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E

ffective land use planning will aid in ensuring that development occurs in an orderly and efficient manner thus contributing to the quality of life in Webster.  Sound land use planning and management practices are tools utilized in creating attractive and livable communities ensuring a balanced, diverse and efficient pattern of land uses.
This element of the Comprehensive Plan addresses current and future land use in the City.  The purpose of the Land Use Element is to analyze the existing pattern of development within the community and to envision a desired future pattern of land uses based upon the community’s values regarding how, when and where to develop in the future.  The Future Land Use Plan serves as a guide for public and private decision-making about future land use and development in the community, and provides a legal basis for the City’s development ordinances, which are the major tools available for implementing the City’s plan and achieving a balanced and more sustainable pattern of land uses.  In developing the future land use plan, consideration was given to existing allocation of land uses, environmental constraints, population growth forecasts and a preferred pattern of future growth.

Key Land Use Issues

Numerous issues related to land use and Webster’s pattern of development were identified during the plan development process through a community forum, key person interviews and the Comprehensive Plan Stakeholder Group members.  The following issues were instrumental in developing the goals, objectives and actions in the Land Use Element:

· Contaminated land 

· Land surface subsidence

· More single family residential development

· Protection of Indian burial grounds

· Businesses adjacent to neighborhoods

· Improved enforcement and strengthening of regulations and ordinances

· Additional parks and recreation areas

· Need for Mixed Use/Medium Density Residential Development

· Empty/vacant buildings

· Utility lines

Goals and Objectives

The Comprehensive Plan Stakeholders Group formulated a series of goals, objectives, and actions to serve as a framework for implementation of the Land Use element.  A vision statement was prepared for this element and is the foundation for the goals and objectives that follow. The goals and objectives are numbered for reference purposes only and are not prioritized.

The goals and objectives outlined in this element of the Webster Comprehensive Plan follow “Smart Growth” principles.  These principles establish a framework in which land development and redevelopment practices are more likely to result in an economically vital, environmentally aware, and more livable community.  The concept of “Smart Growth” also assumes that the community desires continued growth in a well-managed, balanced and orderly manner so that limited public funds will be invested wisely, hopefully resulting in an improved quality of life.

Vision Statement: To have a diverse and efficient pattern of land development that contributes to economic development in the community while protecting the livability of neighborhoods and the integrity of the natural environment.

GOAL 4.1:
Achieve an efficient, diverse and balanced pattern of growth and land development within the City.

Objective A:
Provide a mix of different land use types in suitable locations, densities and patterns.

Action 1:
Monitor the changing allocations of existing land uses in relation to the ratios used to develop the Future Land Use Plan, including a higher ratio of single family residential development.

Action 2:
Ensure coordinated implementation of the Future Land Use and Thoroughfare Plans to preserve future rights-of-way, prevent inconsistent development of thoroughfares, and promote orderly long-term development of the community.

Action 3:
Review the City’s development ordinances regularly and adopt amendments, as necessary, to ensure compliance with state law, legal precedents and sound planning practices.

Objective B:
Encourage the development of compatible land uses, avoiding mixtures of incompatible uses in close proximity to each other.

Action 1:
Use buffers as a transition between incompatible land use intensities such as limited-impact, low intensity commercial office uses between high intensity retail shopping centers and residential areas.

Objective C:
Encourage in-fill development sensitive to the existing and desired context of the area.

Action 1:
Provide incentives to encourage in-fill development including tax abatement and flexibility in development regulations.

Action 2:
Explore in-fill development grants, including Community Development Block Grant (CDBG) and HOME funds, available through the State and administered locally by Harris County.

Objective D:
Encourage the re-use of vacant buildings in the City.

Action 1:
Utilize financial and economic incentives to encourage the adaptive reuse of vacant or underutilized buildings in Webster.

Action 2:
Provide regulatory flexibility to allow for the use of vacant or underutilized buildings.

Objective E:
Utilize the City’s police power authority to control the type, scale, and density of development to protect the mutual interests of property owners and the City.

Action 1:
Identify a hierarchy of existing land use incompatibilities and determine the types of buffering techniques most effective in reducing adverse impacts to adjacent property.  Priorities include residential areas adjacent to major roadways, commercial and industrial sites.

Action 2:
Explore opportunities to utilize existing natural features as pedestrian corridors between incompatible land uses and connections between nodes and community open spaces.

Action 3:
Consider establishing a site plan and development review process with design criteria for non-residential development adjacent to or abutting land developed for residential use.

Action 4:
Improve the procedural administration and enforcement of the City’s development codes and ordinances.

Action 5:
Review and update the existing codes and development procedures periodically to more efficiently guide growth and development in the community.

GOAL 4.2: 
Ensure that existing and future commercial and industrial development is viable and does not adversely impact but enhances the City’s image and aesthetics.

