The official vesting date of the application;

e.

The date the subdivision for which the application was submitted was commenced;

f.

Identification of all standards otherwise applicable to the application from which relief is sought;

g.

Identification of any current standards which applicant agrees can be applied to the application at
issue;

h.

A narrative description of how the application of current standards affect proposed landscaping,
open space or park dedication, shown on the application for which the petition is filed;

i.

A copy of any prior vested rights determination involving the same land; and

j.

Whenever the applicant alleges that an application subject to expiration should not be terminated, a
description of the events constituting progress towards completion of the subdivision for which the
application was approved.

Decision of a Subdivision Vested Rights Petition

a.

Reviewing a Subdivision Vested Rights Petition

i.

The responsible official for a subdivision vested rights petition is the same as that for reviewing
the application with which the petition is associated.

ii. Where multiple applications are submitted, and there is more than one responsible official, the
decision of each responsible official shall be coordinated with that of any other responsible
official on the subdivision vested rights petition.

iii. The City Attorney shall also be notified of the subdivision vested rights petition following its filing
and acceptance for processing.

iv. The applicant shall reimburse the City for all related legal costs for review of a subdivision vested
rights petition. This reimbursement shall be paid in full prior to filing of the final plat.

b.

Decision by the Responsible Official on a Subdivision Vested Rights Petition
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i.

If the responsible official is the decision-maker on the original related application, that official
shall determine whether the relief requested in the subdivision vested rights petition should be
granted in whole or in part, and shall formulate a written report summarizing the decisionmaker's reasoning and recommendation.

ii. The applicant shall be notified of the decision within fourteen (14) calendar days following the
date the subdivision vested rights petition was filed at the City.

iii. The responsible official may defer making a decision on the subdivision vested rights petition and
instead forward the petition to the Planning and Zoning Commission for a decision, in accordance
with the process outlined in c below.

c.

Decision by Planning and Zoning Commission on a Subdivision Vested Rights Petition

i.

If the original related application is to be decided by the Planning and Zoning Commission, or if
the responsible official defers making a decision on a subdivision vested rights petition pursuant
to b.iii above, the responsible official for that type of application shall submit a report in the form
of a recommendation on the petition to the Planning and Zoning Commission.

ii. The Planning and Zoning Commission shall render a decision on the petition within thirty (30)
calendar days following the date the petition was filed at the City or deferred by the responsible
official.

iii. The Planning and Zoning Commission’s decision on a petition shall be upon a simple majority
vote of the full Planning and Zoning Commission’s voting members.

d.

Decision by City Council on a Subdivision Vested Rights Petition

i.

Where the City Council is the final decision-maker on the related application, or for any petition
submitted pursuant to 11 below, the responsible official for that type of application shall submit
a report in the form of a recommendation on the petition to the City Council.

ii. The City Council shall render a decision on the petition within thirty (30) calendar days following
the date the petition was filed at the City.

iii. The City Council’s decision on a petition shall be upon a simple majority vote of the full City
Council’s voting members, and shall be final.

e.

Appeal to the Council of a Decision on Subdivision Vested Rights Petition

i.

The applicant may appeal the responsible official's or Planning and Zoning Commission's decision
on the subdivision vested rights petition to the City Council by submitting written notice of
appeal to the applicable responsible official within fourteen (14) calendar days following the date
of such decision.

a) A letter stating the reasons for the appeal, citing the specific applicable section(s) of the
UDO, shall be submitted by the applicant.

ii. The City Council shall hear and decide the appeal within thirty (30) calendar days following
receipt of the notice of appeal by the City.

iii. Approval of an appeal by the City Council shall only be upon a favorable vote of at least four (4)
of the City Council’s voting members, and shall be final.

7.
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a.

Factors
The decision-maker shall decide the subdivision vested rights petition based upon the following
factors:

i.

The nature and extent of prior applications filed for the land subject to the petition;

ii. Whether any prior vested rights determinations have been made with respect to the property
subject to the petition;

iii. Whether any prior approved applications for the property have expired or have been terminated
in accordance with State law or local ordinances;

iv. Whether current standards adopted after commencement of the project affect proposed use of
the land, landscaping, open space or park dedication, lot size, lot dimensions, lot coverage or
building size based upon the proposed application;

v. Whether any statutory exception applies to the standards in the current subdivision regulations
from which the applicant seeks relief;

vi. Whether any prior approved applications relied upon by the applicant have expired; and
vii. Any other applicable provisions outlined in Chapter 245 or Section 43.002 of the Texas Local
Government Code, or successor statutes.

b.

Conditions for a Pending Application
If the claim of vested rights is based upon a pending application, subject to standards that have been
superseded by current standards of this UDO, the decision-maker may condition any relief granted on
the subdivision vested rights petition on the approval of the pending application.

8.

Action and Record of Action on the Subdivision Vested Rights Petition

a.

Action
The decision-maker may take any of the following actions:

i.

Deny the relief requested in the petition, and direct that the application shall be reviewed and
decided under currently applicable standards; or

ii. Grant the relief requested in the petition, and direct that the related application be reviewed and
decided in accordance with the standards contained in identified prior regulations; or

iii. Grant the relief requested in part, and direct that certain identified current standards be applied
to the related application, while standards contained in identified prior regulations also shall be
applied.

b.

Record
The responsible official's report and the decision on the subdivision vested rights petition shall be
recorded in writing in an order identifying the following:

i.

The nature of the relief granted, if any;

ii. The related application(s) upon which relief is premised under the petition;
iii. Current standards which shall apply to the related application for which relief is sought, if
applicable;
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iv. Prior standards which shall apply to the related application for which relief is sought, including
any procedural standards, if applicable;

v. The statutory exception or other grounds upon which relief is denied in whole or in part on the
petition; and

vi. To the extent feasible, subsequent related applications that are subject to the same relief
granted on the petition.

9.

Effect of the Final Petition Decision on Related Applications

a.

Petition Decision Required Before Proceeding with Application
A final decision on the subdivision vested rights petition must be achieved prior to further processing,
and prior to any consideration of, or decision on, the related application.

b.

Revision Made (if necessary) to Related Application after Petition Decision
Following the City’s final decision on a petition, the applicant shall, if necessary, revise the related
application such that it conforms to the City’s decision on the petition.

c.

Related Applications with Revisions
After submission of a revised related application, the decision-maker on the related application shall
review and consider the revised application in accordance with the procedures for deciding that type
of application, as outlined in this UDO, and in conformity with any relief granted.

d.

Related Applications without Revisions
If the relief granted on the petition is consistent with the related application on file, no revisions shall
be necessary, and the related application shall be deemed submitted at the time of the final decision
on the petition.

10. Expiration and Extension of a Subdivision Vested Rights Petition
a.

Expiration
Relief granted on a subdivision vested rights petition shall expire on occurrence of one of the
following events:

i.

The applicant fails to submit a revised application that is consistent with the relief granted, if any,
within sixty (60) calendar days following the final decision on the petition;

ii. The application for which relief was granted on the petition is denied; or
iii. The application for which relief was granted on the petition expires.
b.

Extension
Extension of the date of expiration for the application for which relief was granted on a petition shall
result in extension of the relief granted on the petition for the same time period.

11. Dormant Projects
a.

Definitions
For purposes of this section only:

i.

Dormant Project
A dormant project shall meet the following criteria:

24

Development Review Procedures

DRAFT

Unified Development Ordinance

a) An Initial Permit does not have an expiration date; and
b) No progress towards completion has been made within the project.
ii. Initial Permit
Initial permit means any of the following types of approvals granted under these subdivision
regulations, or any predecessor subdivision or development-related regulation or ordinance that
was in effect prior to the adoption of this UDO:

a) Preliminary Plat,
b) Construction Plans,
c) Construction Release,
d) Subdivision waivers to any requirement in these UDO subdivision regulations (per Section
314 Petition for a Subdivision Waiver), or

e) Any other application that was approved subject to a schematic drawing illustrating the
location, arrangement, orientation or design of development, lots or improvements on a site
intended for development.

iii. Final Permit
Final permit means a final plat approved under these UDO subdivision regulations, or any
predecessor subdivision or development-related regulation or ordinance that was in effect prior
to the adoption of this UDO.

b.

Expiration Date Established for an Initial Permit
Any application for an Initial Permit that was approved or filed two (2) years prior to the adoption
date of this UDO, and was not subject to an expiration date shall expire on the effective date of this
UDO.

c.

Reinstatement of an Expired Initial Permit

i.

The property owner of the land subject to an Initial Permit that expires under b above may
petition the City Council to reinstate such initial permit by filing a written petition within one (1)
year following the effective date of this UDO.

ii. The petition shall clearly state the grounds for reinstatement, and shall be accompanied by
documentation the following:

a) As of two (2) years prior to the effective date of this UDO, one of the following events had
occurred:

i)

A final permit to continue toward completion of the project was submitted to the City
for all or part of the land subject to the approved initial permit and was approved by the
City, or was filed and was subsequently approved by the City;

ii) An application for a final permit to continue toward completion of the project was
submitted to the City for all or part of the land subject to the expired initial permit, but
such application was rejected on grounds of incompleteness (consistent with Texas
Local Government Code, Chapter 245.005(c)(2), or as amended);

Development Review Procedures

25

DRAFT

City of Portland

iii) Costs for development of the land subject to the initial permit, including costs
associated with roadway, utility and other infrastructure facilities designed to serve the
land in whole or in part, but exclusive of land acquisition costs, were incurred in the
aggregate amount of five percent (5%) of the most recent appraised market value of the
land;

iv) Fiscal security was posted with the City to guarantee performance of obligations
required under these subdivision regulations, including the construction of required
improvements associated with the proposed development, for all or a part of the land
subject to the approved initial permit; or

v) Utility connection fees for all or part of the land subject to the approved initial permit
were paid to the City.

iii. City Council Action on Reinstatement of a Dormant Project’s Expired Initial Permit
The City Council may take one of the following actions:

a) Reinstate the expired initial permit without an expiration date, if it finds that the applicant
has met any one of the criteria listed in ii.a) above.

b) Reinstate the initial permit for all or part of the land subject thereto, if it finds that the
applicant has met any one of the criteria listed in ii.a) above, subject to expiration dates or
other conditions that ensure that the remaining land that is not subject to an approved or
pending final permit application will be developed in a timely fashion.

c) In granting relief under this provision, the City Council may require that development of such
remaining land is subject to standards enacted after approval of the initial permit.

d) Deny the reinstatement petition, if it finds that the applicant has failed to meet any of the
criteria in c above); or

e) Reinstate the permit for only that part of the land subject to a pending final permit
application, if it finds that the applicant has met the criteria in ii.a) above and the pending
application subsequently was approved, and deny the reinstatement petition for the
remaining land subject to the expired initial permit.

Section 311.
A.

Site Plans for Nonresidential Uses

Purpose
The purpose of the site plan process is to establish a procedure for coordinating and verifying improvements to
properties. Through site plan review, zoning standards and other applicable municipal standards or ordinances
that may apply to specific site development can be uniformly implemented by the City for nonresidential
development. This process is intended to promote, among other items, the efficient and harmonious use of
land, safe and efficient vehicular and pedestrian circulation, parking and loading, lighting, screening, open space,
landscaping, and natural features.

B.

Applicability

1.

Requirement
No
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construction/development activity shall occur unless a site plan is first approved by the City.

2.

3.

Nonresidential Development Requiring Site Plans

a.

All nonresidential development within the City’s corporate limits, except as provided in D below,
require an approved site plan.

b.

Parking lot development, reconstruction, or reconfiguration of more than twenty (20) spaces requires
an approved site plan.

Public Hearings
A public hearing on a site plan is not required unless a site plan is prepared in conjunction with a rezoning
application.

4.

Effect
No certificate of occupancy shall be issued unless all construction and development conform to the site
plan as approved by the City.

C.

Approval and Process

1.

The approval of a site plan related to a building permit or construction/development application requires
approval by City Staff.

2.

Site Plan Process Overview
The purpose of the site plan process is to:

D.

a.

Ensure compliance with adopted City development regulations and other applicable regulations that
apply to the property for which the City has enforcement responsibility;

b.

Promote safe, efficient and harmonious use of land through application of City-adopted design
standards and guidelines;

c.

Promote the vision established by the Comprehensive Plan;

d.

Ensure adequate public facilities to serve development;

e.

Coordinate and document the design of public and private improvements to be constructed;

f.

Prevent or mitigate adverse development impacts, including overcrowding and congestion;

g.

Aid evaluation and coordination of land subdivision, including the granting of easements, right-ofway, development agreements and provision of surety;

h.

Identify and address environmental concerns (floodplain, drainage, trees, topography, etc.); and

i.

Promote the public health, safety and welfare.

Site Plan Exempted Development
The following types of development are exempted from these requirements:

E.

1.

Agricultural uses or buildings on tracts ten (10) acres or greater; and

2.

Temporary buildings for new construction

Submission of Site Plan Applications

1.

Coordinating Official
Applications for approval of plans required by this section must be submitted to the Administrative Official.
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2.

Calendar of Official Processing Dates
A calendar of official processing dates for items requiring Staff review shall be published annually by the
City.

3.

Late Application Processing Date
All applications required by this section filed on a date other than an official processing date shall be
processed according to the schedule established by the subsequent official processing date appearing on
the calendar after the filing date and after the date of receipt of the application.

F.

Fees, Forms and Procedures

1.

Schedule of Fees
The fees relating to the site plan approval process shall be established by the fee schedule.

2.

Delinquent Taxes
No site plan shall be approved for properties with delinquent City taxes.

3.

Procedures, Forms and Standards
The Administrative Official shall establish procedures, forms and standards with regard to the content,
format and number of copies of information constituting an application for a site plan.

G.

Site Plan

1.

Site Plan Application Procedure and Requirements

a.

Site Plan Pre-Application

i.

Before preparing a site plan, the applicant may meet with the Administrative Official to allow the
applicant to learn the general procedures for approval and to review the concept of the
proposed development, if desired by applicant.

ii. No application for a permit may be submitted to or accepted for filing with the Administrative
Official during the meeting.

b.

Site Plan General Application
The property owner shall file an application for the approval of a site plan. This application shall
include the information listed on the site plan application form and checklist, which shall be created
and maintained by the Administrative Official.

c.

Site Plan Additional Requirements
The following plans shall be submitted with a site plan application and approval is necessary prior to
final authorization for development:

i.

Final plat or replat

ii. Engineering plans or construction plans,
iii. Traffic Impact Analysis, if applicable,
iv. Landscape plans,
v. Flood Study, if required,
vi. Other approvals as required by ordinance or resolution. or
vii. Tax certificate
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d.

Site Plan Standards of Approval

i.

Administrative Official Approval
The Administrative Official may approve, conditionally approve, or deny a site plan based upon
the criteria listed below.

ii. Approval Criteria
a) Conformance with the Comprehensive Plan and adopted design guidelines.
b) Compliance with this UDO and other applicable regulations and previously approved, valid
plans for the property.

c) The design and location of off-street parking and loading facilities to ensure that all such
spaces are usable and are safely and conveniently arranged.

d) The width, grade and location of streets designed to accommodate prospective traffic and to
provide access for firefighting and emergency equipment to buildings.

e) The use of landscaping and screening to provide adequate buffers to shield lights, noise,
movement or activities from adjacent properties when necessary, and to complement the
design and location of buildings and be integrated into the overall site design.

f)

The location, size and configuration of open space areas to ensure that such areas are
suitable for intended recreation and conservation uses.

g) Protection and conservation of soils from erosion by wind or water or from excavation or
grading.

h) Protection and conservation of water courses and areas subject to flooding.
i)

The adequacy of streets, water, drainage, wastewater, storm water facilities, garbage
disposal and other utilities necessary for essential services to residents and occupants.

j)

The design of adjacent public street improvements and right-of-way including existing or
proposed deceleration lanes, median openings and left turn bays, location of driveways,
drive aisles, cross access between internal developments, and access to properties adjacent
to the subject site.

k) The City shall not take action on a site plan for property where City taxes are delinquent.
e.

Site Plan Effect

i.

Approval of a site plan is the City's authorization to apply for approval of building permits and to
receive approval of engineering plans. Approval of a site plan does not give authorization for
commencing construction.

ii. During the time the site plan remains valid, the City shall not apply any additional requirements
concerning building placement, streets, drives, parking, landscaping or screening.

iii. Site plan approval is separate and distinct from other permits and approvals as may be required
by the City and other regulatory agencies.

iv. Approval of a site plan shall not affect other applicable regulations concerning development and
land use.
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v. Except where authorized by ordinance, a site plan may not be used to approve a variance to
development regulations.

vi. Where an approved plan conflicts with an adopted regulation and no variance or special
exception is expressly approved, the regulation shall apply.

f.

Site Plan Lapse

i.

Two (2) Year Effective Period

a) The approval of a site plan shall be effective for a period of two (2) years from the date of
filing of the application with the Administrative Official. At the end of this time, the site plan
shall expire unless the applicant demonstrates to the Administrative Official that progress
has been made towards completion of the project for which the site plan was approved.

b) Submission and receipt of approval of engineering plans and building permits prior to
expiration of the site plan shall be evidence of progress towards completion.

c) However, if engineering plans and permits have been approved only for a portion of the
property or if the progress towards completion is only for a portion of the property and/or
improvements, the site plan for the remaining property and/or improvements shall expire.

ii. Expired Site Plans
a) For all expired site plans, the applicant shall be required to submit a new site plan subject to
the existing regulations (see Section 311.G.1 above).

b) Site plan approval shall expire upon completion of the improvements shown on the plan.
Permits must remain valid during the construction process.

c) Subsequent additional development, site modifications and redevelopment shall be
considered a new project subject to the then existing ordinances, laws and regulations of the
City.

H.

Revocation of Site Plan Approval
The Administrative Official may revoke approval of a site plan if it determines that the conditions of the approval
have not been met or if the plan contains, or is based upon, incorrect information or if it is determined that it
was obtained using fraud or deceit.

I.

Design Standards and Specifications
The following design standards and specifications, as they exist or may be amended, are required in addition to
the design standards and specification set forth in this UDO:
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1.

Zoning Regulations;

2.

Subdivision Regulations;

3.

Fire Code;

4.

Engineering Standards;

5.

Any design standards and specifications approved by the City Council following the enactment of this
provision; and

6.

Building Code.
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Section 312.
A.

Variances

Who May Request a Variance
Any applicant may request a variance to the strict interpretation of this Ordinance.

B.

Hearing and Action by Zoning Board of Adjustment
After due notice, the Board of Adjustment shall hold a public hearing on an application for a variance. At the
public hearing, the Board of Adjustment shall consider the application, the relevant support materials and the
public testimony given at the public hearing in light of the criteria below. After the close of the public hearing,
the Board of Adjustment shall vote to approve, approve with conditions or deny the application for a variance,
pursuant to the criteria below. (Also see Section 203.C.4).

C.

Allowed Variances
In exercising its authority to grant a variance, the Board of Adjustment shall affirmatively find that one or more
of the following circumstances applies.

1.

Special circumstances resulting in unnecessary hardship
A variance may be granted where special circumstances exist on the property related to the size, shape,
area, topography, surrounding conditions or location that do not generally apply to other property in the
same zoning district, and that the circumstances are such that strict application of this Ordinance would
create an unnecessary hardship or deprive the applicant of reasonable use of the land or building.

2.

Overriding Public Interest
A variance may be granted if it addresses a recognized community concern or promotes an overriding
public interest, including, but not limited to, the following:

3.

a.

Preserving the natural environment; or

b.

Promoting maintenance or reuse of older urban or historic buildings.

Equity
A variance may be granted to permit modifications of height or setback regulations as may be needed to
secure equity in the development of a parcel of land where it has been demonstrated that, due to the
existence of legally nonconforming structures, a substantial proportion of the other properties in the same
area and zoning district are legally enjoying the conditions that the applicant is requesting.

4.

Literal Enforcement
A variance may be granted if it is found that the literal enforcement and strict application of this Ordinance
will result in extraordinary circumstances inconsistent with the general provisions and intent of this
Ordinance, and that, in granting the variance, the spirit of the ordinance will be preserved and substantial
justice done. The Board of Adjustment shall state in their minutes the nature of the circumstance that
justifies the variance.

D.

Variances Not Allowed
In exercising its authority, the Board of Adjustment shall not grant a variance that would create any of the
following effects:

1.

The effect of the variance on the specific property would adversely affect the land use pattern as outlined
by any City land use plan or policy.

2.

The variance would be a material detriment to the public welfare or create injury to the use, enjoyment or
value of property in the vicinity.
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3.

The variance is not the minimum variance that will relieve the proven hardship.

4.

The variance would allow a use not allowed in the use table for the district in which the parcel is located.

5.

The variance will relieve the applicant of conditions or circumstances that are caused by the illegal
subdivision of land after the effective date of the subdivision regulations of this Ordinance, which
subdivision of land caused the property to be unusable for any reasonable development under the existing
regulations.

6.

The variance will relieve the applicant of conditions or circumstances that are self-imposed.

7.

The variance is grounded solely upon the opportunity to make the property more profitable or to reduce
expense to the owner.

8.

The variance will modify any condition imposed by the Planning and Zoning Commission or City Council as
part of a conditional use or special use review.

9.

The variance would not only affect a specific parcel, but would be of such general nature as to constitute,
in effect, a change in zoning of the parcel or a larger area, or would merit an amendment to this Ordinance.

Variance Criteria
To approve an application for a variance, the Board of Adjustment shall make an affirmative finding that each
and every one of the following criteria are met.

F.

1.

Special circumstances exist that are peculiar to the land or structure that are not applicable to other land
or structures in the same zoning district and are not merely financial.

2.

These special circumstances are not the result of the actions of the applicant.

3.

Literal interpretation and enforcement of the terms and provisions of this Ordinance would deprive the
applicant of rights commonly enjoyed by other land in the same zoning district, and would cause an
unnecessary and undue hardship.

4.

Granting the variance is the minimum action that will make possible the use of the land or structure which
is not contrary to the public interest, and would carry out the spirit of this Ordinance and substantial
justice.

5.

Granting the variance will not adversely affect adjacent land in a material way.

6.

Granting the variance will be generally consistent with the purposes and intent of this Ordinance.

Conditions
The Board of Adjustment may impose such conditions on a variance as are necessary to accomplish the purposes
of this Ordinance, to prevent or minimize adverse impacts upon the public and neighborhoods, and to ensure
compatibility of the site with its surroundings. These conditions may include but are not limited to limitations on
size, bulk and location; standards for landscaping, buffering and screening, lighting and adequate ingress and
egress; cash deposits, bonds and other guarantees of deposit; other on-site improvements; and limitations on
the duration or hours of operation of an allowed use.

G.

Effect of Variance

1.
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Issuance of a variance shall authorize only the particular variation which is approved in the variance. A
variance shall run with the land.
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Unless otherwise specified in the variance, an application to commence construction of the improvements
that were the subject of the variance request must be applied for and approved within twelve (12) months
of the date of the approval of the variance; otherwise, the variance shall automatically become null and
void. Permitted time frames do not change with successive owners. Upon written request, only one
extension of the twelve (12) month period may be granted by the Administrative Officer if it is determined
that conditions of the site and immediately surrounding area are substantially unchanged.

Section 313.
A.

Special Exceptions

Purpose
The Board of Adjustment is authorized to hear and decide special exceptions to the zoning regulations that are
not permitted by right in a particular district because of potential adverse effect, but which if controlled in the
particular instance as to its relationship to the neighborhood and to the general welfare, may be permitted
where specifically authorized by D below, and in accordance with the substantive and procedural standards of
this Ordinance.

B.

Special Exceptions Defined
A special exception is differentiated from a variance by the following:

1.

No Hardship Required
A special exception does not require a finding of a hardship.

2.

Specifically Allowed
Approval of a special exception by the Board is allowed only as specifically provided for and defined in
these regulations.

C.

Requests for a Special Exception
The Board may consider a special exception to the provisions of D below upon written request of the property
owner.

D.

Special Exception Authorized
After holding a public hearing as required in Section 302, the Board may consider a special exception for the
following standards:

1.

Nonconformities

2.

Residential Setbacks

3.

Interpret the Boundaries of a Zoning District

4.

Off-Street Parking Requirements

5.

Landscaping Requirements

6.

Screening Requirements

Section 314.
A.

Petition for a Subdivision Waiver

Purpose
The purpose of a petition for a subdivision waiver to a particular standard or requirement with these UDO
subdivision regulations, as such are applicable to plats or construction plans, is to determine whether or not
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such particular standard or requirement should be applied to an application.

B.

Definitions
Subdivision waivers shall be classified as Minor Subdivision Waiver (see “Waiver, Minor Subdivision”) or Major
Subdivision Waiver (see “Waiver, Major Subdivision”), as defined in Chapter 10. Definitions.

C.

Decision-Maker

1.

Minor Subdivision Waiver

a.

Decision-Maker Authority
The Administrative Official shall act upon a Minor Subdivision Waiver listed as follows:

i.

Permit required for a screening fence or wall

ii. Subdivision name requirements
iii. Screening requirement between a nonresidential use and park and open space
iv. Maximum alley length
v. Right angles for side lot lines
vi. Traffic impact analysis
vii. Water lines extended to subdivision borders
viii. Wastewater lines extended to subdivision borders
ix. Sidewalks
b.

Appeal of a Minor Subdivision Waiver Decision

i.

Appeal Review and Recommendation
An appeal of the Minor Subdivision Waiver decision may be considered by the Planning and
Zoning Commission.

ii. Appeal Decision
If further appeal is made, the City Council shall then act on such an appeal. (See J below).

2.

Major Subdivision Waiver

a.

Decision-Maker Authority
After review and recommendation from the Planning and Zoning Commission, the City Council shall
decide a Major Subdivision Waiver.

D.

Subdivision Waiver Applicability

1.
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Waiver of Standard or Requirement

a.

An applicant may request a subdivision waiver of a particular standard or requirement applicable to a
preliminary plat, to construction plans, or where no preliminary plat application has been submitted
for approval, to a final plat or a replat.

b.

A subdivision waiver petition shall be specific in nature, and shall only involve relief consideration for
one particular standard or requirement.
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c.

An Applicant may, if desired, submit more than one subdivision waiver petition if there are several
standards or requirements at issue.

d.

For processing a subdivision waiver in relationship with a plat application, an applicant shall submit a
waiver of right to 30-day action in accordance with Section 307.B.4 Waiver of Right to 30-Day Action.

Waiver Petition Acceptance

a.

A petition for a subdivision waiver shall not be accepted in lieu of a Subdivision Vested Rights Petition
(see Section 310.B).

b.

If there is a question as to whether a Subdivision Vested Rights Petition is required instead of a
subdivision waiver petition, such determination shall be made by the Administrative Official.

Subdivision Waiver Submission Procedures

1.

2.

F.
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Written Waiver Request with Application

a.

A request for a subdivision waiver shall be submitted in writing by the Applicant with the filing of a
preliminary plat, construction plans, final plat or replat, as applicable.

b.

No subdivision waiver may be considered or granted unless the applicant has made such written
request.

Grounds for Waiver

a.

The applicant’s request shall state the grounds for the subdivision waiver request and all of the facts
relied upon by the applicant.

b.

Failure to do so will result in denial of the application unless the applicant submits a waiver of right to
30-day action in accordance with Section 307.B.4 Waiver of Right to 30-Day Action.

Subdivision Waiver Criteria

1.

Undue Hardship Present
A subdivision waiver to regulations within this UDO may be approved only when, in the decision-maker’s
opinion, undue hardship will result from strict compliance to the regulations.

2.

Consideration Factors
The decision-maker shall take into account the following factors:

3.

a.

The nature of the proposed land use involved and existing uses of the land in the vicinity;

b.

The number of persons who will reside or work in the proposed development; and

c.

The effect such subdivision waiver might have upon traffic conditions and upon the public health,
safety, convenience and welfare in the vicinity.

Findings
No subdivision waiver shall be granted unless the decision-maker finds:

a.

That there are special circumstances or conditions affecting the land involved or other constraints
such that the strict application of the provisions of this UDO would deprive the applicant of the
reasonable use of his or her land; and
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4.

5.

b.

That the subdivision waiver is necessary for the preservation and enjoyment of a substantial property
right of the applicant, and that the granting of the subdivision waiver will not be detrimental to the
public health, safety or welfare or injurious to other property in the area; and

c.

That the granting of the subdivision waiver will not have the effect of preventing the orderly
subdivision of other lands in the area in accordance with the provisions of this UDO.

Intent of UDO Subdivision Regulations

a.

A subdivision waiver may be granted only when in harmony with the general purpose and intent of
the UDO subdivision regulations so that the public health, safety and welfare may be secured and
substantial justice done.

b.

Financial hardship to the applicant shall not be deemed to constitute undue hardship.

Minimum Degree of Variation
No subdivision waiver shall be granted unless it represents the minimum degree of variation of
requirements necessary to meet the needs of the applicant.

6.

Violations and Conflicts
The decision-maker shall not authorize a subdivision waiver that would constitute a violation of, or conflict
with, any other valid ordinance, code, regulation, master plan or Comprehensive Plan of the City.

7.

G.

Falsification of Information

a.

Any falsification of information by the applicant shall be cause for the subdivision waiver request to
be denied.

b.

If the subdivision waiver request is approved based upon false information, whether intentional or
not, discovery of such false information shall nullify prior approval of the subdivision waiver, and shall
be grounds for reconsideration of the subdivision waiver request.

Burden of Proof
The applicant bears the burden of proof to demonstrate that the requirement for which a subdivision waiver is
requested, if uniformly applied, imposes an undue hardship or disproportionate burden on the applicant. The
applicant shall submit the burden of proof with the original submittal.

H.

Subdivision Waiver Decision

1.

2.

The decision-maker shall consider the subdivision waiver petition and, based upon the criteria set forth in F
above, shall take one of the following actions:

a.

Deny the petition, and impose the standard or requirement as it is stated in these UDO subdivision
regulations; or

b.

Grant the petition, and waive in whole or in part the standard or requirement as it is stated in this
UDO.

Decision Process for Minor Subdivision Waiver
The decision-maker shall deny or grant a request for a minor subdivision waiver concurrently with the
decision of a preliminary plat, construction plans, final plat, or replat, as applicable.

3.

Decision Process for Major Subdivision Waiver

a.

36

Recommendation of the Planning and Zoning Commission
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i.

The Planning and Zoning Commission shall consider the subdivision waiver request at a public
meeting no later than thirty (30) calendar days after the date on which the notice of subdivision
waiver is submitted to the Administrative Official.

ii. The Planning and Zoning Commission shall recommend to the City Council deny of grant a
request for a subdivision waiver by simple majority vote.

b.

Decision by City Council

i.

After the recommendation from the Planning and Zoning Commission has been made, the City
Council shall consider the subdivision waiver request at a public meeting no later than thirty (30)
calendar days after the date on which the Planning and Zoning Commission’s recommendation
was made.

ii. The City Council deny or grant a request for a subdivision waiver by a 5/7 (e.g., super-majority)
vote.

iii. The decision of the City Council is final.
I.

Notification of Decision on Petition – 14 Days
The applicant shall be notified of the decision on the subdivision waiver by the City Council within fourteen (14)
calendar days following the decision.

J.

Minor Subdivision Waiver Appeal

1.

2.

3.

Initiation of an Appeal

a.

The applicant may appeal a minor subdivision waiver decision of any Administrative Official, as
allowed within these subdivision regulations.

b.

The written request to appeal shall be submitted to the Administrative Official within thirty (30)
calendar days following the denial decision.

Recommendation of the Planning and Zoning Commission

a.

The Planning and Zoning Commission shall consider the appeal at a public meeting no later than
thirty (30) calendar days after the date on which the notice of appeal is submitted to the
Administrative Official.

b.

At this meeting, new information may be presented and considered, if available, that might alter the
previous decision to deny the minor subdivision waiver.

c.

The Planning and Zoning Commission shall recommend to the City Council to affirm, modify, or
reverse the previous decision by simple majority vote.

Appeal to City Council

a.

The applicant, the Administrative Official, or four (4) members of City Council may appeal to the
Planning and Zoning Commission’s decision by submitting a written notice of appeal to the
Administrative Official within thirty (30) calendar days following the Planning and Zoning
Commission’s decision.

b.

After the recommendation from the Planning and Zoning Commission has been made, the City
Council shall consider the appeal at a public hearing no later than thirty (30) calendar days after the
date on which the Planning and Zoning Commission’s recommendation was made.

c.

The City Council may affirm, modify, or reverse the decision by simple majority vote.
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d.
K.

The decision of the City Council is final.

Effect of Approval

1.

Submission and Processing
Following the granting of a subdivision waiver, the applicant may submit or continue the processing of a
plat or construction plans, as applicable.

2.

Expirations
The subdivision waiver granted shall remain in effect for the period the plat or construction plans are in
effect, and shall expire upon expiration of either or both of those applications.

3.

Extensions
Extension of those applications shall also result in extension of the subdivision waiver.

Section 315.
A.

Special Use Permit (SUP)

Purpose
Special use permits (SUPs) allow for review of specified uses that may be appropriate in designated areas,
provided that consideration is given to conditions that will minimize any negative impacts of the use. A special
use permit should be approved if these conditions can be met.

B.

Who May File
An application for special use approval shall be submitted by the owner or an agent authorized by affidavit to act
on the owner’s behalf, unless initiated by City officials.

C.

Submission of Application
A complete application shall be submitted to the Administrative Official along with the appropriate fee. The
Administrative Official may require an application for special use approval to be accompanied by a site plan of
existing and proposed development of the affected site.

D.

Applicable Development Standards
Unless otherwise specified in this Ordinance, no special use approval shall be granted for any use that does not
conform to the dimensional standards of the district in which it is located. Each special use shall also be subject
to any specific use requirements set forth in this Ordinance.

E.

Review by Administrative Official
After determining that the application is complete, the Administrative Official shall schedule a public hearing
before the Planning and Zoning Commission.

F.
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Hearing and Recommendation by Planning and Zoning Commission

1.

The Planning and Zoning Commission shall, after appropriate notice, conduct a public hearing on each
request for approval of a special use.

2.

At the public hearing, the Planning and Zoning Commission shall consider the application, any pertinent
comments by City staff, other relevant support materials and public testimony given at the public hearing.
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After the close of the public hearing, the Planning and Zoning Commission shall recommend that the City
Council approve the request, approve the request with additional conditions, or deny the request. The
Planning and Zoning Commission may propose such conditions as are necessary to prevent or minimize
adverse effects on other property in the neighborhood, including, but not limited to: screening, buffer
zones, limitations on size, bulk and location, provision of adequate ingress and egress, duration of special
use approval, and hours of operation for the special use so allowed.

Hearing and Action by City Council

1.

The City Council shall, after appropriate notice, conduct a public hearing on each request for approval of a
special use.

2.

At the public hearing, the City Council shall consider the application, any pertinent comments by City staff,
the Planning and Zoning Commission recommendation, other relevant support materials and public
testimony given at the public hearing.

3.

After the close of the public hearing, the City Council shall approve the request, approve the request with
additional conditions, or deny the request. The Council may attach such conditions to a special use
approval as are necessary to prevent or minimize adverse effects on other property in the neighborhood,
including, but not limited to: screening, buffer zones, limitations on size, density and location, provision of
adequate ingress and egress, duration of special use approval, and hours of operation of the special use.

4.

Where written protest against a proposed special use is made and signed by

a.

The owners of twenty (20) percent or more of the area subject to the special use; or

b.

The owners of twenty (20) percent or more of the area within two hundred (200) feet of the affected
area,

Then the proposed special use shall require a favorable vote of at least three-fourths (3/4) of all the
members of the City Council to become effective.

H.

Special Use Approval Criteria
Approval of a special use by the Planning and Zoning Commission and City Council shall be based upon the
following criteria.

1.

Impacts Minimized
Whether and the extent to which the site plan minimizes adverse effects, including adverse visual impacts,
on adjacent properties.

2.

Consistent with this Ordinance
Whether and the extent to which the proposed special use would conflict with any portion of this
Ordinance, including the applicable zoning district intent statement.

3.

Compatible with Surrounding Area
Whether and the extent to which the proposed special use is compatible with existing and anticipated uses
surrounding the subject land.

4.

Traffic Circulation
Whether and the extent to which the proposed special use is likely to result in extraordinarily prolonged or
recurrent congestion of surrounding streets, especially minor residential streets.

5.

Effect on Natural Environment
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Whether and the extent to which the proposed special use would result in significant adverse impacts on
the natural environment, including but not limited to water or air quality, noise, storm water management,
wildlife, vegetation, wetlands and the practical functioning of the natural environment.

6.

Community Need
Whether and the extent to which the proposed special use addresses a demonstrated community need.

7.

Development Patterns
Whether and the extent to which the proposed special use would result in a logical and orderly pattern of
urban development in the community.

I.

Expiration of a Special Use Permit Site Plan
Approval of an SUP Site Plan shall be void if a building permit is not issued and construction begun within two (2)
years of the granting of the SUP.

J.

Violation of Permit Requirements
Any violation of the requirements of a special use permit may be considered grounds for immediately voiding
the special use permit.

Section 316.
A.

Planned Unit Development (PUD)

Applicability
The owner of any tract of land may request a rezoning as a planned unit development (PUD). A proposed site
plan shall be submitted indicating density of residential, commercial and/or industrial areas, along with the
location of all proposed streets, alleys, protective screening and open spaces.

B.

Review by Administrative Official
After determining that the application is complete, the Administrative Official shall schedule a public hearing
before the Planning and Zoning Commission.

C.

Review by Planning and Zoning Commission
The Planning and Zoning Commission shall, after appropriate notice, conduct a public hearing on each request
for approval of a planned unit development. After considering the application, pertinent comments by City staff,
other relevant support materials and public testimony given at the public hearing, and after reviewing the site
plan in accordance with the criteria listed in this section, the Planning and Zoning Commission shall recommend
that the City Council rezone to PUD, subject to approval of the submitted site plan; recommend that the City
Council rezone to PUD, subject to modifications to the submitted site plan; or recommend that the City Council
deny the request.

D.
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Hearing and Action by City Council

1.

The City Council shall, after appropriate notice, conduct a public hearing on each request for approval of a
planned unit development.

2.

At the public hearing, the City Council shall consider the application, any pertinent comments by City staff,
the Planning and Zoning Commission recommendation, other relevant support materials and public
testimony given at the public hearing.
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3.

After the close of the public hearing, the City Council shall rezone to PUD, subject to the submitted site
plan; rezone to PUD, subject to modifications to the submitted site plan; or deny the request. The Council
may attach such conditions to a planned unit development approval as are necessary to prevent or
minimize adverse effects on other property in the neighborhood, including, but not limited to: limitations
on size, density and location, provision of adequate ingress and egress, duration of special use approval,
and hours of operation of the planned unit development.

4.

Where written protest against a proposed planned unit development is made and signed by

a.

The owners of twenty (20) percent or more of the area subject to the special use; or

b.

The owners of twenty (20) percent or more of the area within two hundred (200) feet of the affected
area,

Then the proposed special use shall require a favorable vote of at least three-fourths (3/4) of all the
members of the City Council to become effective.

E.

Conditions
A planned unit development granted under these provisions shall be considered as an amendment to this
Ordinance as applicable to such property. In granting such planned unit development the City Council may
impose or amend all conditions recommended by the Planning and Zoning Commission, plus additional
conditions considered appropriate by the City Council.

F.

PUD Concept Plan as Preliminary Plat
After initial approval of a PUD by the City Council, the Planning and Zoning Commission is hereby authorized to
accept a PUD site plan as a preliminary plat. A final PUD will be handled as would any final plat.

G.

Expiration of a PUD Site Plan
Approval of any PUD site plan shall be void if construction has not begun within two (2) years from the time of
approval of the final PUD (final plat).

H.

Site Plan Modifications
In no case shall an approved site plan be amended nor the area of the total planned unit development be
reduced once a portion has been constructed without first resubmitting the changes as a new application for site
plan approval or rezoning, as appropriate.

I.

General PUD Design Criteria
All PUDs shall be designed in accordance with the following criteria.

J.

1.

The arrangement of developed uses on the site shall properly consider significant natural features and
drainage patterns, views, roadway access and surrounding land uses.

2.

Clustering of development sites, especially buildings, is encouraged so as to preserve natural features and
provide usable common open space.

3.

The circulation system shall be integrated and coordinated, with complete interconnection.

4.

The street, drainage and utility systems shall be designed to accommodate the overall demand of the PUD.

5.

Provision shall be made for ownership and maintenance of common open space through a homeowners
association or other similar mechanism.

Residential PUD Density and Design Criteria
Density and design criteria for a residential planned unit development shall be as follows:
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K.

1.

A Residential PUD shall be at least six (6) residential lots or a two (2) acre tract of land.

2.

Residential uses shall comprise eighty (80) percent or more of the gross area of the development, with the
remaining twenty (20) percent or less being used for nonresidential uses.

3.

Residential density shall not exceed fourteen (14) units per acre.

4.

The minimum lot size, lot widths and yard areas shall be established by the Planning and Zoning
Commission in accordance with a site plan approved for the development.

5.

The height of buildings shall conform to Chapter 4. District Regulations.

6.

Row houses, townhouse, or other attached dwellings shall contain no more than ten (10) units per
building.

7.

The uses or arrangement of uses shall not have a detrimental effect on adjacent properties.

8.

All common open space shall require protective covenants running with the land, deed or trust; or shall be
dedicated to the public as a park.

Approval Criteria
A PUD concept plan and rezoning shall be approved only if the following criteria are all met.

1.

The proposal is consistent with the City’s Comprehensive Plan.

2.

The PUD is necessary to address a unique situation or represents a substantial benefit to the City,
compared to what could have been accomplished through strict application of the otherwise applicable
zoning district standards.

3.

The proposed plan mitigates any potential significant adverse impacts to the maximum practical extent.

Section 317.
A.

B.

Subdivision Classifications

1.

Amended Plat. The relocation of common boundaries between adjacent lots which does not create
additional lots, leave existing lots with any substandard dimensions, or require the extension of municipal
utilities.

2.

Minor Subdivision. A subdivision in which six lots or less are created and no dedication of public right-ofway is made.

3.

Major Subdivision. Any subdivision which is not a Minor Subdivision or Amended Plat.

4.

Aggregation of Platted Lots. See paragraph H below.

Items to Be Shown on Plats

1.

Preliminary Plat: Preliminary plats shall be drawn to a convenient scale of not more than one hundred
(100) feet to an inch and shall show the following information (on the plat or supporting document where
so specified) for the area to be platted and all land within two hundred (200) feet of the outer boundary of
the subdivision.

a.

42

Subdivision

Proposed Name: The proposed name shall not duplicate the name of any plat previously recorded
within San Patricio County.
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b.

Project Ownership: Name and address, including telephone number, of legal owner, or agent, of
property, and citation of last instrument conveying title to each parcel of property involved in the
proposed subdivision, giving grantor, grantee, date, and land records reference; and,

i.

Verification of payment of property taxes.

ii. Existing covenants on the property, if any.
c.

Adjacent Ownership: Names of adjoining property owners.

d.

Professional Firms: Name and address, including confirmed current professional Texas credentials,
telephone number, of the professional person(s) responsible for subdivision design, for the design of
public improvements, surveys and any environmental reports.

e.

Title Block: Graphic and numerical scale, north arrow and date.

f.

Description: Legal description of the subdivision outer boundary.

g.

Vegetation: Existing trees or other existing major plant life, if any.

h.

Encumbrances: Location of existing property lines, existing easements, rights-of-way and
watercourses.

i.

Topography: The plat map shall show the existing elevations at two foot intervals.

j.

Circulation: Location, width and names of all existing or platted streets or other public ways within or
immediately adjacent to the tract, plus all proposed streets, sidewalks and pedestrian-bicycle paths.

k.

Utilities, Existing: Location, sizes, elevations and slopes of existing sewers, water mains, gas and
pipelines and culverts and other underground structures and easements within the tract and
immediately adjacent thereto, and utility poles on or immediately adjacent to the site.

l.

Utilities, Proposed: Proposals for connection with existing cable TV, electric, gas and telephone
systems, public water and sewage systems, or alternative means of providing sanitary sewage
disposal if the City grants a waiver under state law. Appropriate covenants, easements and other
restrictions shall be shown.

m.

Storm Water Management Plan: Preliminary provisions for collecting and discharging surface water
drainage.

n.

Soils: Soil types as indicated in the U.S. Soil Conservation Survey of San Patricio County.

o.

Environmentally Sensitive Lands: The location of any flood hazard areas or wetlands and all applicable
environmentally sensitive areas shall be shown and impact reports provided as required by State
and/or Federal law.

p.

Lots: Location, dimensions and areas of all proposed or existing lots.

q.

Setbacks: All setback lines based upon the applicable zoning district. (A typical lot plat is acceptable.)

r.

Recreational and Public Uses: The approximate location, dimensions and area of all parcels of land
proposed to be set aside for private or public recreational or park use or other public use. Land to be
dedicated to the City shall be so indicated.

s.

Common Areas: Proposed ownership and maintenance provisions of any such areas.
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2.

t.

Other Holdings: Whenever the preliminary plat covers only a part of an applicant's contiguous
holdings, the applicant shall submit, at the scale of no more than two hundred (200) feet to the inch,
the proposed area layout and street system of the subject plat together with the future streets,
utilities and storm water systems of the remaining portion of the tract.

u.

Phasing: If the plat is to be developed in phases, such phasing shall be shown.

v.

Vicinity Map: General location map showing the proposed platted area relative to the community.

w.

Survey: Sufficient data acceptable to the City Engineer to determine readily the location, bearing and
length of all lines.

x.

Land Use: Indication of the proposed use of any lot other than a single-family detached lot, e.g.
multifamily, commercial, office, etc.

y.

Block and Lot Numbers: Blocks shall be consecutively numbered or lettered in alphabetical order. The
blocks in numbered additions to subdivisions bearing the same name shall be numbered or lettered
consecutively throughout the several additions. All lots in each block shall be consecutively
numbered. Out-lots shall be lettered in alphabetical order.

Final Subdivision Plat
The final subdivision plat (major or minor) shall be presented at the same scale and consistent with the
preliminary plat (including any conditions of approval). The final subdivision plat must meet the following
in addition to items required by preliminary plat:

3.

a.

Notation of any covenants and self-imposed restrictions, and locations of any building setback lines
proposed to be established in this manner, if required by the City in accordance with these
regulations.

b.

Lots numbered as approved by the City Engineer.

c.

Streets named as approved by the City Engineer.

d.

All monuments erected, corner, and other points established in the field in accordance with Chapter
970, VTCA.

e.

Executed mortgage approval and acknowledgment.

f.

The final subdivision plat shall be prepared by a land surveyor licensed by the State of Texas.

Subdivision Construction Plans
Construction plans shall be prepared for all required improvements. Plans shall be drawn at a scale of no
more than one inch equals fifty (50) feet, and map sheets shall be of convenient size approved by the City
Engineer. Upon completion of the improvements, the engineer shall provide the city with as-built plans.
The city shall be supplied plans in a format and quantity as determined by the Administrative Official. The
Developer’s Engineer shall also supply the city with the construction costs (labor and material) of the
water, sewer, storm sewer, and street improvements. In addition to the design requirements of this
Section, the following shall be shown:

a.

Streets
Profiles showing existing and proposed elevations along the centerline of all roads. Where a proposed
road intersects an existing road or roads, the elevation along the centerline of the existing road or
roads within one hundred (100) feet of the intersection shall be shown. Radii of all curves, lengths of
tangents, and central angles on all streets shall be shown. Plans and profiles showing the locations
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and typical cross section of street pavements, including curbs and gutters, sidewalks, drainage
easements, servitude, rights-of-way, manholes, and catch basins. Unless otherwise allowed, all street
sections shall be level and symmetrical.

b.

Other Public Improvements
The locations of bicycle paths, street trees, the street lighting and electrical plan, and street signs; the
location, size and invert elevations of existing and proposed sanitary sewers, storm water drains,
swales, catch basins, fire hydrants showing connections to any existing or proposed utility system;
and exact location and size of all water, gas or other underground utilities or structures.

c.

Other Governmental Permits
If the public improvement plans require permits from County, State or Federal agencies, the applicant
shall obtain such permits prior to City approval of the construction plans.

d.

Grading Plan
Specifications and references required by the City's Construction Standards and Specifications
(adopted by separate Ordinance) relative to the site grading plan for the entire subdivision.

e.

Engineer
Title, name, address, seal, and signature of the registered professional engineer responsible for the
above.

4.

Final Engineering Report
The final plat shall be accompanied by an engineering report bearing the signed and dated seal of a
professional engineer registered in the State of Texas. The engineering report shall discuss the availability
and methodology of providing water facilities and wastewater treatment service to individual lots within
the subdivision. A detailed cost estimate per lot acceptable to the City shall be provided for those
unconstructed water supply and distribution facilities and for wastewater collection and treatment
facilities, which are necessary to serve each lot of the subdivision. The plan shall include a construction
schedule for each significant element needed to provide adequate water or wastewater facilities. If
financial guarantees are to be provided under E below, the schedule shall include the start dates and
completion dates.

a.

Public Water Systems

i.

Where water supplies are to be provided by an existing public water system, the subdivider shall
furnish an executed contractual agreement in substantially the form attached in Appendix 1A
between the subdivider and the retail public utility to the effect that the retail public utility has
or will have the ability to supply the total flow anticipated from the ultimate development and
occupancy of the proposed subdivision for a minimum of thirty (30) years and that the subdivider
has provided for the payment of costs or fees for the connection of each individual lot to the
public water system, including water meters, water acquisition fees, or other necessary expenses
required by the retail public utility. Before final plat approval, plans and specifications for the
proposed water facilities shall have been approved by all entities having jurisdiction over the
proposed project, which may include the TCEQ and the county health department in addition to
the responsible departments of the City. If groundwater is to be the source of the water supply,
the final engineering report shall include a groundwater availability study, which shall include
comments regarding the long term (thirty [30] years) quantity and quality of the available
groundwater supplies relative to the ultimate needs of the subdivision.
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ii. Where there is no existing retail public utility to construct and maintain the proposed water
facilities, the subdivider shall establish a retail public utility and obtain a Certificate of
Convenience and Necessity (CCN) from the TCEQ and include evidence of the CCN issuance with
the plat. Before final plat approval, plans and specifications for the proposed water facilities shall
have been approved by all entities having jurisdiction over the proposed project. If ground water
is to be the source of the water supply, the final engineering report shall include a groundwater
availability study which shall include an analysis of the long term (thirty [30] years) quantity and
quality of the available groundwater supplies relative to the ultimate needs of the subdivision. If
surface water is the source of supply then the final engineering report shall include evidence that
sufficient water rights have been obtained and dedicated, either through acquisition or
wholesale water supply agreement that will provide a sufficient supply to serve the needs of the
subdivision for a term of not less than thirty (30) years.

b.

Non-Public Water System
Where individual wells are proposed for the supply of drinking water to residences, the final
engineering report shall include the quantitative and qualitative results of sampling the test wells in
accordance with Section 614.B.4. The results of such analyses shall be made available to the
prospective property owners. If the water quality of the test well required pursuant to Section
614.B.4 does not meet the water quality standards as set forth in that section without treatment by
an identified and commercially available water treatment system, then the final report must state the
type of treatment system that will treat the water produced from the well to the specified water
quality standards, the location of at least one commercial establishment within the county at which
the system is available for purchase, and the cost of such system, the cost of installation of the
system, and the estimated monthly maintenance cost of the treatment system. The engineer shall
issue a statement concerning the availability of groundwater supplies to serve the fully developed
subdivision over the next thirty (30) years. Such statement may be based on information available
from the Texas Water Development Board’s Office of Planning. The description of the required
sanitary control easement shall be included.

c.

Organized Sewerage Facilities

i.

Where wastewater treatment is to be provided by an existing retail public utility, the subdivider
shall furnish evidence of a contractual agreement in substantially the form attached in Appendix
1B between the subdivider and the retail public utility to the effect that the retail public utility
has or will have the ability to treat the total flow anticipated from the ultimate development and
that the subdivider has paid the cost of all fees associated with connection to the wastewater
collection and treatment system have been paid so that service is immediately available to each
lot. Before final plat approval, an appropriate permit to dispose of wastes shall have been
obtained from the TCEQ and plans and specifications for the proposed wastewater collection and
treatment facilities shall have been approved by all entities having jurisdiction over the proposed
project.

ii. Where there is no existing retail public utility to construct and maintain the proposed sewerage
facilities, the subdivider shall establish a retail public utility and obtain a CCN from the TCEQ.
Before final plat approval, a wastewater treatment permit authorizing the treatment of the
wastewater for the ultimate build-out population of the subdivision shall have been obtained
from the TCEQ and plans and specifications for the proposed sewerage facilities shall have been
approved by all entities having jurisdiction over the proposed project.

d.
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On-Site Sewerage Facilities
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Where private on-site sewerage facilities are proposed, the final engineering report shall include
planning materials required by 30 TAC, §285.4(c), or as amended, including the site evaluation
described by 30 TAC, §285.30, or as amended, and all other information required by applicable OSSF
regulations.

5.

Nonresidential Subdivision
Nonresidential subdivisions are governed by the standards of this Ordinance in concert with other
applicable City Ordinances.

C.

a.

Driveways and other points of access to and from arterial, and collectors must be approved and shall
be designed in accordance with sound planning and engineering principles which promote the public
health, safety and general welfare.

b.

Pedestrian ways, sidewalks and fencing are required improvements for public safety.

Preliminary Plat, Major Subdivision.

1.

Pre-Application Conference
Owner Representation. An application for approval of a plat shall be filed by the record owner of the
property to be subdivided or the duly authorized agent of the record owner. Before preparing the
preliminary plat for a subdivision, the applicant must discuss with Administrative Official the procedures
and requirements of this Ordinance. A rough preliminary or "sketch plan" of the area to be subdivided shall
be required for this procedure.

2.

Application Procedure and Requirements
After receiving direction from City Staff, an application shall be submitted to the City on forms provided for
that purpose and in the quantity specified thereon. The application shall be accompanied by twelve (12)
copies of the preliminary plat.

3.

Staff Review
After receipt of application, the City Staff shall review the preliminary plat, determine if the application is
complete in accordance with Section 307 Application Completeness and Expiration, and if the application is
deemed complete, shall render a recommendation to the Planning and Zoning Commission at the next
regularly scheduled meeting of the Planning and Zoning Commission.

4.

Planning and Zoning Commission
After reviewing the preliminary plat along with staff's recommendations, the Planning and Zoning
Commission will advise the applicant of the specific changes or additions, if any, it will require in the layout
and required improvements as a prerequisite to the preliminary plat approval. The Planning and Zoning
Commission may approve, approve with conditions or reject the preliminary plat. Approval shall constitute
authorization for the applicant to prepare and submit construction plans and a final plat to the Planning
and Zoning Commission. Should the preliminary plat be rejected, the developer may appeal to the City
Council under the procedures outlined in paragraph P below.

5.

Effective Period of Preliminary Plat Approval
A preliminary plat shall be effective for a period of six months, at the end of which time, a final plat shall
have been submitted in accordance with paragraph D below. An extension of the preliminary plat for not
more than six months may be granted by the Planning and Zoning Commission prior to the expiration of
the initial preliminary plat approval. This provision shall also apply to the first phase of a sectionalized
subdivision (see paragraph G below).
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6.

Plat Amendment
A preliminary plat shall be amended by the same procedure outlined in Section 317, except that a vote of
one more than a simple majority of Planning and Zoning Commission quorum present shall be required for
such change.

7.

Resubmission of Expired Plat
Any expired plat that is resubmitted shall be subject to any amendments to this Ordinance adopted prior
to resubmission.

D.

Final Plat, Major or Minor Subdivision

1.

Application Procedure and Requirements
Owner Representation. An application for approval of a plat shall be filed by the record owner of the
property to be subdivided or the duly authorized agent of the record owner. Following the approval of the
preliminary plat for major subdivisions, or following a pre-application conference for minor subdivisions,
the applicant shall submit a final plat. It shall be accompanied by the following:

2.

a.

A copy of the approved Preliminary Plat (for Major Subdivisions) or a copy of a survey of the property
showing all adjacent owners (for Minor Subdivisions).

b.

Final Plat: five (5) copies for initial review, twelve (12) copies for Planning and Zoning Commission
approval.

c.

Subdivision Construction Plans: three copies including drainage plans for review and approval by staff
(if public improvements are to be constructed).

d.

Dedications

e.

Tax certificate

f.

All formal irrevocable offers of dedication to the public of all streets, local government uses, utilities,
parks and easements in a form approved by the City Manager.

g.

Utility Verification Letters showing that the electric, cable, and other utility providers have reviewed
the plat and take no exception.

Staff Review
The City Staff shall review the Final Plat against the Preliminary Plat along with construction plans,
determine if the application is complete in accordance with Section 307 Application Completeness and
Expiration, and if the application is deemed complete, shall render a recommendation to the Planning and
Zoning Commission at the next regularly scheduled meeting. In the event the final plat substantially
changes* from the approved preliminary plat, both plats shall be submitted, through application, to the
Planning and Zoning Commission for re-evaluation. Copies of the plats and construction plans shall be
available for public inspection in the Building Department.

3.

Planning and Zoning Commission Action
After reviewing the final plat along with the Administrative Official’s recommendations, the Planning and
Zoning Commission may approve, approve with conditions or reject the final plat. Approval shall constitute
the City’s acceptance of public dedications and that the proposed lots comply with this Ordinance. Except
as allowed in paragraph E below, the plat shall not be signed or recorded until all public improvements
have been installed and all conditions of the plat approval have been met.

4.
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Appeal to City Council

Development Review Procedures

DRAFT

Unified Development Ordinance
Should the plat be rejected by the Planning and Zoning Commission, the applicant may appeal to the City
Council in accordance with paragraph P below.

5.