Objective A:
Establish standards of development to ensure the long-term sustainability and aesthetics of commercial development.

Action 1:
Consider establishing non-residential site plan standards to coordinate ingress and egress, driveway consolidation, cross and/or joint access, building façade, elevations and screening.

Action 2:
Consider design standards for commercial development to improve architectural quality through an expeditious review process that is coordinated with existing development review procedures.

Action 3:
Consider requiring existing commercial facilities to comply with potential new design guidelines and current development codes when major renovations or a change in use is proposed. 

Objective B:
Improve the City’s control and management of development along highways and major thoroughfares. 

Action 1:
Encourage neighborhood serving offices and commercial uses along collectors to buffer adjacent residential neighborhoods from more intensive uses and to reduce the traffic impact on major thoroughfares. 

Action 2:
Consider the use of corridor overlay zoning provisions along major thoroughfares to include flexible regulations pertaining to building setbacks, architectural design, materials, signage, open space, landscaping, screening, parking and service areas, building orientation, and design features. 

GOAL 4.3:
Provide an appropriate amount of land in suitable locations for low to medium density residential uses.

Objective. A:
Encourage the development of single family homes, town homes and patio homes in the City.

Action 1:
Determine appropriate residential densities for various areas on the basis of site suitability including accessibility, utility capacity, topography, environmental factors, proximity to services/shopping, and other relevant issues.

Action 2:
Utilize smaller parcels in the City for mixed use and medium density residential development, such as patio homes and town homes.

Action 3:
Review the planned unit development criteria and standards and make amendments as necessary to address issues pertaining to lot size and width, as well as other height and area regulations to ensure consistency with the existing pattern of development and city objectives.

GOAL 4.4:
Preserve the integrity of existing neighborhoods to ensure quality residential areas.

Objective A:
Protect existing and future residential development from encroaching or adjacent incompatible land use.

Action 1:
Evaluate existing and future nonresidential uses for compatibility with residential uses.

Action 2:
Re-assess and ensure compatibility of permitted uses in zoning districts adjacent to residential areas.

Action 3:
Partner with nonresidential property owners adjacent to residential neighborhoods to effectively buffer their property.

Action 4:
Consider including provisions in the City’s compatibility standards to address context, building orientation, architectural design, and appearance of nearby multiple-family and nonresidential development.

Action 5:
Consider utilizing planned development regulations to allow site design flexibility and to address development characteristics such as building height, bulk, orientation and other site design related issues. 

Action 6:
Consider a network of open space easements around and/or through the perimeter of new residential subdivisions that abut existing or planned future nonresidential land uses to provide recreation, open space and buffering opportunities.

GOAL 4.5
Provide a variety of recreation opportunities to meet the existing and future needs of Webster’s residents.

Objective A:
Continue to provide adequate parks, recreation and open space opportunities for all persons.

Action 1:
Continue to develop both active and passive recreation areas and facilities for the municipality’s neighborhoods.

Action 2:
Utilize flood prone areas along Clear Creek for trails, open space and greenbelts.

Action 3:
Use utility easements for trails and pedestrian connections between parks and major nodes in the community such as schools, government offices and neighborhoods.

Action 4:
Pursue opportunities to acquire parkland dedications through new land development proposals.

Objective B:
Support neighborhood quality through adequate resource allocation for maintenance of parks and recreation areas, and open space. 

Action 1:
Provide necessary operating funds to ensure parks and recreational areas are improved and properly maintained.

GOAL 4.6:
Conserve and protect valued natural resources and ensure development is compatible with the natural environment.

Objective A:
Coordinate future development with the physical and natural environments, placing a premium upon developing in harmony with existing natural features. 

Action 1:
Evaluate floodplains, soils, vegetation, and other physical and natural features to identify the most appropriate sites for various land uses and development types. 

Action 2:
Promote the use of floodplains and drainage swales as natural areas and open space buffers between differing uses.

Action 3:
When reviewing proposed developments or considering requested zoning changes, consider the extent to which the land has the capacity to handle the type and intensity of the proposed development.

Objective B:
Assess and evaluate the current condition of above ground storage tanks in the City.

Action 1:
Work with local businesses and the Railroad Commission to assess the current condition of the storage tank sites to determine any environmental impacts that may have occurred as a result of potential contaminants leaking into the soil and groundwater.