Effective Period of Final Plat Approval
An approved final plat shall be effective for a period of twelve (12) months, at the end of which time
improvements shall have started. Should improvements not be started within the allotted time then both
the final and the preliminary plat shall become null and void. Additional extensions of six (6) months may
be requested in writing, prior to the expiration of the original approval period, to the Planning and Zoning
Commission. This shall also apply to the first phase of a sectionalized subdivision.

6.

Ordinance Amendments
Every plat shall conform to the appropriate regulations applicable at the time of final approval, except that
any final plat that has received preliminary approval shall be exempt from any subsequent amendments to
this Ordinance rendering the plat nonconforming as to bulk or use; provided that final approval is obtained
as outlined in this paragraph D.

E.

Financial Guarantees for Improvements

1.

Applicability
If an adequate public or non-public water system or wastewater facility is not available from the City or
another entity, or are not constructed by the subdivider, to serve lots intended for residential purposes of
five (5) acres or less at the time final plat approval is sought, then the City shall require the owner of the
subdivided tract to execute an agreement with the City secured by a bond or other alternative financial
guarantees such as a cash deposit or a letter of credit. Lots of five (5) acres or less are presumed to be for
residential purposes unless the land is restricted to nonresidential uses on the final plat and all deeds and
contracts for deeds.

2.

Bonds
The bond shall meet the following requirements:

a.

The bond or financial guarantee shall be payable to the City.

b.

The bond or financial guarantee shall be in an amount determined by the City to be adequate to
ensure proper construction or installation of the public or nonpublic water facilities, and wastewater
facilities to service the subdivision, including reasonable contingencies, but in no event shall the
amount of the bond be less than the total amount needed to serve the subdivision as established by
the engineer who certifies the plat.

c.

The bond shall be executed with sureties as may be app roved by the City. The City shall establish
criteria for acceptability of the surety companies issuing bonds that include but are not limited to:

i.

Registration with the Secretary of State and be authorized to do business in Texas; and

ii. Authorization to issue bonds in the amount required by the City Council; and
iii. Rating of at least B from Best's Key Rating Guide; or if the surety company does not have any
such rating due to the length of time it has been a surety company, the surety company must
demonstrate eligibility to participate in the surety bond guarantee program of the Small Business
Administration and must be an approved surety company listed in the current United States
Department of Treasury Circular 570. Such bonds shall meet the criteria contained in the rules
and regulations promulgated by the United States Department of Treasury.

Development Review Procedures

49

DRAFT

City of Portland

d.

3.

The bond shall be conditioned upon construction or installation of water and wastewater facilities
meeting the criteria established by Chapter 6. Subdivision Design and Improvements and upon
construction of facilities within the time stated on the plat, or on the document attached to the plat
for the subdivision, or within any extension of time granted by the City.

Letter of Credit
A letter of credit shall meet the following requirements:

a.

Any letter of credit submitted as a financial guarantee for combined amounts greater than $10,000
and less than $250,000 must be from financial institutions which meet the following qualifications:

i.

Bank qualifications
Must be federally insured; Sheshunoff rating must be 10 or better and primary capital must be at
least 6.0% of total assets; and total assets must be at least $25 million dollars.

ii. Savings and loan association qualifications
Must be federally insured; tangible capital must be at least 1.5% of total assets; and total assets
must be greater than $25 million dollars; or tangible capital must be at least 3.0% of total assets
if total assets are less than $25 million dollars; and Sheshunoff rating must be 30 or better.

iii. Other financial institutions’ qualifications
The letter of credit must be 110% collateralized by an investment instrument that would meet
the qualifications for a municipal investment; the investment instrument must be registered in
the City's name and the City must receive safekeeping receipts for all collateral before the letter
of credit is accepted.

b.

Any letter of credit submitted as a financial guarantee for combined amounts greater than $250,000
must be from financial institutions which meet the following qualifications:

i.

Bank qualifications
Must be federally insured; Sheshunoff rating must be 30 or better and primary capital must be at
least 7.0% of total assets; and total assets must be at least $75 million dollars.

ii. Savings and loan association qualifications
Must be federally insured; tangible capital must be at least 3.0% of total assets and total assets
must be greater than $75 million dollars; or tangible capital must be at least 5.0% of total assets
if total assets are less than $75 million dollars; Sheshunoff rating must be 30 or better.

iii. Other financial institutions’ qualifications
The letter of credit must be 110% collateralized by an investment instrument that would meet
the qualifications for a municipal investment; the investment instrument must be registered in
the City's name and the City must receive safekeeping receipts for all collateral before the letter
of credit is accepted.
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c.

The letter of credit shall list as sole beneficiary the City. The form of the letter of credit shall be
modeled after the form in Exhibit A to this Ordinance.

d.

The letter of credit shall be conditioned upon installation or construction of water and wastewater
facilities meeting the standards established under Chapter 6. Subdivision Design and Improvements
and upon construction of facilities within the time stated on the plat, or on the document attached to
the plat for the subdivision, or within any extension of time granted by the City.
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Financial Guarantee
The City will determine the amount of the bond, letter of credit, or cash deposit required to ensure proper
construction of adequate water and wastewater facilities in the subdivision.

5.

Alternative to City Accepting a Financial Guarantee
The City may approve a final plat under this section without receiving a financial guarantee in the name of
the City if:

a.

The property being subdivided lies wholly within the jurisdiction of the county;

b.

The property being subdivided lies wholly within the extraterritorial jurisdiction of a municipality; and

c.

The City has executed an interlocal agreement with the County that imposes the obligation on the
County to:

i.

Accept the bonds, letters of credit, or other financial guarantees, that meet the requirements of
this section;

ii. Execute the construction agreement with the subdivider; and
iii. Assume the obligations to enforce the terms of the financial guarantee under the conditions set
forth therein and complete construction of the facilities identified in the construction agreement.

F.

Signing and Recording of Final Plat

1.

Signing
When installation of improvements is required, the Chairman of the Planning and Zoning Commission and
the Administrative Official shall endorse approval on the plat only after all conditions of the approval have
been satisfied and all improvements satisfactorily completed or a guarantee for their improvement has
been accepted by the City. There shall be written evidence that the required public facilities have been
installed or guaranteed in a manner satisfactory to the City provided by the developer's engineer and
approved by the City Engineer.

2.

G.

Recording

a.

The Chairman and the Administrative Official shall sign the original of the subdivision plat. The
applicant shall then record said plat with the County Clerk.

b.

No building permits shall be issued until the final recorded plat has been provided to the City in a
format and quantity as determined by the Administrative Official.

c.

There shall be compliance with all requirements of this Ordinance and applicable Texas laws.

Sectionalizing or Phasing
Prior to granting approval of a subdivision plat, the Planning and Zoning Commission may permit the plat to be
divided into two (2) or more sections to assure the orderly development of the plat. In the event of approval of
sectionalizing, the entire subdivision preliminary plat, including all sections, shall be filed with the Planning and
Zoning Commission for preliminary plat approval. The final plat may contain one or more of the approved
sections for the Planning and Zoning Commission's consideration. A final plat for the subsequent phase shall be
submitted within twenty-four (24) months from the date that the preceding plat was recorded. Additional
extensions may be requested in writing by the developer (see paragraph C.5 above). Written approval may be
granted by the Planning and Zoning Commission.
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H.

Aggregation of Platted Lots
When multiple platted lots from an existing subdivision are aggregated for the purpose of constructing a single
building or project, an amended plat or replat shall not be required where no modification of any easement or
right-of-way is involved. This exception shall not be construed as a waiver of any other requirement of this
Ordinance, or of any recorded restrictions. The integrated tract shall thereafter be considered as a single lot for
the purposes of this Ordinance. (For an integrated tract to be considered as a single lot without platting it as
such, a structure must be placed over all interior lot lines or must maintain the minimum setback from any
interior lot line that the structure is not built over.)

I.

Amended Plats
Amended plats, as described in paragraph A above, may (at the discretion of the Administrative Official) be
approved administratively. Where a plat amendment entails significant discretionary decision-making, the
Administrative Official shall forward it for review at the next regularly scheduled Planning and Zoning
Commission meeting in accordance with the provisions for a Final Plat. All plat amendments shall be conducted
as follows.

1.

Owner representation
An application for approval of a plat shall be filed by the record owner of the property to be subdivided or
the duly authorized agent of the record owner. Applications to amend a plat shall be filled out on forms
provided by the City for that purpose, be accompanied by the appropriate fees, and include the following:

J.

a.

A property deed along with a surveyor's detailed drawing of each adjoining property owner's lot or
parcel of land so affected.

b.

Each deed shall describe all ownership of acquired property.

c.

The survey shall show all new boundaries of the plat, along with the boundaries of all of the affected
lots, including previous lot lines.

2.

The application for a plat amendment shall be reviewed by City Staff as to compliance with all applicable
City codes and ordinances. If in compliance, the application shall be signed by any affected property
owners, the City Manager or designee and notarized before the City Secretary.

3.

Recording of said documents shall follow procedures outlined under paragraph F.2 above, excluding the
Chairman's signature requirement.

4.

The adjusted property boundaries shall be so noted on the Official Zoning Map of the City.

Prerequisites to Approval
Final plat approval shall not be granted unless the subdivider has accomplished the following:

52

1.

Dedicated the sites for the adequate water and wastewater treatment facilities to the appropriate political
subdivision or investor-owned utility responsible for operation and maintenance of the facilities; and
provided evidence that the water facilities and wastewater facilities have been constructed and
maintained in accordance with the criteria established within these rules and the approvals from the Texas
Health Department and Texas Commission on Environmental Quality, as appropriate, of the plans and
specifications for such construction, including any change orders filed with these agencies; or

2.

Obtained all necessary permits for the proposed water facilities and wastewater facilities and has entered
into a financial agreement with the City secured by a bond or other alternative financial guarantee such as
a cash deposit or letter of credit for the provision of water and sewerage facilities with the bond or
financial guarantee meeting the criteria established in paragraph E above.
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Time Extensions for Providing Facilities

1.

Reasonableness
The City may extend, beyond the date specified on the plat or on the document attached to the plat, the
date by which the required water and sewer service facilities must be fully operable if:

2.

a.

Any financial guarantees provided with the final plat as originally submitted are effective for the time
of the requested extension or new financial guarantees that comply with E above are submitted
which will be effective for the period of the extension; and

b.

The City finds the extension is reasonable and not contrary to the public interest.

Timeliness
If the facilities are fully operable before the expiration of the extension period, the facilities are considered
to have been made fully operable in a timely manner.

3.

Unreasonableness
An extension is not reasonable if it would allow a residence in the subdivision to be inhabited without
water or sewer services that meet the standards of Chapter 6. Subdivision Design and Improvements.

L.

Maintenance Bond and Performance Bond
The contractor or developer shall provide a one year maintenance bond and performance bond (or similar
instruments as approved by the City Engineer) on all construction required by the final plat and construction
drawings. The bonds shall be in an amount equal to one hundred (100) percent of the construction costs, or a
lesser amount set by the City Manager. This one-year period shall begin upon final acceptance of all
improvements by the City. Any defects in materials or workmanship shall be corrected to satisfy the City during
this period.

M.

Administration
The Planning and Zoning Commission of the City shall administer the regulations and the process associated with
this Section.

1.

Variations and Exceptions
Whenever the tract to be subdivided is of such unusual size or shape or is surrounded by such
development of unusual conditions that the strict enforcement of the regulations would entail practical
difficulties or unnecessary hardships, the Planning and Zoning Commission, after public hearing and after
report by staff, may vary or modify the proposed subdivision in such a way that the subdivider is allowed to
develop their property in a reasonable manner, but at the same time, the public welfare and interest of the
City of Portland and San Patricio County are protected and the general intent and spirit of the regulations
preserved.

2.

Transfer or Sale of Land
No person owning land composing a subdivision, nor his or her agent, shall transfer or sell or contract for
the transfer or sale any lot or parcel of land located within such subdivision by reference to, or exhibition
of, or by any other use of a plat of such subdivision, before such final plat has been approved, filed and
recorded as provided in this Ordinance. The description of such lot or parcel by metes and bounds in any
contract or instrument of transfer or other documents used in the process of selling or transferring same
shall not exempt such owner or agent from the penalties provided herein.

Development Review Procedures

53

DRAFT

City of Portland

N.

Construction in the Subdivision

1.

Construction of Public Improvements
Prior to the installation of any improvements, the developer shall obtain written approval from the City
Manager or designee. This approval shall authorize the construction of only those improvements contained
with the subdivision construction plans, with the exception of utilities such as electric, gas, cable and
telephone that are not required as part of the construction plans. Upon completion of the installation of
any or all improvements, the City Manager or designee shall file notification in the City files that the
installation has been inspected and it is in compliance with the approved improvement plans, as far as he is
able to determine. This shall not relieve the developer of his responsibility in cases of improper or faulty
construction, substitution of inferior materials, or unapproved deviations from the improvement plans as
approved by the City.

2.

Building Permits
No building or occupancy permit shall be issued for any lot hereafter platted unless such plat has been
approved, filed and recorded in accordance with the requirements of this Ordinance. Exceptions are as
follows:

a.

O.

P.

In a subdivision where completion of improvements is required, the City may permit construction of
model homes in a portion of the subdivision involving up to twenty-five (25) percent of the total lots
within each subdivision or phase. No certificate of occupancy shall be issued until final plat recording.
Adequate access into the development for the model home(s), including police and fire equipment,
shall be completed prior to the issuance of any building permit.

Enforcement

1.

No deed or other instrument of transfer of real property in the Planning Area shall be accepted by the
County Clerk for record unless said deed or instrument of transfer is for a lot or other platted area
recorded or accompanied by a plat approved by the City of Portland, unless expressly exempted in Section
212.004, Texas Local Government Code, or as amended.

2.

The City shall have the authority to inspect subdivision improvements within the Planning Area. Such
inspection shall be facilitated through the Administrative Official or any other person designated by the
City Manager.

Appeals
To appeal a decision by the Planning and Zoning Commission or City Council to deny a request for plat approval,
the applicant must file a written request with the City within fifteen (15) days of such decision to have a hearing
before the appropriate authority as stipulated below:

1.

To appeal a decision of the Planning and Zoning Commission
Appeal shall be made before the City Council.

2.

To appeal a decision of the City Council
After a period of six (6) months from an original appeal, a one-time appeal may be made again before the
City Council, in which case such decision shall be final. Any subsequent appeal may be made before a court
of law.

3.

Variations and Exceptions
See M.1 above for variations and exceptions.
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Vacation of Plats
The City may from time to time vacate recorded plats in accordance with the rules and regulations of this
Ordinance, the City Charter and State Statutes.

Section 318.
A.

Amendments to Text or Official Zoning Map

Who May File

1.

Text Amendment
An application for amendment of the text of this Ordinance may be filed by the Administrative Official, City
Manager, Planning and Zoning Commission or City Council.

2.

Map Amendment
An application for an amendment of the Official Zoning Map (including any amendment required by other
procedures in this Chapter) shall only be filed by the following persons:

B.

C.

a.

A person, firm or corporation that, together or separately, is the owner of the subject property.

b.

An authorized representative of such a person, firm or corporation. A notarized affidavit shall be
required from the property owner designating such a representative.

c.

The City Council or Planning and Zoning Commission, acting of its own volition or at petition of the
public. A resolution to initiate the amendment process shall appear in the minutes of the official body
initiating the request.

Submission of Application

1.

A complete application for amendment to the text of this Ordinance or the Official Zoning Map shall be
submitted to the Administrative Official, along with the appropriate fee.

2.

All zoning requests must include submittal of development plans or an engineered site plan.

Review by Administrative Official
After determining that the application is complete, the Administrative Official shall schedule a public hearing
before the Planning and Zoning Commission.

D.

Hearing and Recommendation by Planning and Zoning Commission

1.

The Planning and Zoning Commission shall, after required notice, conduct a public hearing on each request
for an amendment of the Official Zoning Map or text of this Ordinance.

2.

At the public hearing, the Planning and Zoning Commission shall consider the application, comments and
recommendations of City staff, other relevant support materials and public testimony given at the public
hearing.

3.

After the close of the public hearing, the Planning and Zoning Commission shall recommend that the City
Council approve, approve with modifications, or deny the proposed amendment based on the criteria in
paragraph G below.

4.

A tie vote by the Planning and Zoning Commission on any proposed amendment to the Official Zoning Map
or the text of this Ordinance shall be forwarded without recommendation to the City Council.
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E.

Hearing and Action by City Council

1.

After receipt of the recommendation from the Planning and Zoning Commission, and after appropriate
notice, a public hearing shall be held by the City Council before adopting any proposed change.

2.

At the public hearing, the City Council shall consider the application, comments and recommendations by
City staff, the Planning and Zoning Commission recommendation, other relevant support materials and
public testimony given at the public hearing.

3.

The City Council may approve, approve with modifications, or deny the proposed amendment.

4.

Where written protest against an amendment is made and signed by

a.

The owners of twenty (20) percent or more of the area subject to the zone change to be affected; or

b.

The owners of twenty (20) percent or more of the area within two hundred (200) feet of the affected
area,

Then the proposed amendment shall require a favorable vote of at least three-fourths (3/4) of all the
members of the City Council to become effective. The area of rights-of-way and street shall be included in
any computation of land area under this subsection.

F.

Appeal
Appeal of an amendment to the text of this Ordinance or the Official Zoning Map by an affected party shall be
made within thirty (30) days of the final action by the City Council to the Circuit Court of San Patricio County.

G.

Amendment Criteria
The wisdom of amending the text of this Ordinance or the Official Zoning Map is a matter committed to the
sound legislative discretion of the City Council and is not controlled by any one factor. In determining whether to
adopt, adopt with modifications or deny the proposed amendment, the City Council shall consider the following
factors.

1.

Compatible with Plans and Policies
Whether the proposed amendment is compatible with the Comprehensive Plan and any other land use
policies adopted by the Planning and Zoning Commission or City Council.

2.

Consistent with this Ordinance
Whether and the extent to which the proposed amendment would conflict with any portion of this
Ordinance.

3.

Compatible with Surrounding Area
Whether and the extent to which the proposed amendment is compatible with existing and proposed uses
surrounding the subject land and is the appropriate zoning district for the land.

4.

Changed Conditions
Whether and the extent to which there are changed conditions that require an amendment.

5.

Effect on Natural Environment
Whether and the extent to which the proposed amendment would result in significant adverse impacts on
the natural environment, including but not limited to water and air quality, noise, storm water
management, wildlife, vegetation, wetlands and the practical functioning of the natural environment.

6.
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Community Need
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Whether and the extent to which the proposed amendment addresses a demonstrated community need.

7.

Development Patterns
Whether and the extent to which the proposed amendment would result in a logical and orderly pattern of
urban development in the community.

H.

Development Inconsistent with Future Land Use Plan
Where proposed development is not consistent with the City’s Future Land Use Plan, a concurrent
Comprehensive Plan amendment shall be processed and approved prior to approval of the amendment to the
Official Zoning Map.

Section 319.

Re-Application for Zoning Change Request

See City Charter, subsection (e) of Section 6.04 Power and Duties of the Planning and Zoning Commission.
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Chapter 4.

District Regulations

Section 401.
A.

Establishment of Districts

For the purpose of this Ordinance, the City of Portland is hereby divided into the following districts:
Base Zoning Districts
R-6, Single-Family Residential
R-7, Single-Family Residential
R-8, Single-Family Residential
R-8D, Two-Family Residential
R-15, Townhouse Residential
RMH, Manufactured Housing
R-20, Multifamily Residential
RST, Multifamily Resort
P, Professional Office
C-R, Retail Commercial
C-G, General Commercial
OT-1, Olde Town Residential
OT-2, Olde Town Mixed Use
I, Industrial

Special Purpose Districts
PUD, Planned Unit Development

B.

The location and boundaries of the districts established here are shown on the Official Zoning Map, which is
hereby incorporated into this Ordinance. The Map, together with all its notations, references and other
information and any amendments, shall be as much a part of this Ordinance as if fully set forth and described
here. The Official Zoning Map is on file in the Office of the City Secretary, and copies are available from the
Building Department.

Section 402.

Official Zoning Map

A.

It shall be the duty of the Administrative Official to keep the Official Zoning Map current by entering on such
map any changes which the City Council may from time to time order by amendments to this Ordinance and the
Map.

B.

The City Secretary, upon the adoption of this Ordinance shall affix a certificate identifying the Map as the
“Official Zoning Map of the City of Portland” with the appropriate effective date.
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Section 403.

Rules for Interpretation of Boundaries

Where uncertainty exists with respect to the boundaries of the various districts as shown on the Official Zoning Map,
the following rules apply:

A.

The district boundaries are either streets or alleys unless otherwise shown, and where the district designated on
the Map is bounded approximately by street or alley lines, the street or alley shall be construed to be the
boundary of the district.

B.

Where property has been divided into blocks and lots, the district boundaries shall be construed to be the lot
lines, and where the districts designated on the Map are bounded approximately by lot lines, the lot lines shall
be construed to be the boundary of the districts.

C.

In any un-subdivided property, the district boundary lines on the Map shall be determined by use of the scale
appearing on the map. The property being subdivided shall adhere to the district boundary lines on the Map.

D.

Where the streets, alleys, or lot lines on the ground differ from lines as shown on the Map, the streets, alleys, or
lot lines on the ground shall control.

Section 404.

Newly Annexed Areas

A.

All territory annexed to the City of Portland after the effective date of this Ordinance shall be temporarily
classified as R-6, Single-Family Residential until permanently zoned by the City Council. Permanent zoning may
be approved simultaneously with annexation.

B.

If permanent zoning is not approved at the time of annexation, then as soon as practicable after annexation of
any territory, the Planning and Zoning Commission shall recommend to the City Council a plan for permanent
zoning in the area.

C.

The procedure to be followed for the modification of temporary zoning shall be the same as for any other
modification of the Official Zoning Map.

Section 405.
A.

Zoning District Intent Statements

Purpose
Zoning district intent statements are provided for the following purposes:

B.

1.

To indicate the general nature of permitted and prohibited uses;

2.

To indicate the nature and intensity of uses permitted;

3.

To assist with interpretation of ordinance requirements applicable to a specific zoning district;

4.

To indicate the necessity for adequate public services, including roads, potable water, sanitary sewer,
drainage, etc.; and

5.

To minimize or mitigate any adverse impacts, such as noise, dust, glare, vibration, etc., between and among uses
located within the same zoning district.

R-6, Single-Family Residential, R-7, Single-Family Residential, and R-8, Single-Family Residential Districts
The intent of these districts is to provide, consistent with the City's comprehensive plan, for the location of
single-family residential uses in areas where such uses will be protected from commercial and industrial
intrusions and compatible with surrounding land uses. The maximum density for R-6, Single-Family Residential
shall be six (6) dwelling units per acre, for R-7, Single-Family Residential, seven (7) units per acre, and for R-8,
District Regulations
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Single-Family Residential, eight (8) units per acre.

C.

R-8D, Two-Family Residential District
The intent of this district is to provide, consistent with the City's comprehensive plan, for the location of singlefamily dwellings and two-family dwellings (duplexes) in areas where such uses will be protected from and
compatible with surrounding land uses. The R-8D, Two-Family Residential district may be used as a transitional
district between the R-6, Single-Family Residential, R-7, Single-Family Residential, or R-8, Single-Family
Residential districts and higher density residential districts. The maximum density for the R-8D, Two-Family
Residential district shall be eight (8) dwelling units per acre.

D.

R-15, Townhouse Residential District
The intent of this district is to provide, consistent with the City's comprehensive plan, the location of townhouse
units on individual platted lots, in areas where such uses will be protected from and compatible with
surrounding land uses. The R-15, Townhouse Residential district may be used as a transitional district between
the R-6, Single-Family Residential, R-7, Single-Family Residential, or R-8, Single-Family Residential districts and
higher density residential or nonresidential districts. The maximum density for the R-15, Townhouse Residential
district shall be fifteen (15) dwelling units per acre.

E.

RMH, Manufactured Housing District
The intent of this district is to recognize, consistent with the City's comprehensive plan, locations where
manufactured housing is compatible with surrounding residential and nonresidential land uses. The maximum
density for the RMH, Manufactured Housing district is six and one-half (6.5) dwelling units per acre. This district
may be used as a buffer between other residential districts and nonresidential districts.

F.

R-20, Multifamily Residential District
The intent of this district is to recognize, consistent with the City's comprehensive plan, locations where
multifamily housing is compatible with surrounding residential and nonresidential land uses. The maximum
density for the R-20, Multifamily Residential district shall be twenty (20) units per acre. This district may be used
as a transitional district between lower density residential districts and nonresidential districts.

G.

RST, Multifamily Resort District
The intent of this district is to provide, consistent with the City's comprehensive plan, locations for high density
single-family and multifamily residential uses, hotel and motel accommodations, marinas, and other recreational
facilities for residents and visitors. The maximum density for single-family and two-family units in the RST,
Multifamily Resort district shall be nine (9) units per acre, and twenty-five (25) units per acre for multifamily
dwelling units. The maximum density for hotel/motel rooms shall be twenty-five (25) rooms per acre.

H.

P, Professional Office District
The intent of this district is to provide, consistent with the City's comprehensive plan, locations for professional
offices, medical facilities, limited retail uses and even more limited commercial activities.

I.

C-R, Retail Commercial District
The intent of this district is to provide, consistent with the City's comprehensive plan, locations for retail uses
throughout the community without the intrusion of more intensive general commercial uses.

J.

C-G, General Commercial District
The intent of this district is to provide, consistent with the City's comprehensive plan, locations for retail and
commercial activities of a more intense nature that serve the general community.
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OT-1, Olde Town Residential District
The intent of this district is to recognize, consistent with the City's comprehensive plan, the unique potential of
this historic center of the community, to promote low density residential development and permit medium to
high density residential development when conditions are suitable. The maximum residential density for the OT1, Olde Town Residential district shall be twenty (20) units per acre. Overnight accommodations are prohibited
in their entirety within the OT-1, Olde Town Residential district.

L.

OT-2, Olde Town Mixed Use District
The intent of this district is to recognize, consistent with the City's comprehensive plan, the unique potential of
this historic center of the community, and to encourage retail, entertainment, commercial and residential
activities to attract both tourists and residents. Uses that do not create activity, such as warehousing or
industrial uses, are discouraged. The maximum residential density for the OT-2, Olde Town Mixed Use district
shall be twenty (20) units per acre.

M.

I, Industrial District
The intent of this district is to provide, consistent with the City's comprehensive plan, locations for light
industrial, light manufacturing, and commercial activities that are either too intensive for more restrictive zoning
districts or create nuisances. I, Industrial districts are to be located adjacent to major transportation facilities,
including freeways, arterials, collectors, railroads, etc. I, Industrial districts are to provide additional setback or
buffer areas to minimize objectionable impacts on adjacent property.

N.

PUD, Planned Unit Development District
The intent of this district is to encourage, consistent with the City's comprehensive plan, the use of innovative
and creative development techniques to benefit the City and to provide a mixture of residential and
nonresidential uses in a manner that preserves natural resources, encourages non-vehicular circulation, provides
a sense of community, and allows the use of flexible development standards.
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Section 406.

Permitted Use Table

The table in this section shall be used to determine the uses which are allowed in each district.
“P” indicates that the use is permitted by right and only a Building Permit or a Certificate of Occupancy is required
(see Section 305 and Section 306).
“SP” indicates that the use requires a Special Use Permit before a Building Permit or Certificate of Occupancy can be
issued. The procedure for obtaining a Special Use Permit is set forth is Section 315.
If the space is blank, the use is not permitted in that district.

[This Permitted Use Table shall not supersede or negate any other City, County, State, or Federal Statute which regulates
certain activities. See Section 105.]

Residential

Use

Nonresidential

Special

R-6 R-7 R-8 R-8D R-15 RMH R-20 RST OT-1 OT-2 P C-R C-G
RESIDENTIAL
Single-Family Dwelling
Two-Family Dwelling
Townhouse
Caretaker Quarters
Manufactured Home
Home Occupation Type 1
Home Occupation Type 2
Multifamily Dwelling
Assisted Living Facility
Nursing/Convalescent Home
Community Home
Group Home

P

P

P

P
P
P
P
P
SP

P

P

P

SP

SP

SP

SP

SP

SP
SP

SP
SP

SP
SP

SP
SP

SP
SP

SP
P
P
P
SP
SP

P
SP
P

P
SP
P

P
SP

P
SP
SP
SP
SP
SP
SP

P
SP
P
P
SP
P
P
SP
P
P
P
P

P

SP
SP
SP
SP

I

SP
SP
P
P
SP
SP

SP
SP
SP
SP

P
P
SP
SP

P

P
SP

P
SP

SP
P

P
P
P
P

P
P
P
P

SP
P
SP
P

P
SP
P
P
P
P
P

INSTITUTIONAL/CIVIC/UTILITY
Agriculture, Farming, Ranching
Airport, Landing Strip, Helipad, Heliport
Cemetery
Civic Organization, Private
Municipal Office or Building
Hospital
Medical Clinic or Medical Office
Recycling Center
Religious Institution
School, Elementary or Secondary
School, College or Vocational
Telecommunication Tower, Commercial
Telecommunication Tower,
Governmental
Electric Utility Substation
Water/Wastewater Treatment Facility

P

P

P

P

P

P

P

P
SP
P
SP
P
SP
SP

P

P

P

P

P

P

P

SP
P
SP

P
P

P
P

P
P

P
P
SP

P
P
SP

P
P
SP

P
P
SP

P
P
SP

P
P
SP

P
P
P
SP

P
P
P
SP

P
P
P
SP

P
P
P
SP

P
P
P
P
SP

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P

P
SP

P
SP

P
SP

P
SP

P
P

P

ENTERTAINMENT/RECREATION
Adult Entertainment
Amusement Redemption Machine
Establishment
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Residential

Use

Nonresidential

Special

R-6 R-7 R-8 R-8D R-15 RMH R-20 RST OT-1 OT-2 P C-R C-G
Arena, Stadium, Auditorium
Bar, Saloon, Lounge, Dance Hall, Private
Club
Bowling Alley
Community Center or Recreation
Facility, Private
Entertainment, Indoor
Entertainment, Outdoor, Temporary,
Commercial, Recreation or Amusement
Golf Course, Country Club
Gun Range, Indoor or Outdoor
Park, Recreation Area, Water Supply
Recreation Vehicle Park
Stable, Riding
Theater

SP
SP
SP

SP

SP

SP

SP

SP

SP

SP

SP
P
SP

SP

P

P

P

P

P

P

P

P

P

P

P

P

P

P

SP
P

SP
P

P
SP
SP

P
SP

SP

P

SP
P

I
P

SP
P

SP

P

SP

P

P

SP

SP
P
SP
P
SP
SP
P

SP
P

SP
P

P

P

SP
P
SP
P

SP
P
P
P

SP

P

P

SP

P

P

P
P

P
P

P
P
P

OVERNIGHT ACCOMMODATIONS
Bed and Breakfast
Boarding House
Hotel, Motel, Inn
Short Term Rental

SP

SP

SP
SP

SP
SP
SP
SP

P
P
P
P

COMMERCIAL/RETAIL
Bank
Convenience Store
Contractor’s Professional Office
Day Care (5 or more)
Farm Equipment Sales
Flea Market
Fuel Sales, Gas Station
Laundry, Self-Service
Liquor Store
Manufactured Housing Sales
Marina
Mortuary, Funeral Home
Office, Professional
Office Showroom
Office Warehouse
Parking Lot, Commercial
Pawn Shop
Personal Services
Quick Printer, Copy Shop, Quick Signs
Repair-- Shoe, Appliance, Electronic
Restaurant
Retail, General
Smoker Shop
Storage, Self-Service or Mini-Storage
Studio, Professional
Tattoo Parlor
Vehicle Parts Sales
Vehicle Service, Limited: when located
less than 60' from a residential
property line

P
P
P
P

SP
SP

SP
P
P

P
SP
SP

SP
SP
SP
SP
SP
SP
SP

SP

SP
P
P

SP

SP

P
SP
P
P
P
P
P
SP
P

P
P

P

SP
SP

P
P

P
P
P
P
SP
P

P
SP
P

P
P
SP
P
SP
P
P
P
P
P

P
P
P
P
P
P
P
P
P
P
P
SP
P
P
P
P
P

P
P
P

P
P

P
P
P

P

P
P
P

P

P
P

P

SP

P

P

P

SP

P

P

P
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Residential

Use

Nonresidential

Special

R-6 R-7 R-8 R-8D R-15 RMH R-20 RST OT-1 OT-2 P C-R C-G
Vehicle Service, Limited: when located at
least 60' from a residential property line

P

SP

P

Vehicle Service, General: when
located
less than 60' from a residential
property line
Vehicle Service, General: when located
at least 60' from a residential property
line
Vehicle Sales
Veterinarian/Animal Hospital (with
indoor kennels only)
Veterinarian/Animal Hospital or Kennel
with outdoor kennels

I

P

P

P

P

P

P

P

P

P

SP

P

P

SP

P

P

SP

P

P

SP

SP

SP

SP

SP

P

SP

P
P
SP
P
SP
P

INDUSTRIAL
Manufacturing, Light
Manufacturing, Heavy
Mining, Excavation
Storage Yard
Warehouse, Freight Movement
Wholesale Trade

Section 407.

SP
SP

Unlisted Uses

When a proposed use is not listed in the Permitted Use Table, the Administrative Official shall determine if the
proposed use is allowed in a particular district, and if the proposed use requires a Special Use Permit. In order to do
that, the Administrative Official shall use the intent statement of the particular district the proposed use would be
conducted in and compare the characteristics of the proposed use to the other uses listed in the same district of the
Permitted Use Table. Comparisons of proposed and listed uses shall focus on the following characteristics:

A.

Relative amount of site area or floor space and fixed equipment.

B.

Relative amounts of sales.

C.

Type of customers.

D.

Relative number of employees.

E.

Days and hours of operation.

F.

Building and site arrangement.

G.

Vehicles, rolling equipment, trailers and portable equipment used.

H.

Relative number of vehicle trips generated and parking.

I.

Building and site storage.

J.

Likely impact on surrounding properties.

K.

Whether the activity is likely to be found independent of the other uses on the site.
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Section 408.

Accessory Uses

Accessory uses are allowed by right in conjunction with a principal use. Accessory uses are subject to the same
regulations as the principal use.

Section 409.
A.

District Dimensional Standards

The area, width, required yards and maximum height regulations for each district are shown in the following
table.
Min. Lot Area and Area
Per Unit (SF)

District

Minimum Average Lot Width and
Required Yards (Feet)

Max. Bldg.
Height

Lot Area

Area/Unit

Width

Front

Side

Rear

Feet

R-6, Single-Family Residential

7,000

7,000

65

25

6

20

35

R-7, Single-Family Residential

6,000

6,000

60

25

5

15

35

R-8, Single-Family Residential

5,000

5,000

50

20

5

15

35

R-8D, Two-Family Residential

10,000

5,000

75

20

7.5

15

35

R-15, Townhouse Residential

12,000

2,900

100

25

10

5

35

RMH, Manufactured Housing

6,600

6,600

60

20

10

10

15

R-20, Multifamily Residential

15,000

2,180

100

25

7.5

20

35

RST, Multifamily Resort

20,000

--

--

20

15

20

--

OT-1, Olde Town Residential

5,000

--

--

20

5

15

35

OT-2, Olde Town Mixed Use

5,000

--

--

10

5

5

--

P, Professional Office

5,000

--

50

20

5

15

35

20

1

1

--

1

--

1

--

C-R, Retail Commercial
C-G, General Commercial
I, Industrial

7,500
7,500
7,500

----

50
50
50

20
20

0

1

0

1

0

0
0
0

NOTES:
-- = no applicable regulations.
1

B.

See Section 410 and Section 709.

Easements
No building or structure (other than fences and driveways legally permitted in advance) shall be erected or
maintained closer than three (3) feet to any rear yard easement (see Section 410.H below). No building or
structure (other than fences and driveways legally permitted in advance) shall be erected or maintained in any
easement. Exceptions follow:

1.

Accessory buildings no larger than one hundred twenty (120) square feet in area may be placed in
easements in which there are no City utilities, with the written consent of all other entities operating
utilities within such easements and a permit.

2.

The City Council may authorize other exceptions on a case by case basis through the execution of a use
privilege agreement.
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C.

Multiple Buildings on a Single Lot
More than one industrial, commercial, or institutional building may be erected upon a single lot or tract, but the
yards and open spaces required around the boundaries of the lot or tract shall not be encroached upon by any
such buildings nor shall there be any change in the intensity of use regulations.

D.

Government buildings, school buildings, necessary utility structures, churches and similar institutional facilities
may exceed the maximum building height of the zoning districts in which they are located.

E.

Chimneys, cooling towers, elevators, bulkheads, water towers, stacks, stage towers, ornamental towers and
similar structures may exceed the maximum building height of the zoning districts in which they are located if
approved by the Administrative Official.

F.

Nonresidential buildings in the RST, Multifamily Resort, P, Professional Office, C-R, Retail Commercial, C-G,
General Commercial and I, Industrial districts that exceed a height of ten (10) feet shall increase their side and/or
rear setbacks two (2) additional feet for every one (1) foot of additional height if single-family dwellings abut the
lots on which they are located.

Section 410.

Supplementary Yard Regulations

The following regulations supplement or modify the regulations in Section 409.

A.

Structures in Required Yards
Every part of a required yard shall be open to the sky and unobstructed, except as expressly set forth below.

B.

1.

Ordinary projection of sills, belt courses, cornices, eaves and ornamental features may encroach a
maximum of twenty-four (24) inches into required yards.

2.

Accessory buildings may encroach into required yards as regulated by H below.

Measurement of Yard Line
Where the road is curved, the setback (yard) line shall be parallel to the curve of the road and not a straight line.

C.

Platted Building Lines
Where a building line has been established by a properly recorded subdivision plat and such building line is
different than the required yard established in the table above, the front, side and rear yards shall comply with
the building line established by the plat.

D.

Front Yards and Corner Lots

1.

2.

No structure shall be permitted in a required front yard except for the following.

a.

Driveways and walks connecting the building with the public right-of-way;

b.

Other required incidental structures such as mailboxes, lighting fixtures, and similar structures; and

c.

In the R-6, Single-Family Residential, R-7, Single-Family Residential, R-8, Single-Family Residential, R8D, Two-Family Residential and RST, Multifamily Resort (Single and Two Family dwellings only)
districts, structures (driveways and walks) permitted in the front yard shall not cover more than sixtyfive (65) percent of the front yard.

Setback Averaging
When thirty (30) percent or more of the lots within a single block and on the same side of the street are
improved with buildings that observed a smaller front yard than specified for the district, then any new
building may be located between the point closest to the street line of the building on either side of the
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proposed building and the established front yard line for the district. This standard shall not apply where
platted building lines exist.

3.

Double Frontage Lots
Double frontage lots, as defined in Chapter 10. Definitions, must have the required front yard on both
streets. This requirement shall not apply to existing lots of record or lots, which are in a subdivision
described in Section 109.A.

4.

Corner Lots

a.

5.

A corner lot shall have one front yard as required by the table above, and a side yard adjacent to the
street of not less than fifteen (15) feet, except in the R-8, Single-Family Residential, OT-1, Olde Town
Residential, and OT-2, Olde Town Mixed Use districts, where only a ten (10) foot side yard shall be
required. A side yard adjacent to a street may be reduced as necessary to maintain a forty (40) foot
width between side yards, however in no case shall the side yard be reduced to less than five (5) feet.
No accessory building shall project beyond the required yard line along any street. No structure shall
be built within the “vision triangle” as defined in Chapter 10.

Garage Access for Corner Lots
Where a garage entrance accesses directly (straight in) upon a side street, the building line for the garage
structure shall be a minimum of twenty (20) feet from the side street property line. When a corner lot
abuts a major thoroughfare or arterial street, there shall be no driveway or garage entrance on such street.

E.

F.

Side Yards

1.

A side yard shall be provided on each side of a building in accordance with Section 409, except on a lot of
record where the requirement in the table above would reduce the width between setbacks to less than
forty (40) feet. In such case, the side yards may be reduced as necessary to maintain the minimum forty
(40) foot width between side yards, but in no case shall the side yard be reduced to less than five (5) feet.

2.

For the purpose of side yard regulations, a two-family or multifamily dwelling shall be considered as one
building occupying one lot.

3.

No structure shall be permitted in a required side yard except for the following:

a.

Driveways and walks;

b.

Fences in accordance with Section 707; and

c.

Accessory buildings in accordance with H.7 below

Rear Yards

1.

When a lot of record at the time of passage of this Ordinance is smaller than herein required, the rear yard
shall either be in accord with Section 409, or not less than twenty (20) percent of the depth of the lot,
whichever amount is smaller.

2.

Accessory buildings may be placed in the required rear yard in accordance with H below.

3.

In the R-6, Single-Family Residential, R-7, Single-Family Residential, R-8, Single-Family Residential, R-8D,
Two-Family Residential, and RST, Multifamily Resort (Single and Two Family dwellings only) districts,
structures (porches, patios, walks, driveways, accessory buildings and swimming pools) permitted in the
rear yard shall not cover more than forty (40) percent of the rear yard without a drainage plan approved by
the Administrative Official.
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Swimming Pools
No swimming pool shall be constructed until a permit for the principal use or structure has been obtained. The
outside walls of a swimming pool or hot tub shall not project beyond the required yard line along any street. The
outside walls of a swimming pool or hot tub must be at least three (3) feet from side and rear property lines. The
outside walls of an in-ground swimming pool or hot tub shall also keep at least one (1) foot of horizontal
distance to each one (1) foot of depth from any structure, easement, or property line (unless plans and a report
are prepared by a Professional Engineer).

H.
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Accessory Buildings

1.

Accessory buildings shall not be constructed until a permit for the principal use or structure has been
obtained.

2.

Accessory buildings shall not be used for dwelling purposes.

3.

Detached accessory buildings shall not exceed twelve (12) feet in height unless the properties upon which
they are being constructed are one (1) acre in area or larger. Detached accessory buildings being
constructed upon such acreage lots shall not exceed twenty (20) feet in height.

4.

Accessory buildings (attached or detached) may occupy up to twenty-five (25) percent of the required rear
yard.

5.

Accessory buildings shall not project beyond the required front or side yard line along any street.

6.

Attached accessory buildings shall maintain the same side yard setback as required for the main structure.

7.

A detached accessory building located in the rear yard of a property may be located up to three (3) feet
from the side or rear property line. When there is not a required side or rear yard, the building may be
placed up to the property line. (see Section 409.B).
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Supplementary Use Standards

Section 501.

Adult Entertainment

Adult entertainment shall be subject to the following standards:

A.

Separation from Other Adult Entertainment Uses
The building housing an adult entertainment establishment shall not be located within one thousand (1,000) feet
of any other adult entertainment use. This area shall be defined by a radius of one thousand (1,000) feet from
the center point of the subject building.

B.

Separation from Other Uses
The building housing an adult entertainment establishment shall be located at least one thousand (1,000) feet
from the following uses:

C.

1.

Religious assembly,

2.

Park,

3.

Library,

4.

Cultural service,

5.

Child care center,

6.

Elementary or secondary school, or

7.

Community center.

Prohibited Activities
An adult entertainment use shall not be conducted in any manner that provides the observation of any material
depicting, describing or relating to “specified sexual activities” or “specified anatomical areas,” from any public
right-of-way. This provision shall apply to any display, decoration or show window.

Section 502.

Bars, Saloons, Lounges and Dance Halls, Private Clubs

These uses are permitted in accordance with the use table, provided such uses are a minimum of three hundred (300)
feet from any church, school or hospital, or any R-6, Single-Family Residential, R-7, Single-Family Residential, R-8,
Single-Family Residential, or R-8D, Two-Family Residential district boundary. All such uses shall meet the licensing
requirements of the Texas Alcoholic Beverage Commission (TABC).

Section 503.

Entertainment or Amusement, Indoor or Outdoor

Any commercial entertainment or amusement, including bowling alleys, shall be located at least one hundred (100)
feet from any residential district boundary. An Amusement Redemption Machine Establishment shall be subject to
these additional requirements:

A.

Separation from Other Amusement Redemption Machine Establishments
An Amusement Redemption Machine Establishment shall not be located within three hundred (300) feet of any
other Amusement Redemption Machine Establishment. This distance shall be measured from property line to
property line (including off-site parking lots).
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B.

Separation from Other Uses
An Amusement Redemption Machine Establishment shall be located at least three hundred (300) feet from the
following uses: residential, religious assembly, library, cultural service, child care center, elementary or
secondary school, or community center. This distance shall be measured from property line to property line
(including off-site parking lots).

Section 504.
A.

B.

Home Occupations

Home Occupations shall be designated as Type 1 and Type 2.

1.

Home Occupation Type 1 is any occupation or profession carried on by a member of the immediate family
residing on the premises, provided no commodity is sold upon the premises; no person is employed other
than a member of the immediate family; and no mechanical equipment is used except such as is
permissible for domestic purposes.

2.

Home Occupation Type 2 is an office of a resident physician, dentist, or similar professional, when located
within and a part of a dwelling, limited however to one employee outside the immediate family.

Uses such as Contractors Storage Yard, Off-Site Parking, Engine or Auto Repair (when the engine or auto is not
owned by a resident) or any activity which is not normally found in a residential neighborhood shall not be
considered a Home Occupation and shall be allowed only in the proper zoning district.

Section 505.

Industrial Uses

A.

Any trade, industry or use which, in the opinion of the Administrative Official, is in conflict with the laws of the
State of Texas or the ordinances of the City of Portland shall, after consideration by said Administrative Officer,
be referred to the Fire Marshal and the Public Health Officer, or other persons discharging the duties of both
officers for the City of Portland, for advice and recommendation.

B.

If it is determined that the location desired and the use requested will not be dangerous to the health, safety
and public welfare of the City in general and the surrounding neighborhood in particular, the application may be
approved. However, if it is determined that the use requested at the location indicated will endanger the safety
of the city and surrounding neighborhood by reason of fire or explosion, or that the use desired at such location
will seriously affect the health, welfare and comfort of the city and surrounding neighborhood the application
may be denied.

C.

The decision shall be appealable to the Board of Adjustment.

Section 506.

Mobile Homes and Manufactured Housing

Mobile homes and manufactured or modular housing may be permitted in accordance with the use table, subject to
the following provisions.
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A.

Recreational vehicles shall not be used for habitation or occupancy within the City limits except when legally
occupying a leased space in a Recreational Vehicle Park.

B.

Mobile homes or manufactured housing shall not be located upon any public street or any other place or
premises belonging to the City of Portland or over which the City has complete jurisdiction; or temporarily
parked for a period longer than three (3) hours on any private lot, tract or parcel of land in the City of Portland,
except for the following:

C.

1.

In existing mobile home parks or manufactured housing subdivisions except in OT-2, Olde Town Mixed Use
where a manufactured home may be permitted by Special Use Permit when it conforms to C below,
subparagraphs 1, 2, 4, 6, 7, and 8.

2.

As temporary housing during times of emergency as authorized by the Mayor of the City of Portland.

Site Design Standards
All mobile home or manufactured housing development shall meet the applicable provisions of the following:

1.

Foundations
All mobile homes and manufactured housing shall rest upon permanent foundations. Permanent
foundations shall consist of concrete footings and concrete walls or piers designed and built in accordance
with the City of Portland Construction Codes. Mobile home or manufactured housing chassis or frames
shall be anchored to the foundation in a suitable manner acceptable to the Building Official. All mobile
home or manufactured housing units shall have skirting installed around the base of the units, unless the
foundation acts as skirting, prior to issuance of a Certificate of Occupancy.

2.

Additions
Structures of a permanent nature added or attached to a mobile home or manufactured housing, such as
enclosed porches, screened enclosures, storage closets and carports, shall conform to all applicable
provisions of the City of Portland Construction Codes. The total combined area of all such additions, except
carports, shall not exceed the gross area of the mobile home or manufactured housing itself.

3.

Utilities
Each lot shall be supplied with water, sewer, electrical, (natural gas if applicable,) telephone and other
services with such services to be underground.

4.

Safety
Electrical grounding acceptable to the Building Official and hurricane tie-downs that meet Texas
Windstorm requirements established by the Texas Department of Insurance for the City of Portland.

5.

Buffer Areas
A mobile home or manufactured housing subdivision shall be surrounded by a screening fence or other
screening device as approved by the City. Height of such screening device shall be eight (8) feet above
average grade. Planted vegetation no less than five (5) feet wide along the outer perimeter of the fence
shall be required.

6.

Building Height
No dwelling shall exceed one story or fifteen (15) feet.

7.

Home Size
Minimum size for mobile homes or manufactured housing shall be no less than four hundred eighty (480)
square feet.
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8.

Carports and Driveways
A manufactured home situated within the OT-2, Olde Town Mixed Use district and not within a
manufactured housing subdivision must have at least a single car carport with a driveway constructed of
either concrete or brick pavers.

Section 507.

Railroad Rights-of-Way

On all existing rights-of-way of railroad companies, regardless of the district in which such right-of-way is located,
railroad trackage and accessories to railroad movement may be constructed or maintained.

Section 508.

Storage, Self-Service

Self-service storage facilities shall meet all Nonresidential Design Guidelines and the requirements that follow:

A.

Said facilities shall have sufficient security lighting so as to service client security needs so that no part of the
ingress and egress driveway is unlighted at night.

B.

The owner/operator of said facility shall require a written agreement with tenants to prohibit the storage of
hazardous materials.

C.

Minimum isle widths of twenty-four (24) feet shall be maintained between buildings for emergency vehicle
ingress and egress.

D.

Outside storage shall be prohibited except in OT-2, Olde Town Mixed Use and I, Industrial districts.

E.

Adequate provisions shall be made by the mini-storage owner for the disposal and removal of trash and debris.
Loading and unloading of dumpsters shall be accomplished on the storage facility property and shall not
encroach on public or adjacent property.

F.

Any facility used as an accessory to the mini-storage facility, including but not limited to business offices,
manager residence quarters, etc., shall have appropriate parking facilities for the uses intended.

G.

Storage facilities may not be placed on a lot within two hundred (200) feet of an R-6, Single-Family Residential,
R-7, Single-Family Residential, R-8, Single-Family Residential, R-8D, Two-Family Residential, R-15, Townhouse
Residential, RMH, Manufactured Housing, R-20, Multifamily Residential, RST, Multifamily Resort, OT-1, Olde
Town Residential, OT-2, Olde Town Mixed Use or P, Professional Office district boundary.

H.

Outside storage areas in OT-2, Olde Town Mixed Use shall incorporate a buffer design and landscaping including
the following elements:
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1.

A decorative or opaque fence consisting of conventional fencing materials eight (8) feet in height and set
back from the lot line a minimum of ten (10) feet, and

2.

Areas between the lot line and the outside of the decorative or opaque fence shall incorporate landscaping
in its development design. The following elements shall be incorporated in the landscape design:

a.

Sod or other permanent vegetative ground cover (see Table 3. Grasses in Section 709 Buffers and
Landscaping);

b.

Herbaceous perennials and decorative grasses incorporated for effect (see Table 3. Grasses in Section
709 Buffers and Landscaping);
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c.

Small trees/shrubs no less than three (3) feet in height at the time of installation spaced no more
than ten (10) linear feet apart (see Table 1. Small Trees/Shrubs in Section 709 Buffers and
Landscaping);

d.

Canopy trees with a minimum crown height of eight (8) feet at the time of installation spaced no
more than thirty (30) linear feet apart (see Table 2. Canopy Trees in Section 709Buffers and
Landscaping); and,

e.

An irrigation system designed to permanently support all installed vegetation.

Section 509.
A.

Temporary Uses

Temporary Construction Buildings or Trailers
Temporary buildings that are only used in conjunction with construction work may be permitted in any district
during the period the work is under way, but such temporary buildings shall be removed upon the completion of
the construction work as determined by the Administrative Official.

B.

Model Home or Subdivision Sales Office
A temporary use located in the same platted subdivision in which homes or lots are offered for sale. Sales at the
temporary use shall be restricted to homes and/or lots within the subdivision. Such use shall be discontinued
within thirty (30) days of notice by the Building Official that seventy-five (75) percent or more of the lots in the
subdivision have an occupied residence thereon.

C.

Temporary or Itinerant Vendors
Temporary or itinerant vendors with fixed sites shall be prohibited within the City.

Section 510.

Vehicle Sales and Service

All parking areas for vehicles (including, but not limited to cars, trucks, vans, boats and recreational vehicles) shall be
improved with a surface acceptable to the Administrative Official. In general, such areas shall be paved. Required
parking spaces shall not be used for storage of vehicles during business hours.

Section 511.

Veterinarian, Animal Hospital and Kennels

Any new veterinarian/animal hospital with outdoor kennels and any new kennel shall be located at least one hundred
(100) feet from any residential property line.

Section 512.
A.

Accessory Building Used as Caretaker Quarters

When permitted, an accessory building used as a caretaker quarters shall not be used or occupied as a place of
abode or residence by anyone other than:

1. A bona fide caretaker, servant, or farm worker actually and regularly employed by the land owner or
occupant of the main building; or

2. A family member of the land owner or occupant of the main building. For the purposes of this section, a
family member includes a parent, child, grandparent, grandchild, aunt, uncle, niece, or nephew.
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B.

Only one (1) accessory building used as a caretaker quarters shall be allowed on any lot within a permitted
zoning district, and they shall be clearly incidental to the primary use. An accessory used as a living structure
shall not, in any case, be leased or sold.

C.

Mobile homes and recreational vehicles may not be used as a caretaker quarters.

Section 513.

Bed and Breakfast

A bed and breakfast shall meet the following requirements:

A.

Be no closer than five hundred (500) feet from any other bed and breakfast

B.

Meals may be served in guest rooms but not prepared in guest rooms. Permits to prepare and/or serve food
shall be secured from the San Patricio County Department of Public Health which shall continuously inspect the
residence to ensure compliance with all Texas Food Establishment Rules.

C.

The use of commercial dumpsters for day to day garbage disposal shall be prohibited.

D.

Provide two (2) off-street parking spaces for the owners and one-half (1/2) off-street parking spaces for each
guest room. All such parking spaces shall be exclusive of driveways and immediately available for use (cannot be
used for storage or any other purpose which prevents the owners and guests from using them). All such parking
spaces shall be constructed of concrete or brick pavers and be properly drained. Parking in the front yard may
be prohibited as a condition to the issuance of a Special Use Permit (to preserve the single-family residential
character of the neighborhood at a street level).

E.

Comply with all requirements of the Americans with Disabilities Act.

F.

Comply with all R1 regulations of the International Building Code. The Department of Development Services
shall conduct annual inspections to ensure continued compliance.

G.

Comply with all R1 regulations of the International Fire Code. The Fire Department shall conduct annual
inspections to ensure continued compliance.

H.

Comply with all Hotel Occupancy Tax regulations.
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Subdivision Design and Improvements

Section 601.

Purpose

The regulations of this Chapter have been developed in accordance with a comprehensive land use planning program
to establish standards for the platting of land, plus design standards for existing and future public facility
improvements relating to both public and private land use, transportation and the development of capital
improvements.

Section 602.

Conditions

The subdivision of land is a process conferred upon the developer by the laws of the State of Texas and through these
subdivision regulations. It is the developer who is seeking to acquire the advantages of lot subdivision and upon him
rests the duty of compliance with reasonable requirements established by the Planning and Zoning Commission for
the design, dedication, improvement and restrictive use of the land so as to provide for the general welfare of both
current and future lot owners in the subdivision and the community at large.

Section 603.

Annexation

Owners of subdivision developments that are approved for development within the City's extraterritorial jurisdiction
and are adjacent to the City's corporate limits, may be required to make agreement with the City to annex with final
plat approval if such subdivision meets all applicable state laws regarding annexation.

Section 604.

Planned Unit Developments

Planned Unit Developments (PUDs) are governed by the provisions of this Ordinance, including Section 316. Planned
Unit Development (PUD) and Section 317. Subdivision.

Section 605.

Design Requirements and Standards

The arrangement of streets, lots and infrastructure shall give due regard to the topography and other physical
features of the property, shall be prepared in accordance with accepted engineering principles, and shall meet the
following requirements and standards.

Section 606.
A.

Lot Standards

Lot Dimensions
Lot dimensions shall comply with the minimum standards of this Ordinance for the district being platted. In
general, side lot lines shall be at right angles to street lines or radii to curving street lines. Flag lots shall be
prohibited in the R-6, Single-Family Residential, R-7, Single-Family Residential, R-8, Single-Family Residential, R8D, Two-Family Residential, R-15, Townhouse Residential, RMH, Manufactured Housing, R-20, Multifamily
Residential and RST, Multifamily Resort districts. Dimensions of corner lots shall be large enough to allow for
erection of buildings, observing the minimum setback from both streets (i.e., wider by the footage differential
between side yard setbacks for corner lots versus interior lots). Depth and width of nonresidential lots shall be
adequate to provide for the off-street parking facilities and other site plan requirements.
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B.

Double Frontage Lots
Double frontage and reverse frontage lots should be avoided unless such lots are necessary for the development
of the subdivision or are required by the City.

C.

Access
All lots shall front directly upon a dedicated City street or private street. Single-family and duplex residential lots
shall not have curb cuts directly on an arterial street. Additional access restrictions may be required to be
specified on the plat.

D.

Water Bodies
If a tract being subdivided contains a water body, or portion thereof, lot lines shall be so drawn as to distribute
the entire ownership of the water body among the fees of adjacent lots unless a homeowners association is to
be responsible. In the latter case, the mean high water line shall be the property line. The City may, in special
cases, accept dedication of the water body. Where a watercourse separates the buildable area of a lot from the
street by which it has access, provisions shall be made for installation of a culvert or other structure with a
design approved by the City. In no case shall a water body be included in meeting the minimum lot size or in
calculating maximum density.

E.

Bluffs
No bluff or steeply sloped lot shall be subdivided without an approved soil stabilization plan, deed restrictions
that ensure the plan will be implemented as well as maintained and a recorded City disclaimer. The City may
require whatever methods it deems necessary to minimize soil erosion on the lot being subdivided or adjacent
lots.

Section 607.
A.

Subdivision Frontage on Improved Streets

1.

2.
B.

Street Standards

No subdivision shall be approved unless the area to be subdivided has frontage on and access from an
existing street meeting the following criteria:

a.

An existing state, or county road; or

b.

A City-maintained street which meets City standards.

Wherever the area to be subdivided is to utilize existing street frontage, such street shall be suitably
improved as provided herein.

Grading and Improvement Plan
All streets within or adjacent to the proposed subdivision as well as those off-site streets required to be
improved as a part of the subdivision, shall be graded, paved, and improved to conform to the City of Portland
Street Construction Specifications (adopted by separate ordinance), and shall be approved as to design and
specification by the City .

C.
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Topography and Arrangement

1.

Roads shall be related appropriately to the topography. Loop streets are encouraged. All streets shall be
arranged so as to obtain building sites which are above the grade of the streets. A combination of steep
grades and curves shall be avoided.

2.

All streets shall be properly integrated with the existing thoroughfares, dedicated rights-of- way and
proposed systems as established in the Comprehensive Plan.
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3.

Minor or local streets shall be laid out to discourage use by through traffic, to permit efficient drainage and
utility systems, and to yield the minimum number of streets necessary to provide convenient and safe
access to property.

4.

Proposed streets shall be extended to the boundary lines of the tract to be subdivided, unless prevented by
topography or other physical conditions.

Access to Arterial and Collectors
Where a subdivision borders on or contains an existing or proposed arterial or collector, the City may require
that access to such streets be limited by one of the following means for provision of lot access:

1.

Reverse Frontage
The lots shall back onto the arterial or collector and front
on a parallel street. No individual access shall be provided
from the arterial or collector. In the case of residential lots,
screening in one of the following forms shall be required.

2.

a.

An opaque fence with masonry columns six (6) to
eight (8) feet in height and palm trees with a
minimum crown height of eight (8) feet installed
every thirty (30) feet outside the fence in the street
right of way; or,

b.

A fired brick or natural stone wall six (6) to eight (8)
feet in height and trees with a minimum caliper of
three (3) inches at breast height installed every
twenty-five (25) linear feet outside the fence in the
street right-of-way.

Reverse Frontage

Right Angle Streets
A series of cul-de-sacs or loop streets entered from and
designed generally at right angles to such a street, with the
side lines of their terminal lots on the arterial or collector.

Right Angle Street

Subdivision Design and Improvements
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3.

Marginal Access
A marginal access street may be separated from
the main street by a curbed median or other City
approved physical barrier of no less than ten
(10) feet wide, as measured inside back-of-curb to
back-of-curb and having access thereto at suitable
points.

E.

Street Names
Names shall be sufficiently different in sound and in
spelling from other street names in the City and within
the City's extraterritorial jurisdiction (ETJ) so as not to
cause confusion. A street that is, or is planned as, a
continuation of an existing street shall bear the same
name.

F.

Marginal Access

Street Signs, Markers and Traffic Control Devices
The applicant shall furnish and install street signs and traffic control devices required by the City at all road
intersections. All street signs shall be installed prior to acceptance of the streets. All regulatory signs are to be
placed at all intersections within or abutting the subdivision, the type and location of which shall be approved by
the City.

G.

Construction of Streets
The arrangement of streets shall provide for the continuation of principal streets between adjacent properties,
unless otherwise set out in the City Comprehensive Plan. If the adjacent property is undeveloped and the street
must temporarily be a dead-end street, the right-of-way shall be extended to the property line. A temporary
circular easement may be required on all temporary dead-end streets, with the notation on the subdivision plat
that the easement outside the normal street right-of-way shall revert to abutters whenever the street is
continued. No platted lot can front on such a temporary turnabout.

H.

Dead-End Streets (Cul-de-Sacs)
Where a road does not extend to the boundary of the subdivision and its continuation is not required by the City
for access to adjoining property, its terminus shall normally not be nearer to such boundary than fifty (50) feet.
However, the City may require the reservation of an appropriate easement to accommodate drainage facilities,
pedestrian traffic or utilities. A cul-de-sac turnaround shall be provided at the end of a permanent dead-end
street in accordance with City standards and specifications. The right-of-way for a cul-de-sac turnaround shall be
a minimum of one hundred (100) feet in width, with a pavement diameter of eighty (80) feet and a center island
diameter (if required) of twenty-five (25) feet. In no case shall the pavement width be less than the width of the
connecting paved surface. Maximum length of a dead-end or cul-de-sac street shall be five hundred (500) feet.

I.

Turn Lanes
In addition to the pavement widths specified below, the City may require intersection turn lanes (right and/or
left) and acceleration/deceleration lanes should traffic projections dictate. Such lane widths shall be determined
on a case-by-case basis by the City.

J.

Surface Improvements
After utilities have been installed, the developer shall construct curbs and gutters and shall surface roadways to
the widths prescribed in these regulations. All road pavement, shoulders, drainage improvements and
structures, curbs, turnarounds, and sidewalks shall conform to City of Portland construction standards and
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specifications (which are contained in a separate ordinance), and shall be incorporated into the construction
plans to be submitted for plat approval.

K.

Design Standards for Streets
The following street design standards are further illustrated in Chapter 3: Thoroughfares of the City’s 2012
Comprehensive Plan.

Arterials/Thoroughfares

Collectors

Other
Marginal Comm.
Access
Alley

Resid.
Alley

A6

A5

A4

C4

C2

R1

40,000

30,000

25,000

15,000

5,000

500

500

100

100

Design Speed

50

45

45

45

45

30

30

15

15

Right-of-Way Width

120

100

100

80

60

60

40

30

20

6

4

4

4

4

2

2

2

1+

Median

Yes

Yes

Yes

No

No

No

No

No

No

Back of Curb to Back of Curb
(including median)

92

68

68

54

44

30

28

26

14

1,500

1,000

700

700

500

300

300

100

100

Length of Vertical Curves

300

250

250

250

200

100

100

--

--

Length of Tangents between
Reverse Curves

100

100

100

100

100

50

50

--

--

30/20

30/20

30/20

30/20

30/20

15/15

15/15

--

--

Average Daily Traffic Volume

Lanes

Centerline Radius

Curb/Platting Radius

L.

Alleys
Alleys are not required for residential neighborhoods, however, when provided their rights-of-way must not be
less than twenty (20) feet in width. Alleys must be provided in commercial and industrial districts, except that
the Planning and Zoning Commission may waive this requirement where other provisions are made for service
access, such as off-street loading, unloading, and parking consistent with and adequate for the use proposed.
Alley right-of-ways serving commercial and industrial areas must not be less than thirty (30) feet wide.

M.

Alignment
Horizontal curves shall be used for all changes in direction. All streets to be established in a subdivision shall be
designed in accordance with paragraph K above.

N.

Angles
Streets shall be laid out so as to intersect as nearly as possible at right angles. A proposed intersection of two
new streets at an angle of less than eighty (80) degrees shall not be acceptable. An oblique street should be
curved approaching an intersection and should be approximately at right angles for at least one hundred (100)
feet therefrom. Not more than two (2) streets shall intersect at any one point.

O.

Intersections
Offset intersections less than two hundred (200) feet shall not be allowed. Street jogs with centerline off-sets of
less than two hundred (200) feet shall not be permitted except where the intersected street has separated lanes
without median breaks at either intersection. Proposed new intersections along one side of an existing street
shall, wherever practicable, coincide with any existing intersections on the opposite side of such street.
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Block Length
The maximum length of a block shall not exceed one thousand (1,000) feet.

Q.

Curb Radius
Minimum curb radius at the intersection of two streets shall be as set out in paragraph K above. Alley
intersections and abrupt changes in alignments within a block shall have the corners cut off in accordance with
standard engineering practice to permit safe vehicular movement.

R.

Elevation
Centerline of streets shall be at the base flood elevation (BFE) as indicated on the 100-year flood map, and as
approved by the San Patricio Drainage District.

S.

Grade
Intersections shall be designed with a flat grade wherever practical. In areas of high relief, at the approach to an
intersection, a leveling area shall be provided having no greater than a two (2) percent rate at a distance of sixty
(60) feet, measured from the nearest right-of-way line of the intersecting street.

T.

Sight Distance
Where any street intersection will involve earth banks or existing vegetation inside any lot corner that would
create a traffic hazard by limiting visibility, the developer shall cut such ground and/or vegetation (excluding
singular trees) in connection with the grading of the public right-of-way in accordance with the requirements of
the "Vision Triangle" as defined herein (see Chapter 10).

U.

Widening and Realignment of Existing Streets
Where a subdivision borders an existing narrow street or when the Comprehensive Plan or setback regulations
indicate plans for realignment or widening of streets that would require use of some of the land in the
subdivision, the applicant shall be required to improve and dedicate, at his or her expense, the areas for
widening or realignment of such streets. These streets shall be improved and dedicated to the full width as
required by this Ordinance and the City’s street standards.

V.

New Collector or Arterial

1.

Where the development depends on a new arterial or collector for the efficient development of the
subdivision, the developer shall dedicate and improve the street at his own expense in accordance with
this Ordinance.

2.

Where such a new street is planned to be built in accordance with the Comprehensive Plan by the City or
State, the City may waive the requirement for the paving of that street if there is not demonstrable need
for the street by the subdivision being developed. However, the developer shall dedicate the right-of-way
in conformance with the Comprehensive Plan and right-of-way width requirements. Any land reserved for
road purposes shall not be counted in satisfying any zoning lot size, open space or other similar
requirements.

W. Standards in Previously Developed Areas
Development in areas of the City and ETJ which have existing streets and conditions which do not meet the
requirements of this Ordinance shall be subject to the following standards.
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Where there is no curb, gutter and sidewalk on adjoining properties and directly across the street, the
Administrative Official may exempt development from the requirements for curb and gutter, provision of
sidewalks, or both requirements.

Right-of-Way Maintenance
Decorative subdivision access points (entries and exits), boulevard medians and rights-of-way located behind or
outside subdivision perimeter fences shall be maintained in perpetuity by the developer or a home owners
association.

Section 608.

Parking Area Construction Standards

For parking area construction standards, see the City’s parking design criteria on file with the Administrative
Official.

Section 609.
A.

Block Standards

Two Tiers of Lots Required
Blocks shall have sufficient width to provide for two tiers of lots of appropriate depths. Exceptions to this
prescribed block width shall be permitted in blocks adjacent to major streets, railroads or waterways.

B.

Length
The lengths, widths and shapes of blocks shall be such as are appropriate for the locality and the type of
development contemplated, but generally block lengths in residential areas shall meet the standards of Section
607.

C.

Pedestrian Ways
Pedestrian ways (right-of-way) not less than twelve (12) feet wide, may be required through the center of blocks
more than five hundred (500) feet long to provide access to schools, playgrounds, shopping, transportation or
other community facilities (see Section 610).

Section 610.
A.

Sidewalks and Bike Paths

When Required
Concrete sidewalks shall be included within the dedicated rights-of-ways of all streets except where replaced by
bicycle paths when required by the City under circumstances specified in paragraph D below.

B.

Sidewalk Design Standards

1.

A typical residential sidewalk shall be four (4) feet in width, and a typical nonresidential sidewalk shall be
five (5) feet in width; however, the City may require wider sidewalks in certain circumstances.

2.

Sidewalks shall be placed on both sides of streets unless expressly waived by the City.

3.

All sidewalks shall be constructed of concrete no less than four (4) inches in thickness with expansion joints
as needed.

4.

The property side edge of the sidewalk shall set back one (1) foot into the right-of-way, unless otherwise
approved by the City.

5.

All sidewalks shall be constructed in conformance with City, Texas Architectural Barriers Act and Americans
with Disabilities Act standards.
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6.
C.

A grass or City-approved landscaped strip at least three (3) feet wide shall separate all residential sidewalks
from adjacent curbs. Sidewalks may be built adjacent to curbs when so approved by the City.

Pedestrian Ways Requiring Additional Right-of-Way
The City may require additional right-of- way for sidewalks and/or bike paths outside of street rights-of-way in
order to facilitate pedestrian access to schools, parks or other nearby streets. These sidewalks or bicycle paths
shall be located in rights-of-way at least twelve (12) feet in width. Such rights-of-way shall be indicated on the
plat.

D.

Bicycle Paths

1.

School Access
A bicycle path may be required within the rights-of-way of any new street, other than a Minor Street, if
said street segment is within a two (2) mile radius of a public school. Such bicycle path may be substituted
for one of the required sidewalks.

2.

Bicycle Path Standards
Such paths (paved surface) shall be paved with a smooth concrete or asphalt surface, and otherwise
conform to U.S. Department of Transportation standards. Where exclusive bikeways are developed, they
shall be a minimum of eight (8) feet in width for a two-way bikeway. Where sidewalk bikeways are
developed, a twelve (12) foot combined sidewalk and two-way bikeway shall be required. A bike lane
developed on the same grade as a roadway shall incorporate a painted stripe in the roadway, and be a
minimum of four (4) feet in width.

Section 611.

Pollution Plan and Silt Runoff Control

Construction plans shall include a plan to control silt runoff from the subdivision into new and/or existing streets,
drainage ways and ditches. The devices used for silt retention shall be maintained on each lot until such time as a
building permit is issued for that lot. Until a building permit is issued, the subdivision developer or individual lot owner
shall be responsible for controlling all silt runoff.

Section 612.
A.

Flood Prone Areas

Filling
Whenever a plat is submitted for an area which is in an Area of Special Flood Hazard but not in a Floodway, the
City may approve such subdivision, provided, that the developer indicates on the final plat, in shaded area and
identified, such Area of Special Flood Hazard. It will be further indicated that the finish floor of building
elevations be above the minimum elevation of the 100-year frequency flood as determined Federal Emergency
Management Agency (FEMA) flood maps.

B.

Overflow Zone
If a subdivision is approved in an Area of Special Flood Hazard as defined by FEMA flood maps, the plat of such
subdivision shall provide for an overflow zone along the bank of any stream or watercourse in a width that shall
be sufficient in times of high water to contain or move the water, and no fill shall be placed in the overflow zone
nor shall any structure be erected or placed therein. The boundaries of the overflow zone shall be subject to
approval by the City.

C.

Natural Storage Areas
Isolated wetlands and other natural storage areas shall be used whenever feasible for retention of storm water
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runoff.

Section 613.
A.

Drainage

Drainage Plan Review
A drainage plan, based upon a 100-year flood event, as addressed by the Federal Emergency Management
Agency (FEMA), shall be submitted to the City Engineer for review and approval. Development outside the City
Limits and within the City's extraterritorial jurisdiction shall be approved by the San Patricio Drainage District
prior to City approval.

B.

Drainage Easements

1.

General Requirements
Where a development or subdivision is traversed by a watercourse or drainage way, there shall be
provided a storm water easement or drainage right-of-way conforming substantially to the lines of such
watercourse, and of such width as will be adequate for the purpose. The drainage may be maintained by
an open channel with adequate width for maximum potential volume of flow, or other method as the City
Engineer may require.

2.

3.

Easement Access

a.

Inclusion of open ditches other than swales within road rights-of-way is discouraged except where no
feasible alternative exists. For underground drainage facilities and open ditches not exceeding three
feet in depth, perpetual unobstructed easements at least fifteen (15) feet in width for such drainage
facilities shall be provided across property outside the road lines and with satisfactory access to the
road. Easements shall be indicated on the plat.

b.

When a proposed drainage system will carry water across private land outside the subdivision,
appropriate drainage rights must be secured and indicated on the plat.

c.

The developer shall dedicate or provide easements for existing watercourses, distance and width to
be determined by the City Engineer.

Drainage Rights-of-Way
Where the developer proposes to construct a drainage ditch in excess of three feet deep, or the
development encompasses a ditch or drainage way in excess of three feet deep, the developer shall
dedicate a right-of-way rather than an easement to the City.

Section 614.
A.

Water Facilities Development

Public System
Unless approved by the City Council, all new development shall connect to the City water system and provide
adequate domestic water use and fire protection.

B.

Standards

1.

The developer shall install adequate water appurtenances (including fire hydrants), subject to City and
State specifications. All water mains shall be looped and sized in accordance with the City of Portland
Public Works Department Standards, Specifications and Details. (Refer to the City’s water and wastewater
ordinances.)
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2.

Subdivisions with tracts of five (5) acres or less are presumed to be residential developments unless the
land is restricted to nonresidential uses on the final plat and all deeds and contracts for deeds. The
establishment or residential developments with tracts of five (5) acres or less where the water supply does
not meet the minimum standards of the Section are prohibited.

3.

Public Water Systems

4.

a.

Subdividers who propose to supply drinking water by connecting to an existing public water system
must provide a written agreement with the retail public utility in substantially the form attached in
Appendix 1A. The agreement must provide that the retail public utility has or will have the ability to
supply the total flow anticipated from the ultimate development and occupancy of the proposed
subdivision for a minimum of thirty (30) years. The agreement must reflect that the subdivider has
paid the cost of water meters and other necessary connection equipment, membership fees, water
rights acquisition costs, or other fees associated with connection to the public water system so that
service is immediately available to each lot.

b.

Where there is no existing retail public utility to construct and maintain the proposed water facilities,
the subdivider shall establish a retail public utility and obtain a Certificate of Conveniences and
Necessity (CCN) from the TCEQ. The public water system, the water quality and system design,
construction and operation shall meet the minimum criteria set forth in 30 TAC, §§290.38-290.51 and
§§290.101-290.120, or as amended. If groundwater is to be the source of the water supply, the
subdivider shall have prepared and provide a copy of a groundwater availability study which shall
include an analysis of the long term (thirty [30] years) quantity and quality of the available
groundwater supplies relative to the ultimate needs of the subdivision. If surface water is the source
of supply, the subdivider shall provide evidence that sufficient water rights have been obtained and
dedicated, either through acquisition or wholesale water supply agreement, that will provide a
sufficient supply to serve the needs of the subdivision for a term of not less than thirty (30) years.

Non-Public Water Systems
Where individual wells or other non-public water systems are proposed for the supply of drinking water to
residential establishments, a test well or wells located so as to be representative of the quantity and
quality of water generally available from the supplying aquifer shall be drilled by the subdivider and the
produced waters sampled and submitted to a private laboratory for a complete chemical and
bacteriological analysis of the parameters on which there are drinking water standards. The subdivider
shall have prepared and provide a copy of a groundwater availability study which shall include an analysis
of the long term (30 years) quantity of the available groundwater supplies relative to the ultimate needs of
the subdivision. The water quality of the water produced from the test well must meet the standards of
water quality required for community water systems as set forth in 30 TAC, §§ 290.103, 290.105, 290.106,
and 290.110, or as amended, either:

5.

a.

Without any treatment to the water; or

b.

With treatment by an identified and commercially available water treatment system.

Transportation of Potable Water
The conveyance of potable water by transport truck or other mobile device to supply the domestic needs
of the subdivision is not an acceptable method, except on an emergency basis. Absence of a water system
meeting the standards of these rules due to the negligence of the subdivider does not constitute an
emergency.
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Plat Requirements
The location of all fire hydrants and all water supply improvements shall be shown on the preliminary plat.

Section 615.
A.

Fire Protection

Mains
No main shall be less than six (6) inches in diameter.

B.

Residential Subdivisions
Fire hydrants in residential developments shall be located at development entrances and at appropriate street
intersections determined by spacing criteria. Additional hydrants shall be spaced along roadways in accordance
with the regulations required by the State Fire Marshal’s Office, (no habitable structure shall be more than five
hundred [500] feet from the nearest hydrant by lay of fire hose). Hydrant connections to the mains shall be no
less than six (6) inches.

C.

All Other Subdivisions
In nonresidential subdivisions, fire hydrants shall be spaced no greater than three hundred (300) feet apart
measured within right of ways. Hydrants shall be placed at development entrances and at other strategic places.
Water mains shall be no less than 8 inches in diameter. Six (6) inch mains may be used in planned building
groups as outlined in the National Fire Protection Association (NFPA) 1141. Mains shall be looped.

D.

E.

Fire Hydrant Access

1.

All hydrants shall be installed in such a manner as to be unobstructed and easily accessed by the Fire
Department at all times.

2.

All locations are to be approved by the City Fire Department.

3.

Hydrants shall be placed a minimum of three (3) feet from roadways and driveways. They shall not be
blocked by hedges, trees, parked vehicles, buildings, fences, utility poles, receptacles, signs, etc. There shall
be a minimum of three (3) feet working clearance around every hydrant.

Hydrant Specifications
All fire hydrants shall be approved by the City, and shall have one (1) 4.5 inch steamer and two (2) 2.5 inch ports
(inside diameter). Hydrant outlet threads shall have the National Hydrant (NH) standard external threads for the
size outlet supplied. Hydrants shall be painted red.

F.

Hydrant Protection
Fire hydrants in commercial and industrial areas or any other area where a hydrant may be endangered by
vehicles shall have guard posts. Posts shall be no less than three (3) inch diameter metal pipe, concrete filled and
painted yellow. Posts will not be placed in such a manner to be directly in front of a port or obstruct Fire
Department use.

Section 616.
A.

Sanitary Sewer Facilities

General Requirements
The applicant shall install sanitary sewer facilities in a manner prescribed by the City's water and waste water
ordinances. Plans shall be approved by the City and, where appropriate, State agencies.
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B.

Subdivisions
All subdivisions shall be connected to a sanitary sewer system, including taps for all lots. Where a public sanitary
sewer system is not, in the judgment of the City, accessible, the applicant shall comply with all State and County
laws regarding organized sewerage facilities and on site facilities

C.

Lift Stations and Manholes
If sewerage from a subdivision will be served through an existing lift station or manhole, the City may require
the developer to rehabilitate the lift station or manhole. If an existing lift station must be rehabilitated, or if a
new lift station is required for a subdivision, the developer’s engineer shall supply all necessary data and
calculations to the City for review. The electrical equipment serving the lift station shall include an approved
transfer switch.

D.

Standards
Subdivisions with tracts of five acres or less are presumed to be residential developments unless the land is
restricted to nonresidential uses on the final plat and all deeds and contracts for deeds. The establishment of
residential developments with tracts of five (5) acres or less where sewer services do not meet the minimum
standards of this Section are prohibited.

1.

2.

Organized Sewerage Facilities

a.

Subdividers who propose the development of an organized wastewater collection and treatment
system must obtain a permit to dispose of wastes from the Texas Commission on Environmental
Quality in accordance with 30 TAC Chapter 305 "Consolidated Permits", or as amended, and obtain
approval of engineering planning materials for such systems under 30 TAC Chapter 317, "Design
Criteria for Sewerage Systems", or as amended, from the Texas Commission on Environmental
Quality.

b.

Subdividers who propose to dispose of wastewater by connecting to an existing permitted facility
must provide a written agreement in substantially the form attached in Appendix 1B with the retail
public utility. The agreement must provide that the retail public utility has or will have the ability to
treat the total flow anticipated from the ultimate development and occupancy of the subdivision for
a minimum of thirty (30) years. The agreement must reflect that the subdivider has paid the cost of
all fees associated with connection to the wastewater collection and treatment system so that service
is immediately available to each lot. Engineering plans for the proposed wastewater collection lines
must comply with 30 TAC Chapter 317. Figure: 31 TAC, §364.33(a)(2), or as amended.

On-site Facilities

a.

On-site facilities which serve single-family or multifamily residential dwellings with anticipated
wastewater generations of no greater than 5,000 gallons per day must be designed by a registered
professional engineer or registered professional sanitarian, permitted by the authorized agent of the
TCEQ, and in all respects comply with 30 TAC Chapter 285, or as amended.

b.

Proposals for on-site sewerage facilities for the on-site disposal of sewerage in the amount of 5,000
gallons per day or greater must comply with 30 TAC Chapter 317, or as amended.

c.

On-site sewerage facilities must apply for and receive a permit from the Texas Commission on
Environmental Quality or its authorized agent as required by the procedures established in Chapter
366 of the Texas Water Code, or as amended, and 30 TAC Chapter 285, or as amended.

d.

On-site Sewage Disposal near Lakes
On-site sewerage facilities proposed near lakes must be licensed and installed in strict accordance
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with requirements established by the Texas Commission on Environmental Quality in their rules 30
TAC Chapter 285, or as amended.

e.

On-site Wastewater Disposal in Recharge Zones
On-site sewerage facilities proposed within aquifer recharge zones must be licensed and installed in
strict accordance with requirements established by the Texas Commission on Environmental Quality
in 30 TAC Chapter 285, or as amended, and applicable Texas Commission on Environmental Quality
regulations.

f.

Review, Inspection and Permitting of On-Site Sewerage Facilities
The Texas Commission on Environmental Quality or its authorized agent shall review proposals for
on-site sewage disposal systems and make inspections of such Systems as necessary to assure that
the system is in compliance with Chapter 366 of the Texas Health and Safety Code, or as amended,
and rules 30 TAC Chapter 285, or as amended. In addition to the unsatisfactory on-site disposal
systems listed in 30 TAC 285.3(b), pit privies and portable toilets are not acceptable waste disposal
systems for lots platted under this Ordinance.

3.

Grey Water Systems for Reuse of Treated Wastewater

a.

Organized or Municipal Sewerage Systems
Any proposal for sewage collection, treatment and disposal which includes grey water reuse shall
meet minimum criteria of 30 TAC 210, “Use of Reclaimed Water", or as amended, promulgated and
administered by the Texas Commission on Environmental Quality.

b.

On-Site Sewerage Facilities
Any proposal for on-site sewage disposal which includes provisions for grey water use shall meet the
minimum criteria of 30 TAC 285, or as amended, contained within the “Construction Standards for
On-Site Sewerage Facilities" promulgated by the Texas Commission on Environmental Quality.

4.

Sludge Disposal
The disposal of sludge from water treatment and wastewater treatment facilities shall meet the criteria of
30 TAC, Chapters 312 and 317, or as amended.

Section 617.

Gas Utility Standards

The installation and dedication of gas distribution mains within the subdivision will be at the option of the developer.
Should gas utilities not be installed, the developer shall provide minimum six (6) inch diameter casings buried with a
minimum three (3) feet of ground cover to finish grade, extending from the edge of right-of- way to right-of-way at
intersections or crossings as approved on construction plans. There shall be no bends or curves in the casings unless
approved by the City and the gas utility provider. Other provisions necessary for such installation shall be installed in a
fashion approved by the City of Portland necessary to provide service to all lots. Casings required by this section shall
be either C-900 or SDR-21 grade plastic. All casings shall be capped in such a manner as to provide for a water tight
seal and to facilitate easy access or removal of such cap.
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Section 618.

Street Light Standards

The subdivision developer shall install street lights at locations approved by the City, including, but not limited to the
following:

A.

Intersections

B.

Approved interior block locations so the distance between street lights is five hundred (500) feet or less

C.

Curves where the delta angle is greater than 45 degrees or the centerline radius is less than one thousand
(1,000) feet

D.

End of cul-de-sacs in excess of two hundred fifty (250) feet in length

E.

Dead ends when they are located more than two hundred fifty (250) feet from the nearest street light

Lighting poles shall be constructed of aluminum or City-approved equivalent. In the interest of public safety, street
lighting shall be located at and/or directly across street right-of-way from fire hydrants (the City may, at its discretion,
waive certain location requirements where a conflict in distance within these parameters occurs). The developer shall
complete installation of said street lighting prior to acceptance of the subdivision improvements by the City. The
developer shall pay for any additional cost, if any, above the credit allowance that the City receives from the utility
company. The City will energize and pay all monthly charges, after power is available to the system and the City
deems it appropriate.

Section 619.

Other Utilities

All utility infrastructure, including, but not limited to, gas, electric, telephone and cable TV, shall be located
underground throughout the interior of the subdivision, be it interior or perimeter. Whenever such existing utility
infrastructure has been installed above ground, it shall be replaced with underground utility infrastructure.
Underground service connections to the street property line of each platted lot shall be installed at the subdivider's
expense. Electric power utilities, including transformers, shall be located and approved by the electric utility company
providing the service.
Temporary electric utility infrastructure may be installed above ground and along thoroughfares adjacent to unplatted
property, however, such utility infrastructure shall be replaced with permanent underground utility infrastructure as
adjacent property develops.
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Section 620.

Park Site Dedication

A.

For residential Major Subdivisions, a dedication of park land shall be required to meet the recreational needs of
the community by either a percentage of land or a payment to the City in an amount equal to the fair market
value of the site. The park site size shall be at least five (5) percent of the gross area of the subject subdivision,
but in no case less than one (1) acre. Such park site or alternate cash payment shall be determined by the City
Council following recommendation from the Park and Recreation Board. This requirement shall also apply to
Residential Planned Unit Developments (PUDs).

B.

When a subdivision is to be developed in stages or by units so that the actual platting of the park area to be
dedicated in connection with said subdivision will be deferred until the second or a later unit, the developer shall
complete and deliver to the City, with the final plat of the first unit of said subdivision, an appropriate deed or
cash payment acceptable to the City which shall provide for the future dedication of such park.

C.

Any monies received in lieu of land for park site dedication shall be used by the City for park uses only.

D.

Any land used for bike paths and pedestrian ways shall be credited toward the required five (5) percent for
parks.

Section 621.
A.

Commercial and Industrial Subdivisions

General
If a proposed subdivision includes land that is zoned for commercial or industrial purposes, the layout of
subdivision street, parcel and block patterns shall be specifically adapted to the uses anticipated and take into
account other uses in the vicinity. The following principles and standards shall be observed:

1.

Streets
Street rights-of-way and pavement shall be adequate to accommodate the type and volume of traffic
anticipated to be generated thereupon. Streets carrying nonresidential traffic, especially truck traffic, shall
not normally be extended to the boundaries of adjacent existing or potential residential areas.

2.

Special Requirements
The City may require special street, bridge, traffic signalization, curb, gutter, sidewalk, water, sewer and
drainage improvements within or nearby the subdivision being developed.

3.

Buffers
Every effort shall be made to protect adjacent residential areas, existing or potential, from a proposed
commercial or industrial subdivision, including the provision of extra parcel depth as determined by the
City.

Section 622.

Easements

When necessary to accommodate utilities, storm drainage, or other infrastructure needs, easements shall be centered
on side and rear lot lines. Such easements shall be wide enough for the installation, maintenance and replacement of
utilities for which the easement is dedicated. Proper coordination shall be required for prior easements established in
adjoining properties.

Section 623.

Private Streets

Private streets may be permitted by the City with the following conditions:
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A.

Private streets shall meet the City of Portland Street Specifications

B.

Private streets shall be maintained in perpetuity by the developer or a home owners association with
performance guarantees

C.

Emergency access shall be guaranteed to lots fronting private streets at all times

D.

A City disclaimer shall be prominently displayed on the subdivision plat and recorded

E.

The City Council approves the use, construction and maintenance of such private streets within the city limits
and extraterritorial jurisdiction

F.

The San Patricio Commissioners Court approves the use, construction and maintenance of such private streets
within the extraterritorial jurisdiction

Section 624.

Setbacks

In areas that lack a nationally recognized fire code as listed in Local Government Code, §234.002(b)(2) , or as
amended, and lack water lines sized for fire protection, setbacks from roads and right-of-ways shall be a minimum of
ten (10) feet, setbacks from adjacent property lines shall be a minimum of five feet, and shall not conflict with
separation or setback distances required by rules governing public utilities, on-site sewerage facilities, or drinking
water supplies. Setback lines required elsewhere in the orders or rules of the City shall control to the extent greater
setbacks are therein required. (See Section 409 and Section 410.)

Section 625.

Number of Dwellings per Lot

When a subdivision is restricted to single-family uses by a zoning classification or deed restriction, no more than one
single-family detached dwelling shall be located on each subdivision lot. A notation of this restriction shall be placed
on the face of the final plat. This restriction shall be placed in all deeds and contracts for deeds for real estate sold
within the subdivision. Where otherwise authorized, proposals which include multifamily residential structures shall
include adequate, detailed planning materials required by the City for determination of proper water and wastewater
utility type and design.

Section 626.
A.

Criteria for Subdivisions that Occurred Prior to September 1, 1989

Authority and Scope
This section shall apply only to tracts of land that were divided into two or more parts to lay out a subdivision
before September 1, 1989 and have not been platted or recorded.

B.

Purpose
It is the purpose of this section to promote the public health of the City’s residents, to ensure that adequate
water and sewerage facilities are provided in subdivisions within the City and its extraterritorial jurisdiction, and
to establish the minimum standards for pre-1989 subdivisions for which no plat has been filed or recorded in the
records of the County.

C.

Required Plat
In the event that the owner of a tract of land located within the City or its extraterritorial jurisdiction who
subdivided the tract into two or more parts to lay out a subdivision of the tract prior to September 1, 1989,
including an addition, or to lay out suburban lots or building lots, and to lay out streets, alleys, squares, parks or
other parts of the tract intended to be dedicated to public use or for the use of purchasers or owners of lots
fronting on or adjacent to the streets, alleys, squares, parks, or other parts, was legally obligated to, but has
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failed to have a plat of the subdivision prepared, approved by the City, and filed with the County, the owner of a
residential lot which was created by the subdivision may have a plat of the individual lot prepared and approved
by the City Engineer as provided in this section in lieu of the filing of a plat of the subdivision.

D.

Special Criteria
The City may approve the plat of a residential lot which does not comply with the provisions of Section 317.O.1,
Section 409. District Dimensional Standards, Section 624. Setbacks, Section 625. Number of Dwellings per Lot,
Section 317.B.4, and Section 317.E as applied to an individual subdivided lot if such approval is in harmony with
the general purpose and intent of this Ordinance so that the public health, safety, and welfare may be secured
and substantial justice done.

1.

Owners of individual lots in a single unplatted subdivision may file a joint request for approval of their
respective individual residential lots.

2.

An application for approval of the plat of an individual lot shall be made in writing. The application shall
state specifically the division, section, or subsection with which the plat does not comply and from which a
waiver is being requested. The application shall contain available information and documentation which
supports the requested approval. The applicant shall also provide such additional documentation as the
City may request to support the application, including:

3.

E.

a.

A copy of a dated plat, sales contract, utility records, or other acceptable documentation that the
subdivision occurred prior to September 1, 1989;

b.

The name and address of the original subdivider or the subdivider’s authorized agent, if known;

c.

A survey and plat of the lot for which approval is requested, showing existing residences, roads, and
utilities; and

d.

A deed, an affidavit of ownership or other evidence of ownership of the lot for which approval is
requested.

Approval of plats of individual lots shall be granted subject to the limitations of state law, and based on
written findings by the City that:

a.

The lot for which approval is requested is within a tract that was subdivided prior to September 1,
1989, and is not owned by the original subdivider;

b.

A plat was required for the subdivision, but has not been filed with the county by the subdivider
legally obligated to file it;

c.

An existing, currently occupied residential dwelling is located on the lot;

d.

Existing, water and sewer services which comply with the minimum standards set forth in this
Ordinance are available to the lot; and

e.

The request is reasonable, compliance with specified sections of these rules is impractical, and a
waiver is not contrary to the public health and safety.

Final Determination
The Administrative Official shall make the final decision on an application for a waiver. The applicant may
withdraw a request for a waiver at any point in the process. If the requested waiver application is approved, the
City shall issue a certificate stating that a plat of the residential lot has been reviewed and approved.
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Chapter 7.

General Development Standards

Section 701.

Lot Grading and Drainage Design

A.

All lots shall be graded to ensure positive drainage toward streets or other drainage ways without altering the
volume or character of run-off.

B.

Residential Lot-to-Lot Drainage
The following shall apply to residential subdivisions.

1.

Site grading shall be carried out in such a manner that surface water from each lot will flow directly to a
storm sewer, improved channel, or paved street without crossing more than one (1) adjacent lot.

2.

No more than one (1) lot may drain onto an adjacent lot (i.e., multiple lots cannot drain onto the same
adjacent lot).

3.

Subdivisions shall be designed to prevent any surface water within a storm sewer, improved channel, or
paved street from flowing onto a residential lot.

C.

No certificate of occupancy shall be issued to any newly constructed building until final lot grading has been
completed in accordance with the approved final subdivision plat and approved soil stabilization plan, if the lot is
located on a bluff or steeply sloped.

D.

Residential foundations shall be at least eighteen (18) inches above the maximum crown elevation of uncurbed
streets and eighteen (18) inches above the maximum curb height of curbed streets.

Section 702.

Single-Family Residential Design Requirements

The following guidelines are intended to improve the overall quality of single-family residential neighborhoods. This
section also applies to single-family attached units (i.e., duplexes or two-family dwellings).

A.

Project Design
Single-family areas should achieve a mixture of lot sizes which should generally be the balance of single-family
lot sizes within a particular neighborhood area.

B.

Building Design
At the time of original construction or at the time of placement on a lot, single-family residences shall meet the
following standards.
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1.

All single-family residential units shall have a two-car garage.

2.

All single-family residential units shall have a driveway adequate to provide two unenclosed, off-street
parking spaces.

3.

Driveways shall be constructed of an all-weather surface such as concrete or brick pavers. Seal coat or chip
seal are not acceptable.

4.

The combined exterior façades and the front façade of all single-family residential units shall be
constructed of at least seventy-five (75) percent masonry materials (including brick, stone, and stucco, but
not including exterior insulation finishing systems [EIFS] or fiber cement siding). No metal exteriors are
permitted.
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5.

Roofs shall have a minimum nine (9) inch overhang or soffit extending beyond the side and end walls.

6.

All single-family residential units shall be structurally connected to a permanent foundation which has
been designed by an Engineer licensed by the State of Texas.

C.

Industrialized Housing
At the time of original construction or at the time of placement on a lot, single-family industrialized housing shall
meet all the requirements of this Section 702 and the following:

1.

D.

Have a value equal to or greater than the median taxable value for each single-family unit located within
500 feet of the lot on which the industrialized housing is proposed to be located, as determined by the
most recent certified ad valorem tax appraisal roll. An industrial housing applicant shall substantiate such
value by doing all that follows:

a.

Identify by address each single-family unit located within five hundred (500) feet of the lot on which
industrialized housing is to be located and show the taxable value for each such single-family
dwelling.

b.

Provide at least one (1) photograph, with identifying address, of the front of each single-family unit
located within five hundred (500) feet of the lot on which the industrialized housing is to be located.

c.

Provide a copy of the sales receipt, signed by the purchaser, of the industrialized housing unit and
documentation substantiating the taxable value of the lot on which the industrialized housing unit is
to be located according to the most recent certified ad valorem tax appraisal roll.

2.

Have exterior siding, roofing, roofing pitch, foundation fascia and fenestration compatible with the singlefamily dwellings located within five hundred (500) feet of the lot on which the industrialized housing is to
be located.

3.

Comply with municipal aesthetic standards, square footage and other site requirements applicable to
single-family dwellings.

4.

Meet every other subdivision, zoning and building requirement that applies to single-family units.

5.

Meet the Windstorm requirements for single-family units established by the Texas Department of
Insurance.

6.

All single-family residential units shall be structurally connected to a permanent foundation which has
been designed by an Engineer licensed by the State of Texas.

Garage and Driveway Preservation
Single-family garages shall not be demolished or structurally altered to prevent their use as enclosed off-street
parking spaces unless at least one (1) additional off-street parking space, enclosed or unenclosed, that meets all
applicable requirements can be constructed on-site. Driveways shall not be demolished or structurally altered to
prevent their use as off-street parking spaces unless they can be replaced on-site by new driveways that meet all
applicable requirements.
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Section 703.

Townhouse Design Requirements

Townhouses are permitted in accordance with the use table, provided they meet the following requirements.

A.

Project Design
The following unit and area requirements shall be required.
Townhouse Development Standards
Site Area per Unit (minimum), including
common area
Lot Area (minimum)
Lot Width (minimum)

2,900 square feet
1, 800 square feet
20 feet

Connected Units (minimum)
Height (maximum)
Coverage (maximum), including buildings
and parking areas
Private Yard (minimum)

4*
35 feet
45 percent of total site area, 30 percent for
common area
400 square feet per unit

Front Yard (minimum)

25 feet

Side Yard (minimum)

15 feet

*The Planning and Zoning Commission may approve not more than thirty (30) percent of the units in
two and three unit groups when the project contains twelve (12) or more units.

B.

1.

Each townhouse shall be located on an individual lot.

2.

A wall or solid fence not less than five (5) feet in height shall be required on side lot lines where the
required private yard adjoins such lot lines; a private yard may contain a patio cover or roof which does not
cover more than twenty-five (25) feet of the building line.

3.

No side yard shall be required between connected townhouses or units;

4.

Within a townhouse project, there shall be at least fifteen (15) feet of separation of combined side yards
between each townhouse group;

5.

At least ten (10) feet of side yard shall be provided at the side property line on any townhouse project;

6.

All townhouses shall be set back from the rear lot line at least ten (10) feet; garages having direct access to
a rear alley or common driveway shall be set back from the rear lot line at least ten (10) feet; other
accessory buildings shall be set back from the rear lot line at least five (5) feet; however, the Planning and
Zoning Commission may reduce or waive the required rear yard requirements where a common area or at
least fifteen (15) feet in width is provided and there is provision for pedestrian and vehicular safety, utility
service and privacy.

7.

No townhouse group shall exceed two hundred (200) feet in length.

Parking and Driveways
The following parking and driveway requirements are required.

1.
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Two off-street parking spaces shall be provided for each townhouse; at least one such space shall be totally
enclosed, and shall be located on the individual townhouse lot; any required parking space not located on
the individual lot shall be located within one hundred (100) feet of the individual lot;
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2.

No parking shall be provided in the front fifteen (15) feet of a townhouse lot or common area nor in the
twenty-five (25) feet adjacent to a side street;

3.

No driveway which services an individual townhouse only and is located in the front yard of a townhouse
lot shall exceed fifty (50) percent of the lot width; where a common driveway is provided to serve a group
of four or more units, the driveway may occupy the entire width of the lot, provided, that said driveway
shall not provide more than two points of vehicular access to a public street for each group it serves;

4.

One-way common driveways shall be at least nine (9) feet in width, and two-way common driveways shall
be at least eighteen (18) feet in width.

Section 704.
A.

Multifamily Residential Design Requirements

Project Design

1.

Multifamily residential dwelling units shall not exceed twenty-five (25) percent of all dwelling units within
the City.

a. Multifamily developments may exceed the above requirement, but shall be required to rezone to a
Planned Unit Development (PUD) (see Section 316. Planned Unit Development (PUD)).

b.

B.

These PUD developments are intended to result in high quality and innovative mixed density housing
developments.

2.

All multifamily residential development should have principal access to a major collector (eighty [80] feet
of right-of-way with four [4] lanes of driving width).

3.

Access to Texas Department of Transportation (TxDOT) system thoroughfares (U.S. Highway 181, Moore
Avenue from U.S. Highway 181 right-of-way west, Wildcat Drive from U.S. Highway 181 west and Buddy
Ganem Drive from U.S. Highway 181 west) requires a curb cut permit from TxDOT. Compliance with the
requirements of the TxDOT Access Management Manual is a prerequisite to permit issuance.

Building Design

1.

Distances between Buildings
The minimum distances between buildings are shown in the following table. “Face” is any exterior plane of
a building that is sixty (60) feet in length or longer. All buildings shall have at least two faces. “End” is any
exterior plane that is not a “face”.
Building Orientation

2.

Minimum Distance

Face to face

50 feet

Face to end

20 feet

Corner to corner

15 feet

Angled corner to face (60 to 90 degree angle)

20 feet

Courtyard face to face

30 feet

End to end

15 feet

Paved Areas
Driveways and other paved areas should be constructed of an all-weather surface such as concrete or brick
pavers. Seal coat or chip seal are not acceptable.
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C.

D.

Open Space

1.

All multifamily residential projects shall incorporate open space, exclusive of paved areas, parking spaces
or patios, of not less than fifteen (15) percent of the total lot area.

2.

Such open space shall be landscaped and serve as an amenity for residents of the project.

3.

No landscaped area shall be less than twenty (20) feet in depth adjacent to any property line or right-ofway. All landscaped areas shall be irrigated.

4.

When individual units are separately owned, provision such as a homeowners association shall be made for
the maintenance of all common open space.

Development Plan Required
A development plan must be submitted incorporating the following information.

1.

A survey of the property.

2.

Location and description of all buildings and uses with setback lines.

3.

Vehicular and pedestrian circulation.

4.

Parking, loading and paving plan.

5.

Storm water drainage plan.

6.

Landscaping and proposed maintenance provisions.

7.

Gross area, lot area and open space calculated to the nearest tenth (1/10 ) acre.

8.

Any proposed construction phasing.

9.

Any proposed signage.
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10. Rights-of-way, easements and utility locations.
11. Indication of existing natural features of the property, including water courses, floodplains, unique natural
features, and vegetation.

12. Building elevations, if deemed necessary by the Administrative Official.
13. Any other information deemed necessary to review the application by the Administrative Official.

Section 705.
A.

Building Materials

1.
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Nonresidential Design Requirements

Any façade of a professional or commercial building that can be seen from an adjacent street or parking
area shall be constructed of one of the following building materials:

a.

Fired brick

b.

Natural or polished stone

c.

Masonry block

d.

Tilt wall concrete panels with architectural detail

e.

Stucco
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f.

Exterior insulation and finish systems (EIFS)

g.

Tile

h.

Fiber cement siding

i.

Glass

j.

Smooth finish baked-on enamel factory-painted metal (does not include corrugated ridge-type metal)

Wood, dimensioned or siding, shall not cover more than ten (10) percent of any façade that can be seen
from an adjacent street or parking area. Stainless steel, chrome, standing seam metal and premium grade
architectural metal may be used as an architectural accent, but shall not cover more than ten (10) percent
of any façade. Doors of any kind may be constructed of galvanized steel and painted steel.

Façade Articulation

1.

2.

Façade depth and height articulation shall be required on the front façade of a building, per the following:

a.

Depth articulation of at least three (3) feet shall be required for every thirty (30) feet of building
façade length. Depth articulation applies only below the roofline.

b.

Height articulation for flat roofs of at least five (5) feet shall be required for every fifty (50) feet of
building façade length. Pitched roofs do not require height articulation.

Facade offsets shall be shown, along with calculations verifying that the building elevations meet the above
requirements, on a building façade (elevation) plan, and shall be submitted for review along with the
building elevations at the time of building permit issuance.

C.

Metal buildings without a masonry façade will be allowed anywhere in the I, Industrial district or in the OT-2,
Olde Town Mixed Use district if they are located at least two hundred (200) feet from Hwy. 181 and Moore
Avenue.

D.

New buildings on previously developed lots or in existing developments must have foundations, exterior siding,
fenestration, fascia and roofing that are compatible with existing buildings on the same lot or within the same
development.

E.

All nonresidential buildings must be affixed to a permanent foundation.

Section 706.

Driveways

All driveways shall be constructed in accordance with applicable City Ordinances and Construction Standards and as
summarized below.

A.

Permit Required
All construction, reconstruction, repair, removal or replacement of a driveway between any public right-of-way
and any private property shall require a permit from the Building Official.

B.

Maximum Width and Angle
No commercial driveway shall have a width greater than thirty-five (35) feet measured at right angles to the
center line of the driveway. No private driveway shall have a width greater than twenty-four (24) feet unless it
supports a front loading garage designed to store three (3) motor vehicles side by side. The width of the
driveway supporting a front loading garage designed to store three (3) motor vehicles side by side shall not
exceed twenty-seven (27) feet. The angle of access drives shall be 60 to 90 degrees.
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C.

Number and Location
The number and location of driveways shall conform to the following tables.
Frontage
(feet)

Curb Return Radii (feet)
Min.

Max.

Island Length
Min.

Up to 58

2.5

25

58 to 95

2.5

25

96 to 135

2.5

136 to 320

5

321 to 600

10

Desired

Minimum

Max. # of
Drives

none

5

none

1

none

20

5

1

25

x/8

10

5

2

25

x/6

20

15

2

25

x/3

20

20

3

600 and up

Special design

Thoroughfare
Classification

Criteria

Minimum Driveway
Spacing Along Roadway
(edge to edge)

Minimum Distance to
Intersection Along
Roadway
(edge to intersecting
(1)
ROW)

Corner Clearance

Minimum Distance between Driveways
Commercial/
Residential
Industrial
Multifamily Driveway
Driveway (ft)
Driveway (ft)
(ft)

Arterial

--

200

200

Collector (Commercial)

--

90

90

Collector (Residential

20

Max. of 1 drive

--

Local

20

--

--

Arterial

--

75 / 100

(2)

75 / 100

(2)

Collector (Commercial)

--

50 / 50

50 / 50

Collector (Residential)

20 / 20
10 / 10 from tangent
to edge of drive

100 / 100

--

--

--

Local

(1) Upstream / downstream distance to intersection.
(2) Driveway without a deceleration lane shall be located a maximum distance of one hundred seventy feet (170’) to the downstream edge from the
intersecting ROW.

D.

Safety Zones
Safety zones shall be required separating commercial driveways in accordance with applicable City Ordinances.

E.

Sidewalk Required
Every driveway, whether commercial or residential, shall be required to provide a sidewalk in accordance with
applicable City Ordinances.
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Section 707.

Fences

Fences, including but not limited to those constructed of masonry, wood, or chain link may be erected to a height not
exceeding 8 feet and may be placed along the boundaries of the lot with the following restrictions.

A.

In OT-1, Olde Town Residential, OT-2, Olde Town Mixed Use, R-6, Single-Family Residential, R-7, Single-Family
Residential, R-8, Single-Family Residential, R-8D, Two-Family Residential and R-15, Townhouse Residential
districts, fences shall not be erected of chain link nor in front yard areas nor in side yard areas where there is
double frontage. Exceptions may be made for fences in side yard areas where there is double frontage, but only
is all of the following conditions are met:

1.

No fence shall be erected or maintained closer than five (5) feet to any side yard property line;

2.

No fence shall exceed a height of four (4) feet; and

3.

A ten (10) foot vision triangle created by an area using rear and side yard property lines shall be
maintained.

4.

The fence shall be eighty (80) percent transparent and be constructed of decorative wrought iron,
aluminum, or vinyl (chain link, wire, or other similar materials shall be prohibited).

B.

Multifamily residential and all nonresidential properties may erect a decorative fence made of wrought iron,
masonry, or a combination of both, in the front yard area.

C.

Fences on corner lots shall not be built higher than four (4) feet when located in the vision triangle defined in
Chapter 10. Definitions. Fences permitted in front yard areas by this Section shall not negatively affect the view
of traffic at the entrance or exit to the subject property or adjoining properties.

D.

All fences required by this Ordinance shall be maintained in good repair.

Section 708.
Non-Single Family Residential Refuse Receptacles and Waste
Removal Areas
Refuse receptacles and waste removal areas, including trash cans, trash compactors and dumpsters, shall be screened
from view from any street right-of-way and from any residential district, except where an opening is required for
access. If access is possible only on a side that is visible from a street right-of-way or residential district, an opaque
gate shall be required.

Section 709.
A.

Buffers and Landscaping

General
The use of drought-tolerant indigenous Texas gulf coast plant material is encouraged.

B.

Residential Buffer Required
Any multifamily or nonresidential development located adjacent to a district specified in the table below shall
incorporate a buffer in its development design.
Development
Single-Family Project
Multifamily Project
Commercial Project

Adjacent Use
Single-Family

Multifamily
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C.

Residential Buffer Design
A buffer strip with a minimum of ten (10) feet of depth shall be provided at the property line that separates
districts. The buffer strip shall incorporate the following elements:

1.

A decorative masonry wall or opaque fence with masonry columns.
This structural screen shall have a minimum height of six (6) feet and a maximum height of eight (8) feet
unless it abuts a required residential front yard. In that event, the structural screen shall have a maximum
height of three (3) feet.

2.

Sod or other permanent vegetative ground cover.

3.

Small trees/shrubs.
One specimen shall be installed per every ten (10) linear feet at a minimum. Shrubs may be placed at
equal distances or in cluster formations. Specimens shall be selected from the list in Table 1. Small
Trees/Shrubs; other drought-tolerant and native/adapted species are allowed if approved by a registered
landscape architect.
Table 1. Small Trees/Shrubs
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Common Name

Scientific Name

Yaupon Holly

Ilex vomitoria

Crape Myrtle

Lagerstroemia spp.

Texas Lantana

Lantana horrida

Trailing White Lantana

Lantana montevidensis

Creosote Bush

Larrea tridentata

Texas Sage, Cenizo, or Texas Ranger

Leucophyllum frutescens

Barbados Cherry

Malpighia glabra

Giant Turk's Cap

Malvaviscus arboreous

Gulf Muhly

Muhlenbergia capillaris

Prickly Pear Cactus

Opuntia spp.

Retama or Jerusalem Thorn

Parkinsonia aculeata

Texas Ebony

Pithecellobium flexicaule

Blue Plumbago

Plumbago auriculata

Mexican Plum

Prunus mexicana

Fragrant Sumac

Rhus aromatic

Smooth Sumac

Rhus glabra

Prairie Flameleaf Sumac

Rhus lanceolata

Little-leaf Sumac

Rhus microphylla

Rosemary

Rosmarinus officinalis

Dwarf Palmetto Palm

Sabal minor

Scarlet Sage

Salvia coccinea

Autumn Sage

Salvia greggii

Texas Mountain Laurel

Sophora secundiflora

Yellow Bells or Esperanza

Tecoma stans

Yucca

Yucca spp.
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Canopy trees with a minimum caliper of three (3) inches at breast height.
One canopy tree shall be installed per every twenty-five (25) linear feet. Trees may be placed as equal
distances or in cluster formations. Specimens shall be selected from the list in Table 2. Canopy Trees; other
drought-tolerant and native/adapted species are allowed if approved by a registered landscape architect.
Table 2. Canopy Trees

5.

Common Name

Scientific Name

Chittamwood

Bumelia lanuginosa

Mediterranean Fan Palm

Chamaerops humilis

Thornless Common Honeylocust

Gleditsia triacanthos

Canary Island Date Palm

Phoenix canariensis

Mesquite

Prosopis glandulosa

Mexican White Oak

Quercus polymorpha

Southern Live Oak

Quercus virginiana

Escarpment Live Oak

Quercus fusiformis

Texas Palmetto or Texas Sabal

Sabal mexicana

Palmetto Palm

Sabal palmetto

Western Soapberry

Sapindus drummondii

Windmill Palm

Trachycarpus fortunei

Cedar Elm

Ulmus crassifolia

Chinese Evergreen Elm

Ulmus parvifolia

Mexican Fan Palm

Washingtonia robusta

Grasses and/or grass-like ground cover.
Specimens shall be selected from the list in Table 3. Grasses; other drought-tolerant and native/adapted
species are allowed if approved by a registered landscape architect.
Table 3. Grasses

Common Name

Scientific Name

Sideouts Grama

Bouteloua curtipendula

Cedar Sedge

Carex planostachys

Perennial Fountain Grass

Pennisetum alopecuroides

Annual Fountain Grass

Pennisetum setaceum

Little Bluestem

Schizachyrium scoparium

Mexican Feathergrass

Stipa tenuissima

Eastern Gamagrass

Tripsacum dactyloides

Silver Bluestem

Bothriochloa laguroides

Splitbeard Bluestem

Andropogon ternarius

Rescuegrass

Bromus unioloides
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Irrigation designed to support all installed vegetation.

Parking Lot Buffer Required
Any parking lot containing ten (10) or more spaces which is located adjacent to a residential use shall
incorporate a buffer in its development design.

E.

Parking Lot Buffer Design
A buffer strip with a minimum of six (6) feet of depth shall be provided at the property line that separates the
parking lot from a residence. The buffer strip shall incorporate the following elements:

F.

1.

A decorative masonry wall or opaque fence with masonry columns. This structural screen shall have a
minimum height of six (6) feet and a maximum height of eight (8) feet unless it abuts a required residential
front yard. In that event, the structural screen shall have a maximum height of three (3) feet.

2.

Sod or other permanent vegetative ground cover (see Table 3. Grasses).

3.

Small trees/shrubs (see Table 1. Small Trees/Shrubs). One specimen shall be installed every ten (10) linear
feet at a minimum. Shrubs may be placed at equal distances or in cluster formations. Other droughttolerant and native/adapted species are allowed if approved by a registered landscape architect.

4.

Irrigation designed to support all installed vegetation.

Parking Lot Perimeter Landscaping Required
The perimeter of all parking lots containing ten (10) or more spaces shall incorporate landscaping in its
development design.

G.

Parking Lot Perimeter Landscaping Design
The area between any street and the parking lot shall be landscaped. The following elements shall be
incorporated in the landscape design:

H.

1.

Sod or other permanent vegetative ground cover (see Table 3. Grasses).

2.

Herbaceous perennials and decorative grasses shall be integrated for effect.

3.

Small trees/shrubs no less than three (3) feet in height following installation shall be installed every ten
(10) linear feet at a minimum (see Table 1. Small Trees/Shrubs). Shrubs may be placed at equal distances
or in cluster formations. Other drought-tolerant and native/adapted species are allowed if approved by a
registered landscape architect.

4.

Canopy trees shall be installed every thirty (30) feet (see Table 2. Canopy Trees).

5.

Irrigation designed to support all installed vegetation.

6.

Pavers, flagstone, and similar decorative masonry or stone materials shall not cover more than sixty-five
(65) percent of any parking lot perimeter landscaping.

Parking Lot Interior Landscaping Required
At least ten (10) percent of the interior area of off-street parking lots in front, side, and rear yards with street
frontage that contain forty (40) or more parking spaces shall be landscaped. The following elements shall be
incorporated in the landscape design:

1.
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Landscaping shall be restricted to terminal islands and/or divider medians.
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a.

Terminal islands, when used, shall be constructed at the end of parking rows with minimum six (6)
inch high curbs. Their minimum width shall be five (5) feet and their minimum length shall be fifteen
(15) feet.

b.

Divider medians, when used, shall be constructed between abutting rows of parking spaces with
minimum six (6) inch high curbs. Their minimum width without wheel stops preventing overhang shall
be eight (8) feet. If wheel stops preventing overhang are installed, their minimum width shall be five
(5) feet.

2.

Permanent vegetative ground cover, but no sod (see Table 3. Grasses).

3.

Herbaceous perennials and decorative grasses shall be integrated for effect (see Table 3. Grasses).

4.

One small tree or shrub (see Table 1. Small Trees/Shrubs) no less than three (3) feet in height following
installation shall be installed for each ten (10) parking spaces at a minimum.

5.

One canopy tree (see Table 2. Canopy Trees) with a minimum crown height of eight (8) feet shall be
installed for every twenty (20) parking spaces.

6.

Irrigation designed to support all installed vegetation.

7.

Pavers, flagstones, and similar decorative masonry and stone materials shall not cover more than sixty-five
(65) percent of any parking lot interior landscaping.

Landscape Maintenance
Trees, shrubs, walls, irrigation improvements and other landscape features approved by the City shall be
considered elements of the project in the same manner as parking and other details. The owner shall be
responsible for regular maintenance of all landscaping in a way that presents a healthy, neat and orderly
appearance. All landscaping shall be maintained free from disease, pests, weeds and litter. This maintenance
shall include weeding, watering, fertilizing, pruning, mulching, edging and mowing as needed and in accordance
with acceptable horticultural practice. It also includes the repair or replacement of required structures such as
walls, and the replacement of defective landscaping required by this Section. All landscape areas shall be
irrigated through an irrigation system or must be within seventy-five (75) feet of a hose attachment.

Section 710.
A.

Outdoor Storage and Display in Nonresidential Districts

Permitted
Outdoor storage and display shall be allowed in any nonresidential district in accordance with this Section. Any
merchandise, material or equipment situated outdoors (with the exception of waste generated on-site and
deposited in ordinary refuse containers) shall be subject to the requirements of this Section. Areas enclosed by
solid, opaque walls on at least three sides with a solid, opaque roof shall not be considered outdoor.

B.

Types
For the purpose of this section, outdoor storage and display shall be broken down into three types, as follows.

1.

Type 1: Outdoor Display
Type 1 Outdoor Display shall be allowed adjacent to a principal building wall and extending to a distance no
greater than five (5) feet from the wall. Such storage shall not be permitted to block windows, entrances or
exits, and shall not impair the ability of pedestrians to use the building.

2.

Type 2: Limited Outdoor Storage
Type 2 Limited Outdoor Storage shall not exceed one thousand (1,000) square feet or ten (10) percent of
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the total site area (whichever is greater).

3.

Type 3: General Outdoor Storage
Type 3 General Outdoor Storage shall be allowed in unlimited quantity, subject only to the location
restrictions below.

C.

Location of Outdoor Storage and Display
Unless specifically authorized elsewhere in the City Code, all outdoor storage and display shall be located outside
the public right-of-way and at least fifteen (15) feet from the back edge of the adjacent curb or street pavement.
No outdoor storage or display shall be allowed in required side yards.

D.

Allowed Storage Table
The three types of storage shall be allowed in the districts designated in the following table:
Use
Type 1: Outdoor Display
Type 2: Limited Outdoor Storage
Type 3: General Outdoor Storage
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Section 711.
A.

Off-Street Parking and Loading

Off-Street Parking

1.

Parking Requirements by Use
In all districts there shall be provided at the time a building or structure is erected or structurally altered
(except as provided in 2, B, and C below) off-street parking spaces in accordance with the following
requirements. Parking area design and calculations must also be in compliance with the Americans with
Disabilities Act (ADA) requirements.

Use Classification

Requirement

RESIDENTIAL
Single-Family Dwelling

2 per dwelling

Two-Family Dwelling

2 per dwelling

Multifamily Dwelling

2 per dwelling unit, plus .25 spaces per unit guest parking

Townhouse

2 per dwelling

Assisted Living Facility

1 per 4 beds

Manufactured Home

2 per dwelling

Nursing/Convalescent Home

1 per 4 beds

INSTITUTIONAL/PUBLIC USE
Airport, Landing Strip, Helipad

1 per tie-down, plus 1 per hangar area

Cemetery

1 per 200 square feet of administrative area

Civic Organization, Private

Greater of 1 per 200 square feet or 1 for each 3 seats

Clinic/Hospital

1.5 per bed

Government Office or Building

1 per 250 square feet

House of Worship

1 per 4 seats or bench spaces; schools, gyms and other public areas
calculated separately

Public Institution

1 per 250 square feet

School, Elementary

Greater of 1 per 10 auditorium seats or 1.5 per classroom

School, Secondary and College

Greater of 1 per 8 auditorium seats or 6 per classroom

RECREATION, PUBLIC AND PRIVATE
Arena, Stadium or Auditorium

1 per 4 seats or bench space

Amusement Redemption Machine
Establishment

1 per 2 machines

Bowling Alley

5 per lane

Community Building/ Recreation
Field, Private

1 per 100 square feet

Country Club/Golf Course

1 per 5 members plus 1 per 150 square feet of floor area

Park, Recreation Area, Indoor or Outdoor
Entertainment, Commercial Recreation
and Amusements

1 per 4 permanent seats or bench space, plus 1 per 200 square feet, plus
10 per field (5)

Theater

1 per 4 seats

Theater, Drive-In

1 per stall, plus 1 per 200 square feet of concession/office area

RETAIL/COMMERCIAL
Adult Entertainment

1 per 200 square feet

Auto Paint and Body Shop

1 per 250 square feet, plus 2 per bay

Auto Repair Shops

1 per 250 square feet
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Use Classification

Requirement

Bank, Savings and Loan

1 per 250 square feet

Bar, Saloon, Lounge, Dance Hall

1 per 50 square feet

Boarding or Lodging House

1 per sleeping room

Carwash

.5 per bay, plus queuing as determined by Administrative Officer, plus 1
per 250 square feet of office space

Convenience Store with or without
Gas Sales

1 per 200 square feet

Day Care

5 per 100 capacity, plus 1 per 250 square feet, plus designated pickup/drop-off area

Flea Market

1 per 100 square feet

Gasoline Service Station

1 per 250 square feet (excluding bays), 2 per bay

Hotel or Motel

1 per sleeping room, plus total of requirements for associated commercial,
restaurant, lounge, etc.

Laundry, Self-Service

1 per 250 square feet

Marina

1 per 2 berths

Mortuary or Funeral Home

1 per 50 square feet

Office, Professional

1 per 250 square feet

Personal Mini-Storage

1 per 50 storage bays, plus 2 customer spaces

Personal Services

1 per 250 square feet

Printing, Engraving, Newspaper Plant

1.75 per 1,000 square feet, plus parking for all commercial vehicles

Restaurant

1 per 100 square feet

Restaurant, Drive-in

1 per drive-in stall, plus 1 per 100 square feet

Retail, General

1 per 250 square feet

Riding Stable

1 per 300 square feet of stable space

Shoe or Small Appliance Repair

1 per 250 square feet

Studio, Professional

1 per 250 square feet

Carpentry, Painting or Plumbing Shop

1.75 per 1,000 square feet plus parking for all commercial vehicles

Vehicle Sales (including Boats and
RVs)

1 per 250 square feet of gross building area

Veterinarian/Animal Hospital

1 per 250 square feet

Wholesale Accessory to Retail

1 per 250 square feet

INDUSTRIAL
Light Industrial, Mini-Storage, Assembly or
1.75 per 1,000 square feet plus parking for all commercial vehicles
Manufacturing, Contractor’s Storage Yard
Mining, Excavation, Extraction

As determined by the Administrative Officer

All Utilities

As determined by Administrative Officer

AGRICULTURAL
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Agricultural Sales and Service

1 per 250 square feet

Production of Crops, Livestock, etc.

As determined by the Administrative Officer
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Rules for Computing Number of Parking Spaces
In computing the number of parking spaces required, the following rules shall govern:

B.

C.

a.

"Floor area" shall mean the gross floor area of the entire building housing the specific use.

b.

Where fractional spaces result, the parking spaces required shall be construed to be the nearest
whole number.

c.

The parking space requirement for a use not specifically mentioned herein shall be the same as
required for a use of similar nature.

d.

Whenever a building or use constructed or established after the effective date of this Ordinance is
changed or enlarged in floor area, number of employees, number of dwelling units, seating capacity
or otherwise, to create a need for an increase of ten (10) percent or more in the number of existing
parking spaces, such spaces shall be provided on the basis of the enlargement or change.

e.

Whenever a building or use existing prior to the effective date of this Ordinance is enlarged to the
extent of 50 percent or more in floor area or in the area used, said building or use shall then and
thereafter comply with the parking requirements set forth herein.

f.

The parking requirements in this article do not limit special requirements which may be imposed in
connection with special permits.

g.

In the case of mixed uses, the parking spaces required shall equal the sum of requirements for the
various uses computed separately.

Parking Location and Joint Use

1.

All parking spaces required herein shall be located on the same lot with the building or use served, except
that where an increase in the number of spaces is required by a change or enlargement of use or where
such spaces are provided collectively or used jointly by two (2) or more buildings or establishments, the
required spaces may be located and maintained not to exceed three hundred (300) feet from the building
served.

2.

Up to fifty (50) percent of the parking spaces required for public auditoriums and up to one hundred (100)
percent of the parking spaces required for a church auditorium may be provided and used jointly by banks,
offices, retail stores, repair shops, service establishments and similar uses not normally open, used or
operated during the same hours as the auditorium; provided, however, that a written agreement assuring
retention for such purpose shall be properly drawn and executed by the parties concerned, approved as to
form by the City Attorney, and filed with the application for a building permit, and also filed with the
County Clerk.

Parking Design Standards

1.

An off-street parking space is a paved surface not in a street or alley and having a minimum dimension of
nine (9) by eighteen (18) feet, exclusive of driveways, permanently reserved for the temporary storage of
one automobile and connected with a street or alley by paved driveway which affords unobstructed
ingress and egress to each space.
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2.

Minimum aisle widths shall be provided in accordance with the angle of parking they serve. The same aisle
width shall be used for either a single row or two rows of head-in parking sharing an aisle. Where two-way
aisles are used, the City shall determine the appropriate additional aisle width necessary.

Parking Angle

D.

Parking Module Width (Stall Plus Aisle)
Single-Loaded

Double-Loaded

Aisle Width

30° Parking

–

–

12 feet

45° Parking

31 feet

49 feet

14 feet

60° Parking

36 feet

55 feet

20 feet

90° Parking

44 feet

62 feet

24 feet

3.

All parking spaces shall be legibly marked on the pavement.

4.

A parking lot shall be designed to physically prevent any portion of a vehicle from encroaching into or
overhanging any public or private property line by means of a permanently installed curb, wall, or other
such physical barrier.

5.

Where sidewalks occur in parking facilities, parked vehicles shall not overhang or extend over the sidewalk.
In such a facility, wheel stops must be provided even where the parking facility has curbing.

Driveway, Parking and Loading Area Construction
Driveways, parking and loading areas shall meet the City of Portland Parking Lot Construction Specifications
(adopted by separate ordinance)

E.

Loading Space
Every building or part thereof erected or occupied for nonresidential uses shall provide loading spaces that meet
the following requirements.

F.

1.

Schools: an off-street school bus lane designed to meet the bus demand of the school to be served.

2.

Commercial districts: one loading space for the first 5,000 to 15,000 square feet of floor area in the
building and one additional loading space for each additional 15,000 square feet or fraction thereof.

3.

Industrial districts: one loading space for each 10,000 square feet of floor area in the building.

4.

Each required loading space shall have a minimum size of ten (10) feet by twenty-five (25) feet.

Maintenance of Off-Street Parking and Loading Areas
All off-street parking and loading areas shall be permanently maintained in safe, sound, usable condition.
Minimum maintenance standards follow:
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1.

All paved areas shall be free of potholes, standing water, mud, and litter.

2.

Parking spaces shall be reflectively striped and, when reserved for handicapped persons, properly signed.

3.

Driveways, sidewalks, curbs, and storm sewer inlets shall be maintained in good repair.

4.

Parking lot lights shall be maintained in good repair and properly illuminate parking as well as loading
areas.

5.

Fire zones and other areas where parking is prohibited shall be properly designated by painted curbs and
signs.
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On-site traffic signs shall be maintained in good repair.

Section 712.
A.

Signs

Signs Exempt from Permit
The following signs are exempt from permit requirements and may be installed and maintained in compliance
with all other City of Portland ordinances and within the limitations set forth below:

1.

Public Signs
Noncommercial signs erected by or at the direction of a public officer in furtherance of the public interest
in the performance of his public duty.

2.

Commercial Land Sales Sign
A non-illuminated, on-site sign no more than thirty-two square feet in sign face area nor more than eight
feet in height advertising the sale of commercial land. One such sign shall be permitted on each side of the
premises fronted by a public street.

3.

Residential Real Estate Sign
A non-illuminated, on-site sign no more than six square feet in in sign face area only advertising the sale or
lease of the premises on which it is located. One such sign shall be permitted on each side of the premises
fronted by a public street.

4.

Residential Contractor Sign
A non-illuminated, on-site sign no more than six (6) square feet in sign face area and four (4) feet in height
that advertises a home improvement project no more than twenty-one (21) days before construction
begins and during construction.

5.

Nonresidential Contractor Sign
A non-illuminated on-site sign no more than thirty-two (32) square feet in sign face area nor more than
eight (8) feet in height only used to advertise a nonresidential construction project no more than twentyone (21) days before construction begins and during construction.

6.

Integral Signs
Names of buildings, dates of erection, monumental citations and commemorative tablets that are carved
into stone, concrete or similar permanent materials and constructed as an integral part of a structure.

7.

Nameplates
One (1) non-illuminated sign per entrance per business attached to the building and not exceeding two (2)
square feet of sign area per face with wording limited to name and occupation.

8.

Traffic Signs
Traffic and other official signs and devices installed by a governmental agency.

9.

On-Site Traffic Signs
On-site traffic directional signs that do not exceed four (4) square feet of sign area per face, that do not
exceed six (6) feet in height above ground level, and that do not carry any commercial message or
identification.

10. Nonresidential Flags
No more than three (3) flags and three (3) permanent flag support poles shall be allowed at each business
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year round. The permanent flags shall be a United States national flag, a Texas state flag and a flag of the
business owner’s discretion. No flag support pole shall exceed a height of fifty (50) feet on lots in the
Corridor Zone and twenty-five (25) feet outside the Corridor Zone. Businesses may fly more than three (3)
flags on a temporary basis through the issuance of a temporary banner sign permit.

11. Home Occupation Signs
Home occupations shall be limited to a one (1) square foot sign that is a non-illuminated name plate
mounted flat against the building.

12. Menu Boards
Eating establishments with drive-through service are permitted one "menu board" sign per lot, limited to
thirty-six (36) square feet in area and six (6) feet in height.

13. Gasoline Price Signs
Gasoline pricing signs are exempt, provided the total area of all signs does not exceed twelve (12) square
feet in area for each service island.

14. Non-Commercial Temporary Signs
A temporary sign of any design (temporary portable sign, temporary banner sign, etc.) no more than eighty
(80) square feet in sign face area advertising an event sponsored by a Portland non-profit, Portland school,
Portland church or governmental entity. The non-commercial temporary sign shall be used no more than
twenty-one (21) days before the event and during the event.

B.

Prohibited Signs
The following signs are hereby prohibited:
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1.

Signs containing statements, words or pictures of an obscene, indecent or immoral character, such as will
offend public morals or decency.

2.

Signs that imitate an official traffic sign or signal or that contain the words "stop," "go slow," "caution,"
"danger," "warning," or similar words.

3.

Signs that are of a size, location, movement, content, coloring or manner of illumination that may be
confused with or construed as a traffic-control device, or that hide from view any traffic or street sign or
signal or that obstruct the view in any direction at a street or road intersection.

4.

Signs with flashing, moving, blinking, chasing or other intermittent illumination. Illumination of signs shall
be constant with either internal lighting or external reflected illumination. External lighting shall reflect
light directly upon said sign and not cause excessive light to distract motorist, pedestrians or residents.

5.

Signs erected in or projecting into the public right-of-way or recorded easement, unless an encroachment
agreement is executed.

6.

Signs on vehicles or trailers that are parked or located for the primary purpose of displaying the sign. It
shall be considered prima facie evidence that the primary purpose of a vehicle or trailer is to display a sign
if the vehicle or trailer is parked on a site for a continuous period exceeding seventy-two (72) hours.

7.

Signs with a sign structure substantially larger than is necessary to support the sign.

8.

Off premise signs frequently referred to as billboards. Off-premise signs existing at the time this prohibition
takes effect shall be allowed to remain. Off-premise signs that are damaged by fire, wind or other cause in
excess of fifty (50) percent of their replacement cost after the effective date of prohibition shall be
immediately removed.
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Signs that are erected in violation of the City’s building, electrical or sign codes, or other applicable local
regulations.

Signs Requiring Permits
The following sign types must be properly permitted before installation.

1.

Awning Sign
A sign mounted, painted or otherwise integral to non-rigid material such as fabric or flexible plastic that is
supported by or attached to a frame and that extends from the exterior wall of a building. The awning sign
shall refer to a business located within the building to which the awning is attached. The total area of all
signs shall not exceed a size larger than an area equal to one square foot for each lineal foot of frontage of
the building to which the sign is attached or fifty (50) square feet, whichever is smaller.

2.

Building Sign Type A
A sign placed flat against the building, not projecting above the roof line, and referring to a business
located within the building to which the sign is attached. The total area of all signs shall not exceed a size
larger than an area equal to one square foot for each lineal foot of frontage of the building to which the
sign is attached or fifty (50) square feet, whichever is smaller. In an R-6, Single-Family Residential, R-7,
Single-Family Residential or R-8, Single-Family Residential district, such signs are limited to use by churches,
country clubs, public buildings and philanthropic institutions.

3.

Building Sign Type B
A sign placed flat against the building with the uppermost part not projecting more than four feet above
the roof line, and referring to a business located within the building to which the sign is attached. The total
area of all signs shall not exceed a size larger than an area equal to three square feet for each lineal foot of
frontage of the building to which the sign is attached. In the case of a building occupied by more than one
business, each tenant's frontage shall be treated as a separate building.

4.

Corridor Sign
Businesses located in the Corridor Zone or on legally platted lots with U.S. Highway 181 frontage may have
a Corridor Sign. A Corridor Sign shall be permanently constructed, installed in the ground and located on
the same lot as the business establishment to which it refers. The total sign face area shall not exceed two
(2) square feet for each lineal foot of frontage of the lot (platted street frontage) or two hundred (200)
square feet, whichever is smaller, and shall not exceed fifty (50) feet in height. A corridor sign of up to two
hundred (200) square feet is allowed on platted lots with less than one hundred (100) feet of frontage if
the platted lot is greater than one (1) acre. A business with retail gasoline sales, or a single business or a
shopping area with ten thousand (10,000) or more square feet of floor area is permitted to have a second
Corridor Sign. A single business or a shopping area as above described with over twenty thousand (20,000)
square feet of floor area is permitted to have a third Corridor Sign.

5.

Electronic Message Boards
Electronic message board signs are allowed in addition to but on the same support structure as a
"Freestanding Sign - B" sign. The maximum size shall be no larger than forty (40) square feet for signs
within the Highway 181 corridor, and no larger than twenty-four sq. ft. for all other allowed areas.
Maximum sign heights shall be in accordance with required height regulations applicable to all signs.
Electronic messages shall appear and remain for a period of no less than six (6) seconds, whereas such
message shall either scroll off the display rapidly or immediately be replaced by another message or
symbol. Such electronic message board sign shall not be allowed as a wall sign.
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Freestanding Sign Type A
A permanently constructed sign, installed in the ground and located on the same lot as the business
establishment to which it refers that appears to be a solid mass through specific material (masonry, metal,
routed wood planks, routed wood beams or durable plastic) construction. The total sign face area shall not
exceed eighty (80) square feet and a height of six (6) feet. The intensity of any direct or indirect lighting,
whether internal or external, shall not exceed fifty (50) foot candles measured at the sign face and external
light, if used, shall be directed specifically at the sign. A business with retail gasoline sales, or a shopping
area with ten thousand (10,000) square feet of floor area is permitted to have a second Freestanding Sign.
A single business or shopping area as above described with over twenty thousand (20,000) square feet of
floor area is permitted to have a third Freestanding Sign.

7.

Freestanding Sign Type B
A permanently constructed sign, installed in the ground and located on the same lot as the business
establishment to which it refers. The total sign area shall not exceed a size larger than two (2) square feet
for each lineal foot of frontage of the lot (platted street frontage) or two hundred (200) square feet,
whichever is smaller, and not to exceed twenty-five (25) feet in height. A business with retail gasoline sales,
or a single business or a shopping area with 10,000 or more square feet of floor area is permitted to have a
second freestanding sign. A single business or a shopping area with over 20,000 square feet of floor area is
permitted to have a third freestanding sign.

8.

Temporary Banner Sign
An on-site banner made of lightweight fabric no more than thirty-two (32) square feet in sign face area
advertising an on-site product or service may be used a total of one hundred twenty (120) days each
calendar year. Banners shall not exceed twenty (20) percent of the front wall area. Streamers of any kind,
pennants of any kind and temporary flags no more than thirty-two (32) square feet in area shall be treated
as temporary banner signs. One (1) temporary flag may be permitted each twenty-five (25) feet of lot
frontage (platted street frontage). The distance between flags shall not be less than twenty-five (25) feet
and all flags must be placed parallel the street frontage. Neither streamers, pennants nor temporary flags
shall be flown at a height that exceeds twenty-five (25) feet.

9.

Temporary Portable Sign
A temporary sign may be used 30 continuous days each calendar year. Such sign shall not exceed fifty (50)
square feet in total sign area and must be anchored down so it will, at all times, withstand a wind load of
thirty (30) pounds per square foot in any direction.

10. Projecting Signs
Projecting signs shall be considered as Building Signs, and the total area of a projecting sign shall be
considered when calculating the allowable area of a Building Sign.

11. Inflatable Signs or Objects
Balloons or similar inflatable objects shall be permitted no more than twenty-one (21) days each calendar
year. Only one (1) inflatable object shall be permitted each business and it shall not exceed twenty-five (25)
feet in height or be flown above twenty-five (25) feet in height.

12. Searchlights
Searchlights, or spotlights, may be permitted and may include traditional searchlight devices or laser-type
devices. A permit for the use of an advertising searchlight may be granted under the following additional
regulations:
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a.

A searchlight shall be located a minimum distance of fifty (50) feet from any public right-of-way and
from side or rear property lines, and shall be positioned so as to project all beams at minimum angle
of thirty (30) degrees upward from grade level. No searchlight beam may project onto adjacent
property onto property or buildings not owned/operated by the business utilizing the searchlight.

b.

The maximum light intensity generated by searchlights on any premise may not exceed a total of one
thousand six hundred (1,600) million foot candlepower. No more than four (4) beams of light may be
projected from any premise at any point in time.

c.

All searchlights must be designed and maintained so as to prevent beam rays of light (or laser beams)
from being directed at any portion of the traveled ways, and no light shall be of such intensity or
brilliance as to cause glare or to impair the vision of the driver of any vehicle, or to create any other
type of traffic hazard (i.e. cannot be such an unusual, eye-catching display that would distract the
attention of motorists).

d.

No advertising searchlight may be operated between the hours of midnight and 7:00 a.m.

e.

No advertising searchlight may be operated on a premise for more than fifteen (15) days within any
calendar year. No permit for an advertising searchlight may be issued for any business entity for
which a permit has been issued for a searchlight on the same premise within the last six (6) months
preceding the date of the permit application.

13. Permitted signs shall be designed in accordance with the City of Portland Construction Codes, and a permit
fee shall be paid prior to sign erection.

14. No sign face shall be permitted at the intersection of two streets in the area between three (3) feet in
height and seven (7) feet in height in order to maintain a vision triangle as defined in Chapter 10.
Definitions.

15. Temporary On-Site Residential Subdivision Sign. One (1) temporary on-site residential subdivision sign
advertising new residential subdivision units, new residential lots, new home construction, and new home
sales may be permitted in each new residential subdivision unit under the following conditions:

D.

a.

Such signs shall be permitted prior to installation. The permits for temporary on-site residential
subdivision signs shall only be good for two (2) years, but may be continuously renewed until the
residential subdivision that the sign advertises is built out. Such signs shall be removed within thirty
(30) days of the sale of the last new home within each new residential subdivision unit.

b.

The sign face area of such signs shall not exceed sixty-four (64) square feet.

c.

The sign height of such signs shall not exceed ten (10) feet.

d.

Such signs may be lighted.

e.

Such signs shall be designed and constructed to meet all windstorm requirements.

f.

Such signs shall be properly maintained at all times.

Signs Types Allowed by District

1.

Permitted sign types are allowed in districts in accordance with the following chart and the standards
above.

2.

Notwithstanding the district restrictions below, sites with frontage on an arterial street shall be allowed to
have a Freestanding Sign Type B and a Building Sign Type B. Sites with frontage on a collector street shall
be allowed to have a Freestanding Sign Type A.
General Development Standards
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District
Sign Type

R-6, R-7, R-8,
RMH
R-8D, R-15

R-20

Awning Sign


Building Sign Type A



RST

OT-1

OT-2

P

C-R

C-G

I



















Building Sign Type B













Corridor Sign





























































Electronic Message Boards
Freestanding Sign Type A







Freestanding Sign Type B
Temporary Banner Sign and Streamers









Temporary Portable Sign


Projecting Sign
Inflatable Signs or Objects
Searchlights

E.


























Sign Maintenance
All signs, including those painted on the walls of buildings, shall be permanently maintained in a safe,
presentable condition. All signs shall be kept in good repair and, unless of galvanized or non-corroding metal or
plastic, or treated with appropriate wood preservative, shall be thoroughly painted as often as is necessary
consistent with good maintenance. All braces, bolts, clips, supporting frames and fastenings shall be free from
deterioration, termite infestation, rot or loosening.

F.
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Abandoned Signs

1.

An abandoned sign depicts or refers to a product, business, service, activity, condition or person that has
changed in such a fashion that the sign no longer correctly identifies or describes him or it, that no longer
exists at the location referred to in the sign, or that no longer exists in any way or at any place.

2.

Abandoned building signs shall be removed or painted out within ninety days of the cessation of such
business or sale of such product by the owner, agent or person having the beneficial interest in the
building or premises on which such sign is located.

3.

Abandoned freestanding signs shall be removed in accordance with the following provisions:

a.

Sign faces shall be removed within ninety days of abandonment. The Administrative Official may
grant one extension of up to ninety (90) days upon a showing of good cause.

b.

Sign supports shall be removed within three hundred sixty-five (365) days of abandonment. The
Administrative Official may grant one extension of up to one hundred eighty days upon a showing of
a good cause.
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Nonconformities

Section 801.

Nonconforming Lots of Record

Any lot of record and separately owned at the time of passage of this Ordinance having less area or width than herein
required may be used only for a single-family dwelling, or any of the nonresidential uses permitted in the district in
which the lot is located.

Section 802.

Nonconforming Uses

A nonconforming use is a legally existing use which, by the adoption of a previous Ordinance, this Ordinance, an
amendment to this Ordinance, or by Annexation, does not conform to the use regulations of the district in which the
use is situated (See Section 406). Nonconforming uses shall be regulated as follows:

A.

The lawful use of land or a building existing at the time of the adoption of this Ordinance may be continued even
though such use does not conform to the provisions herein. If no structural alterations are made, a
nonconforming use of a building may be changed to another nonconforming use of the same or more restricted
classification. The foregoing provisions shall also apply to nonconforming uses in districts as may be hereafter
changed. Whenever a nonconforming use of a building has been changed to a more restrictive use or to a
conforming use, such use shall not thereafter be changed to a less restricted use.

B.

Where a nonconforming use is allowed in the district by a Special Use Permit in the Permitted Use Table (Section
406), such existing use shall be considered as having a special use permit and shall be considered a conforming
use. No special use permit shall be required for reconstruction of the use, however a special use permit shall be
required for the expansion of the use (see subsection G below).

C.

A building which has been structurally damaged more than fifty (50) percent by fire, explosion, act of God or the
public enemy may be restored following approval of a Special Use Permit in accordance with Section 315 and the
following provisions:

1.

Such permit shall not be denied for reasons relating to the use of the building, provided the proposed use
continues the previously established use or a less intensive use.

2.

Such use shall, however, meet the regulations of this Ordinance to the maximum practical extent as
determined by the Administrative Official, and may be required to meet additional conditions imposed
through the special use permit process.

Nonconformities
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D.

In the event that the nonconforming use of any building or premises is discontinued or its normal operation
stopped for a period of one year, the use of the same shall thereafter conform to the regulations of the district
in which it is located.

E.

A nonconforming use occupying only a portion of a building may be extended throughout the building if the
same has been lawfully acquired and actually devoted to such use previous to the adoption of this Ordinance or
to any affecting amendment thereof.

F.

If by amendment to this Ordinance any property has been transferred to a more restricted district by a change in
the district boundaries, or the regulations and restrictions in any district are made more restrictive or of a higher
classification, the provisions of this Ordinance relating to the nonconforming use of buildings or premises
occupied and used upon the effective date of such amendment shall apply. Repairs and alterations may be made
to a nonconforming building; provided, that no structural alterations or extensions shall be made except those
required by law or ordinance, unless the building is changed to a conforming use.

G.

A nonconforming use or structure may be made conforming or may be expanded through approval of a special
use permit in accordance with Section 315. Such expansion shall meet the regulations of this Ordinance to the
maximum practical extent as determined by the Administrative Official, and may be required to meet additional
conditions imposed through the special use permit process.

H.

The following nonconforming uses or structures may be expanded outside the Special Use Permit process with
the approval of the Administrative Official and written consent of seventy-five (75) percent of the adjacent
property owners of record:

1.

Nonconforming uses or structures located within the OT-1, Olde Town Residential district.

2.

Uses listed within the Institutional/Civic/Utility category of Section 406 Permitted Use Table as well as
vehicle sales and service establishments (new car dealerships, used car dealerships, vehicle part sales,
limited vehicle service and general vehicle service) that wish to do one or more of the following things:

a.

Expand an existing metal building that does not have a Section 705.A required façade (legally
nonconforming structure).

b.

Replace an existing metal building that does not have a Section 705.A required façade (legally
nonconforming structure).

c.

Construct additional metal buildings adjacent to or behind an existing metal building that does not
have a Section 705.A required façade (legally nonconforming structure).

d.

Expand customer parking or outside vehicle storage that does not have Section 709 Buffers and
Landscaping requirements (legally nonconforming use).

e.

Expend customer parking or outside vehicle storage that does not meet requirements of Section 711
Off-Street Parking and Loading, A through F (legally nonconforming use).

Such expansion shall meet the regulations of this Ordinance to the maximum practical extent and any
additional conditions the Administrative Official deems necessary.
If fewer than seventy-five (75) percent of the adjacent property owners of record give their consent in
writing to the proposed nonconforming use or structure expansion, nonconforming use or structure
expansion may only be permitted through the Special Use Permit process.
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Nonconforming Signs

A.

Signs existing at the time of the effective date of this Ordinance and in compliance with the then-current
Ordinance and not in compliance herewith shall be regarded as nonconforming signs, which may continue to
exist until structurally altered, removed, destroyed as an act of God, or until the business that they are
advertising is no longer in existence. Nonconforming signs that are structurally altered, relocated or replaced
shall comply immediately with all provisions of this Ordinance.

B.

Any nonconforming sign that has been damaged by fire, wind or other cause in excess of fifty (50) percent of its
replacement cost shall not be restored except in conformance with the provisions of this Ordinance.

Nonconformities
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Chapter 9.

Enforcement and Penalties

Section 901.

Enforcement by Administrative Officer

A.

It shall be the duty of the person designated by the City as the Administrative Officer to enforce this Ordinance.
Appeal from any decision of the Administrative Officer may be made to the Board of Adjustment.

B.

The Administrative Officer or any duly authorized person shall have the right to enter upon any premises at any
reasonable time for the purpose of making inspections of buildings or premises necessary to carry out his duties
in the enforcement of this Ordinance.

C.

1.

If such premises are occupied, the Administrative Officer shall first present proper credentials and request
entry.

2.

If such premises are unoccupied, the Administrative Officer shall first make a reasonable effort to locate
the owner of other persons having charge or control of such and request entry.

3.

If entry is refused, the Administrative Officer shall have recourse to every remedy provided by law to
secure entry. When the Administrative Officer shall have first obtained a proper inspection warrant or
other remedy provided by law to secure entry, no owner or occupant or any other persons having charge,
care or control of any building, structure or premises shall fail or neglect, after proper request is made as
provided herein, to promptly permit entry by the Administrative Officer for the purpose of inspection and
examination pursuant to this Ordinance.

Whenever any construction work is being done contrary to the provisions of this Ordinance, the Administrative
Officer may order the work stopped by notice in writing served on the owner or contractor doing or causing such
work to be done, and any such person shall forthwith stop work until authorized by the Administrative Officer to
proceed with the work.

Section 902.

Violation and Penalty

A.

Any person, firm or corporation who violates, disobeys, omits, neglects, or refuses to comply with, or who resists
the enforcement of any of the provisions of this Ordinance shall, upon conviction, be fined not more than
$200.00 for each offense. Each day that a violation is permitted to exist shall constitute a separate offense.

B.

In case any building or structure is erected, constructed, reconstructed, altered, repaired, converted or
maintained, or any building structure or land is used in violation of this Ordinance, the Administrative Officer, in
addition to other remedies, may institute any proper action or proceedings in the name of the City of Portland to
prevent such unlawful erection, construction, reconstruction, alteration, repair, conversion, maintenance, or
use, to restrain, correct or abate such violation, to prevent the occupancy of said building, structure or land, or
to prevent any illegal act, conduct, business or use in or about said premises.

C.

Revocation of Permits
The Administrative Officer may revoke a permit or approval issued under the provisions of this Ordinance if
there has been any false statement or misrepresentation as to the material fact in the application or plans on
which the permit or approval was based. The Administrative Official may also revoke a permit upon a
determination that construction, erection, alteration, repair, moving demolition, removal or replacement for
which a permit was issued is in violation of, not in conformity with, the provisions of this Ordinance.
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Chapter 10. Definitions
Section 1001.

General

In all cases throughout this Ordinance certain words, phrases and terms shall be construed as set out in this Chapter.
Where a word, phrase or term is not defined here, the ordinary dictionary meaning of the word shall be used.

Section 1002.

Rules of Construction

A.

Words used in the present tense include the past and/or future tense.

B.

Words in the singular include the plural, and words in the plural include the singular.

C.

Words used in the masculine include the feminine and words in the feminine include the masculine.

D.

The word "shall" or the word "must" is mandatory and is not discretionary.

Section 1003.

Defined Terms

For the purpose of this Ordinance, certain terms and words are hereby defined as follows.
1.

Accessory Buildings. A subordinate building, including canopies, or a portion of the main building, the use of
which is incidental to that of the main building and located on the same lot occupied by the main use or
building.

2.

Accessory Use. A use which is clearly incidental or secondary to the principal use of a property.

3.

Aisle. An open, unoccupied space, other than a street right-of-way, reserved as the principal means of access
and maneuvering for a parking space.

4.

Alley. A public way which affords a secondary means of access to property abutting thereon.

5.

Amusement Redemption Machine Establishment. An establishment in which the main use or purpose is the
operation of amusement redemption machines.

6.

Amusement Redemption Machine. An amusement redemption machine is a skill or pleasure coin- operated
machine that is designed, made and adapted solely for bona fide amusement purposes, and that by operation
of chance or a combination of skill and chance affords the user, in addition to any right of replay, an
opportunity to receive exclusively non-cash merchandise prizes, toys, novelties, or a representation of value
redeemable for those items. Included in the foregoing, an amusement redemption machine is any electronic,
electromechanical, or mechanical contrivance designed, made, and adapted solely for bona fide amusement
purposes if the contrivance rewards the player exclusively with noncash merchandise, prizes, or novelties, or a
representation of value redeemable for those items, that have a wholesale value available from a single play of
the game or device of not more than ten (10) times the amount charged to play the game or device once or $5,
whichever is less.
Excluded Machines
a.

An amusement redemption machine does not include:
i. A machine that awards the user non-cash merchandise prizes, toys, or novelties solely and
directly from the machine, including claw, crane, or similar machines; nor
ii. A machine from which the opportunity to receive non-cash merchandise prizes, toys, or
Definitions
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novelties, or a representation of value redeemable for those items, varies depending upon
the user’s ability to throw, roll, flip, toss, hit, or drop a ball, token, coin or other physical
object into the machine or a part thereof, including basketball, skeet ball, golf, bowling,
pusher, or similar machines,
iii. Any device, or any activity prohibited or described in Chapter 47, Penal Code.
7.

Apartment. A multifamily dwelling unit that is part of, or within, an apartment house.

8.

Apartment Dwelling Group. Two or more apartment buildings designed as an integral unit and occupying a lot
or parcel of land in one ownership and connected by common water and sanitary system.

9.

Assisted Living Facility. A facility providing responsible adult supervision of or assistance with routine living
functions of an individual in instances where the individual's condition necessitates that supervision or
assistance.

10.

Bar, Saloon or Lounge. An establishment whose business is to prepare and serve alcoholic beverages.

11.

Bed and Breakfast. A private, owner-occupied residence that provides overnight accommodations and meals,
usually breakfasts, for a fee to guests. The Short Term Rental (fewer than thirty [30] continuous days) of
private residences for uses like vacation is not a bed and breakfast.

12.

Billboards. An outdoor advertising display sign when such sign is located off of the premises advertised and is
supported by uprights or braces in or upon the ground.

13.

Block. A piece or parcel of land entirely surrounded by public highways, streets, railway rights-of-way, parks, or
a combination thereof.

14.

Building, Height of. The vertical distance as measured from the average grade elevation of the ground around
the structure to the highest point of the coping of a flat roof or to the mean height level between eaves and
ridge for pitched roofs.

15.

Building Line. A line parallel or approximately parallel to the street line and beyond which buildings may not be
erected.

16.

Chairman. The acting chairperson of the Portland Planning and Zoning Commission.

17.

City. The City of Portland, Texas, as provided by the Home Rule Charter of the City, as amended, and further
provided by State Laws.

18.

City Council. The governing body of the City of Portland, Texas, as provided by the City Charter.

19.

City Engineer. The engineer for the City of Portland, Texas, as appointed by the City Council.

20.

City Manager. The executive officer for the City of Portland, Texas, as appointed by the City Council.

21.

City Staff. Employees of the City of Portland, Texas; including, but not limited to, the City Manager and
Director of Public Works and Development.

22.

Coin-Operated Machine. A coin-operated machine includes a machine or device operated by the payment or
insertion of paper currency or any other consideration.

23.

Commission. The Planning and Zoning Commission of the City of Portland, Texas, as appointed by the City
Council.

24.

Comprehensive Plan. The planning document or documents adopted by the City which contain statements of
official municipal policy pertaining to the subjects of land use, community facilities, transportation, housing and
other related topics.
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25.

Community Home. A community-based residential home containing not more than 8 disabled persons and 2
non-resident supervisory personnel and which otherwise meets the requirements of the Community Homes for
Disabled Persons Location Act, Chapter 123.001, Texas Human Resources Code.

26.

Contractor’s Professional Office. A professional office which also is used as warehouse storage, overnight
storage of vehicles or equipment or where employees meet each day to be given work assignments to be done
at other locations.

27.

County. San Patricio County, Texas.

28.

Country Club. A private club with recreational facilities for its members and invited guests, including accessory
uses and structures such as a club house, locker room, and pro shop.

29.

Cul-de-Sac. A street having one end open to traffic and the other end permanently terminated by a vehicular
turn-around.

30.

Dance Hall. An establishment in which dancing is permitted and which has a dance area of greater than ten
percent of the total area of the building.

31.

Dead-End Street. A street having one end open to traffic and the other end closed.

32.

Drinking Water. All water distributed by any agency or individual, public or private, for the purpose of human
consumption, use in the preparation of foods or beverages, cleaning any utensil or article used in the course of
preparation or consumption of food or beverages for human beings, human bathing, or clothes washing.

33.

Dwelling. Any building or portion thereof designed and used exclusively for residential purposes.

34.

Dwelling, Multifamily. A building designed or occupied exclusively by three or more families, living
independently of each other, for residential purposes.

35.

Dwelling, Single-Family. A building designed for or occupied exclusively by one family as a residence.

36.

Dwelling, Two-Family. A building designed for or occupied by two families, living independently of each other,
for residential purposes.

37.

Easement. A right given by the owner of a parcel of land to another person, entity, public agency or corporation
for specific and limited use of that parcel.

38.

Easement Owner. A person, entity, public agency or corporation with rights for specific and limited use of a
parcel designated as an easement.

39.

Engineer. A person licensed and authorized to practice engineering in the State of Texas under The Texas
Engineering Practice Act.

40.

Extraterritorial Jurisdiction (ETJ). An area of limited authority surrounding the City of Portland, as allowed by
State Law, which extends in all directions from the municipal boundaries of the City.

41.

Family. Any individual or two or more persons related by blood, adoption or marriage or not more than five (5)
unrelated persons living and cooking as a single housekeeping unit. This definition expressly excludes lodging or
boarding houses.

42.

Farm. An area used for the growing of the usual farm products and their storage on the areas, as well as the
raising thereon of the usual farm animals and poultry.

43.

Frontage. All the property abutting upon one side of a street between two intersecting streets measured along
the street line, or if the street is dead ended, then all of the property abutting on one side between all
intersecting street and the dead end of the street.
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44.

Garage, Private. A building used for the housing of motor vehicles which are the property of and for the private
use of the occupants of the lot on which it is located. Not more than one of the vehicles may be a commercial
vehicle of not more than three tons capacity.

45.

Garage, Public. A garage other than a private garage where motor vehicles are equipped for operation,
repaired or kept for remuneration, hire or sale.

46.

Group Home. A family-based facility which provides twenty-four (24) hour care in a protected living
arrangement for the mentally and/or physically impaired, developmentally disabled, or victims of abuse or
neglect. This classification may include congregate living facilities for the elderly, maternity homes, emergency
shelters during crisis intervention for victims of crime, abuse or neglect, and residential services licensed by the
Texas Commission on Alcohol and Drug Abuse, but not primarily for criminal rehabilitation.

47.

Home Occupation. See Section 504.

48.

Homeowners Association. A formal organization operating under recorded instruments through which each lot
and/or homeowner in a specific residential area is automatically a member, or each lot or property interest is
automatically subject to a charge for a proportionate share of the expenses for the organization's activities,
such as the maintenance of common property.

49.

Hotel. A building in which lodging or Boarding and lodging are provided and offered to the public for
compensation and in which ingress and egress to and from all rooms is made through an inside lobby or office
supervised by a person in charge at all hours. As such, it is open to the public in contradistinction to a lodging
house or Boardinghouse.

50.

Industrial, Heavy. Any industrial use which does not meet the definition of Light Industrial.

51.

Industrial, Light. Industrial and manufacturing plants including the processing or treatment of materials in such
manner that only a nominal amount of dust, odor, gas, smoke, or noise is emitted and not more than 10
percent of the lot or tract is used for open storage of products, materials or equipment.

52.

Lodging (or Boarding) House. A building other than a hotel occupied as a single housekeeping unit where
lodging and meals for three or more persons are provided for compensation, pursuant to previous
arrangements for definite periods, but not to the public or transients.

53.

Lot. A parcel of land occupied or intended for occupancy by a use permitted in this Ordinance, including one
main building or buildings together with accessory buildings, open spaces, and parking spaces required by this
Ordinance, and having its principal frontage upon a street, or upon an officially approved place.

54.

Lot, Corner. A lot abutting upon two intersecting streets at their intersection.

55.

Lot, Depth of. The mean horizontal distance between the front and rear lot lines.

56.

Lot, Double Frontage. A corner lot that has its side yard abutting the front yard of the adjoining lot.

57.

Lot, Reverse Frontage. A lot which abuts a public street at both the front and rear lot line.

58.

Lot, Width. The mean horizontal distance between side lot lines parallel to the street right-of-way and
measured at the building line.

59.

Manufactured or Modular Home. A dwelling unit fabricated on or after June 15, 1976, in an off-site
manufacturing facility for installation or assembly at a building site as a permanent structure with transport
features removed, bearing a seal certifying that it is built in compliance with the Federal Housing Construction
and Safety Standards Code.

60.

Manufactured Housing Subdivision. Any development, site, parcel or tract of land designed, platted and
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maintained for the purpose of providing permanent or long term residential occupancy of two or more
manufactured homes. Such platted lots are intended for the sole ownership and use of such property by
persons owning manufactured homes.
61.

Manufacturing, Light. A manufacturing us which conducts all manufacturing indoors and which presents no
imminent hazard to the public. The Administrative Official shall confer with the Building Official, the Fire
Marshal, and other competent personnel in order to determine whether a business is light manufacturing or
heavy manufacturing.

62.

Marina. A boat basin or pier with facilities for berthing and securing all types of recreational craft, as well as
providing adequate supplies, service and fueling facilities.

63.

Mobile Home Park. Any plot of ground upon which facilities are provided for locating two or more mobile
homes to be occupied for dwelling or sleeping purposes, regardless or whether or not a charge is made for such
accommodation.

64.

Mobile Home. A detached single-family dwelling unit built prior to June 15, 1976, the effective date for the
Federal Mobile Home Construction and Safety Act of 1974, and designed to be transported after fabrication on
its own wheels, or on a flatbed or other trailer or detachable wheels for long term occupancy, with plumbing
and electrical connections provided for permanent attachment to outside systems.

65.

Motel. A building or group of buildings used for the temporary residence of motorists or travelers.

66.

Neighborhood Area. A geographic area of the community that is predominately residential in nature and is
bounded by thoroughfares or collector streets, or by some other natural or manmade features such as
railroads, industrial areas or topographic features. The area encompassed by a neighborhood may vary from
about 300 acres to about 900 acres.

67.

Nonconforming Use. Any use building or yard existing legally at the time of passage of this Ordinance which
does not conform with the regulations of the district within which it is located.

68.

Non-Public Water System. Any water system supplying water for domestic purposes which is not a public water
system.

69.

Nursing or Convalescent Home. An institution providing meals and resident care and services for persons who
are generally admitted for periods of time exceeding thirty (30) days. Such service includes custodial or
attendant care, and may or may not provide for routine and regular medical and nursing services. Nursing and
care homes include homes for the aged and rest homes.

70.

Office Showroom. An establishment with no more than twenty-five (25) percent of its total floor area devoted
to storage and warehousing, but not accessible to the general public. The remaining floor area may include
retail and wholesale sales areas, sales offices, and display areas for products sold and distributed from the
storage and warehousing areas.

71.

Office Warehouse. An establishment with more than twenty-five (25) percent of the total floor area devoted to
storage and warehousing, but not generally accessible to the public.

72.

OSSF. On-site sewage facilities as that term is defined in rules and/or regulations adopted by TCEQ, including,
but not limited to, 30 TAC Chapter 285, or as amended.

73.

Parking Space. An all-weather surface for temporary parking of a vehicle.

74.

Plat. A map or drawing detailing the specifics of the division of land for the development of a subdivision.

75.

Plat, Preliminary. A map of a proposed land subdivision showing the character and proposed layout of the tract
in sufficient detail to indicate the suitability of the proposed development.
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76.

Plat, Final. A map of a land subdivision prepared in a form suitable for filing of record with necessary affidavits,
dedications and acceptances, and with complete bearings and dimensions of all lots and blocks, streets, alleys,
public areas and other necessary or required information.

77.

Platted. Recorded with the county in an official plat record.

78.

Potable Water. See drinking water.

79.

Private Club. An establishment open only to members and their guests. It is allowed to prepare and serve
alcoholic beverages, as licensed by the Texas Alcoholic Beverage Commission. It may operate as either a bar,
saloon, lounge, dance hall, lodge, fraternal organization, country club or restaurant, but in doing so must
conform to all requirements and restrictions set forth in the definition of such establishment and must conform
to those sections of the Code as pertain to areas of operation, distances, hours, dates, fees and parking.

80.

Public Water System. A system for the provision to the public of water for human consumption through pipes
or other constructed conveyances, which includes all uses described under the definition for drinking water.
Such a system must have at least fifteen (15) service connections or serve at least twenty-five (25) individuals at
least sixty (60) days out of the year. This term includes any collection, treatment, storage, and distribution
facilities under the control of the operator of such system and used primarily in connection with such system;
and any collection or pretreatment storage facilities not under such control which are used primarily in
connection with such system. Two or more systems with each having a potential to serve less than fifteen (15)
connections or less than twenty-five (25) individuals but owned by the same person, firm, or corporation and
located on adjacent land will be considered a public water system when the total potential service connections
in the combined systems are fifteen (15) or greater or if the total number of individuals served by the combined
systems total twenty-five (25) or more at least sixty (60) days out of the year. Without excluding other
meanings of the terms “individual” or “served,” an individual shall be deemed to be served by a water system if
he lives in, uses as his place of employment, or works in a place to which drinking water is supplied from the
system.

81.

Purchaser. Shall include purchasers under executory contracts for conveyance of real property.

82.

Recreational Vehicle. A vehicular portable structure such as a travel trailer or camping trailer or self-propelled
pickup truck camper or motor home designed as a temporary dwelling for travel, recreation and vacation uses.

83.

Representation of Value. A representation of value includes cash paid under authority of sweepstakes contests
as provided in the Texas Business and Commerce Code, Chapter 43 [B], or a gift certificate or gift card that is
presented to a merchant in exchange for merchandise.

84.

Restaurant. An establishment whose primary business is to prepare and serve food.

85.

Retail Public Utility. Any entity meeting the definition of a retail public utility as defined in Water Code,
§13.002.

86.

Right-of-Way. The land opened, reserved, or dedicated as a public way for a street or roadway, sidewalk,
drainage area, railroad, or other public purpose.

87.

Sanitarian. A person registered as a Professional Sanitarian by the Texas Department of Health under the
authority of Vernon's Ann. Tex. Civ. Stat. Article 4477-3.

88.

Sewerage Facilities. The devices and systems which transport domestic wastewater from residential property,
treat the wastewater, and dispose of the treated water in accordance with the minimum state standards
contained or referenced in these regulations.

89.

Shopping Center. A group of two or more businesses sharing a common parking area, located on one platted
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tract of land.
90.

Short Term Rental. A private residence that is rented for fewer than thirty (30) continuous days for uses like
vacation.

91.

Sign. A sign is any structure or part thereof or any device attached to or represented on a building, fence or
other structure upon which is displayed or included any letter, work, model, banner, flag, pennant, insignia,
decoration, device or representation used as, or which is in the nature of an announcement, direction,
advertisement or other attention-getting device. A sign shall not include a similar structure or device located
within a building except illuminated signs within show windows. A sign includes any billboard, but does not
include the flag or pennant or insignia of any nation or association of nations, or of any state, city or other
political unit, or of any charitable, educational, philanthropic, civic or religious organizations. A sign shall
include all types of mobile signs in all cases where the principal use of the vehicle, trailer or mobile structure
containing or supporting such sign is for the purpose of advertising. In determining the area of a sign regulated
by this Ordinance, only one side of a double-faced sign shall be included.

92.

Specified Anatomical Areas. The following portions of the human body:
a.

Genitals, whether or not in a state of sexual arousal;

b.

Pubic region or pubic hair;

c.

Buttock(s);

d.

The portions of the female breast(s) beginning from a point immediately above the top of the areola
and continuing downward to the lowest portion of the breast(s); or

e.

Any combination of the above.

f.

Specified Sexual Activities. Includes one or more of the following:

g.

The fondling, massaging or other erotic touching or stimulation of "specified anatomical areas" or of
an erogenous zone;

h.

Normal or perverted sexual activity, actual or simulated, including intercourse, oral copulation, or
sodomy;

i.

Masturbation, actual or simulated; or

j.

Excretory functions as part of or in conjunction with any of the activities above.

93.

Story. That portion of a building, other than a basement, included between the surface of any floor and the
surface of the floor next above it or, if there is no floor above it, then the space between the floor and ceiling
next above it.

94.

Story, Half. A space under a sloping roof which has the line of intersection of roof decking and wall face not
more than three (3) feet above the top floor level, and in which space not more than sixty (60) percent of the
floor area is finished off for use. A half story may be used for occupancy only in conjunction with and by the
occupants of the floor immediately below.

95.

Street. Any public way set aside as a permanent right-of-way for street purposes and used as a means of access
to abutting property. See Section 607 and Chapter 3: Thoroughfares of the 2012 Comprehensive Plan.

96.

Structural Alteration. Any change in structural members of a building, such as bearing walls, columns, beams or
girders.

97.

Structure. Anything constructed or erected, the use of which requires permanent location on the ground or
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attached to something having a location on the ground, including but not limited to buildings of all types,
advertising signs, billboards, and poster panels, but exclusive of customary fences or boundary or retaining
walls.
98.

Subdivider. Any owner of land or authorized agent thereof proposing to subdivide or dividing land so as to
constitute a subdivision.

99.

Subdivision. Any tract of land divided into two or more parts that results in the creation of two or more lots of
five acres or less intended for residential purposes. A subdivision includes re-subdivision (replat) of land which
was previously divided.

100. Subdivision, Nonresidential. The subdivision of land for commercial or industrial purposes.
101. Substantial Change. Considerable deviations to street courses and widths, street intersections, service utilities,
drainage systems and easements, lot sizes, major entrances and exits, park sites, etc. Minor changes may
include slight street curve adjustments, street name changes, minor shifts in service utilities or other
considerations due to engineering and construction plans.
102. TAC. Texas Administrative Code, as compiled by the Texas Secretary of State. All references shall be as stated
or as amended.
103. TCEQ. Texas Commission on Environmental Quality, or its successor.
104. Temporary or Itinerant Vendors. Includes persons, agents, corporations or other business entities who engage
in a temporary or transient business in the City, either in one locality or in traveling from place to place selling
goods, wares or merchandise, and who, for the purpose of carrying on such business, hire, lease or occupy a
building, structure, vehicle, cart or other device from which goods are sold. Does not include agents,
corporations or other business entities exclusively selling fruits, vegetables or other farm produce.
105. Townhouse. One of a series of single-family dwelling units which are either structurally connected, or which are
constructed immediately adjacent to each other without side yard between the dwelling units; shall be
privately owned as to building and underlying ground and any other land allocated to such townhouse; may or
may not have an owner's association; and may have proportionate ownership of a common area.
106. Townhouse Common Area. Private property areas owned, designed and designated principally for the common
use of the owners or occupants of a townhouse project.
107. Townhouse Group. Four or more contiguous townhouses constructed as an integral part of a townhouse
project.
108. Townhouse Lot. Townhouse lot is a lot within a subdivision that has four of or more individual townhouse
building sites. The townhouse lot may or may not also include common areas and including the following:
a.

A legal opinion by an attorney licensed to practice law in the state, accurately describing and
defining the rights and duties of the owners, the legal status of common areas and facilities and
provisions for taxation and maintenance of such areas, shall accompany each subdivision with
townhouse lots.

b.

All common areas shall be clearly identified on the plat and adequate provisions made for
maintenance and taxation. Project area, area per unit, lot area, lot width and setback shall conform
to the requirements for townhouses.

109. Townhouse Project. A townhouse development of one or more townhouse groups, constructed on contiguous
land, all uninterrupted by intervening public streets, together with commonly owned structures or areas.
110. Townhouse Subdivision. One or more townhouse projects.
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111. Vacate. To annul, cancel, or relinquish right to a subdivision plat, street or easement.
112. Vehicle Service, General. Vehicle services that do not meet the definition of limited vehicle services. Customers
typically leave their vehicle for service, including transmission shops, paint and body shops, alignment shops,
auto detailing, etc.
113. Vehicle Service, Limited. Uses that provide direct services to motor vehicles. May include firms that service
passenger vehicles, light and medium trucks, and other consumer motor vehicles such as motorcycles. Limited
vehicle service includes those uses where customers routinely wait with their vehicles for such services,
including quick lubrication services and car washes.
114. Vision Triangle. That area created by a straight line from the points of the two intersecting right-of-way lines
twenty (20) feet back from their common intersection.
115. Waiver, Major Subdivision. A significant change to both the standards and intent of the UDO subdivision
regulations, which involves Planning and Zoning Commission approval.
116. Waiver, Minor Subdivision. A minor change to the standards, but not the intent, of the UDO subdivision
regulations, which involves the Administrative Official (as applicable) approval unless otherwise noted.
117. Water Bodies. Any body of water, such as a sea, ocean, lake, river, stream, creek, cattle tank and/or man-made
pond, which separates buildable areas of land from other areas. A canal, drainage channel or other
watercourse may be considered as a water body.
118. Water Facilities. Any devices and systems which are used in the supply, collection, development, protection,
storage, transmission, treatment, or retail distribution of water for safe human use and consumption.
119. Yard. An open space at grade between a building and the adjoining lot lines, unoccupied and unobstructed by
any portion of a structure from the ground upward, except as otherwise provided. A yard extends along a lot
line and at right angles to such lot line to a depth or width specified in the yard regulations of the district in
which such building lot is located.
120. Yard, Front. A yard extending across the front of a lot between the side lot lines, and being the minimum
horizontal distance between the street or place line and the main building or any projections thereof, other
than the projections of the usual uncovered steps, terraces, porches or entrance ways. On corner lots the front
yard shall be considered as parallel to the street upon which the lot has its least dimension.
121. Yard, Rear. A yard extending across the rear of the lot, measured between the side lot lines, and being the
minimum horizontal distance between the rear lot line and rear of the main building or any projection other
than uncovered steps, porches, entrance ways or private garages.
122. Yard, Side. A yard between the main building and the side line of the lot and extending from the required front
yard to the required rear yard, and being the minimum horizontal distance between a side lot line and the side
of a main building or projections thereto.
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