Existing Land Use

An existing land use inventory was conducted by the City in 2000.  Land uses have been documented as to the type and density of development on a parcel-level basis within the corporate limits of the City.   As shown in Figure 4.1 – Existing Land Use Inventory, and depicted in Table 4.1 – Existing Land Use is the various land uses for each parcel in the City.  The following classifications were used to inventory the existing land use:

Low Density Residential - Single family conventional detached dwellings with density ranging up to 6 units per acre;

Medium Density Residential – Two family residences (duplexes), town homes, patio homes with density ranging up to 12 units per acre;

High Density Residential – Multiple family dwellings (three or more units) such as apartments, rooming and boarding homes, group quarters, and other residential development that exceed 12 units per acre;

Manufactured Home Park - Single family dwellings, including mobile homes constructed prior to June 15, 1976 and HUD-Code Manufactured Homes constructed after June 15, 1976;

Retail Commercial – General retail shops, shopping centers, department stores and other retail establishments;

General Commercial - Restaurants, hotels and motels, and service stations;

Office Space– Offices, and other commercial uses that are compatible with office uses, including freestanding office buildings, building complexes or  business parks;

Light Industrial – Low intensity, limited impact industrial uses including office/warehouse, wholesale, product assembly, and light manufacturing;

Heavy Industrial – Large-scale manufacturing and heavy industrial processing plants with outdoor storage, display, and work activity;

Public and Institutional - Public and semi-public uses including schools, churches, hospitals, cemeteries, community facilities, and governmental buildings;

Recreational/Public Parks - Public parks and outdoor recreation areas including publicly-owned undeveloped land or environmentally sensitive or flood prone areas committed to public recreational use;

Rights-of-Way and Easements - Roadways, railroads, pipelines, drainage ways, and power lines; and,

Vacant/Undeveloped – Vacant and undeveloped lands.

Webster’s approximate land area is 4,200 acres, of which 1,767 acres or 42 percent is developed (not including rights of way and easements which account for 19.4 percent of the total area).  Approximately 38.5 percent of the City is vacant and undeveloped.  As shown by the existing land use inventory, Webster is primarily a commercial community with scattered residential neighborhoods.  The largest developed land use category is heavy industrial with over 450 acres or 10.6 percent of total land use. Commercial land uses, which include general, retail, and office account for 15.1 percent of total land use, while residential uses (low, medium and high density) account for 8.8 percent.

General commercial development is primarily located along Interstate 45, NASA Road 1, Highway 3 and Bay Area Boulevard.  Office uses are located along and north of Medical Center Boulevard.  The majority of the residential development in the City consists of multifamily units, which accounts for over 50 percent of residential uses.  Heavy industrial uses are primarily located south of NASA Road 1, while light industrial uses are located amongst offices to the north.  There are large vacant tracts located to the west of  I-45 and south of NASA Road 1, while to the north there are small vacant parcels mixed with commercial uses.

table 4.1

existing land use

Webster Comprehensive Plan

Webster, Texas

	Land Use Category
	Acres
	Percent

	Agriculture
	28.913
	0.7%

	Low Density Residential
	142.484
	3.3%

	Medium Density Residential
	13.541
	0.3%

	High Density Residential
	223.168
	5.2%

	Mobile Home Park
	2.876
	0.1%

	Retail Commercial
	164.013
	3.8%

	General Commercial
	334.218
	7.8%

	Office
	147.496
	3.5%

	Public/Semi-Public
	244.706
	5.7%

	Parks and Open Space
	26.727
	0.6%

	Light Industrial
	17.42
	0.4%

	Heavy Industrial 
	450.785
	10.6%

	Vacant
	1643.667
	38.5%

	Easement/Drainage
	279.673
	6.6%

	Rights of Way/Roads
	547.955
	12.8%

	Total
	4267.642
	100.0%


Environmental Conditions

Natural features and characteristics of the community can impose constraints and limitations on future growth and development in the City.  Therefore, it is instrumental that environmental characteristics be taken into consideration in determining appropriate future land uses.  

Floodplain

Displayed in Figure 4.2-Floodplain Areas is the flood prone areas for the City.  As illustrated, Clear Creek is subject to the 100-Year and 500-Year floods.  Other portions of the community may also experience periodic flooding, but the floodplain areas are where urban development will be most directly and frequently impacted by rising waters.  The City should promote the use of floodplains and environmentally sensitive land along Clear Creek for recreation, open space, parks and natural greenbelts.

Land - Surface Subsidence

Many Gulf Coast communities have experienced decades of land-surface subsidence as a result of groundwater usage and oil and gas extraction, which caused the region’s soils to compress and sink.  The entire area around the Houston Ship Channel was subsiding at a rate of about one-half foot each year in the late 1960s and early 1970s after having already lost some 10 feet in elevation since the early 1900s.

The Harris-Galveston Coastal Subsidence District was established in 1975, by the Texas Legislature, to regulate the withdrawal of groundwater within Harris and Galveston counties. As the District’s Director notes, this is the only area of the state where groundwater withdrawal is so closely regulated because excessive water extraction clearly causes permanent damage to both private and public property.  In addition to contributing to flooding, subsidence can lower the water table, require more energy to keep existing wells productive due to the intrusion of brackish water; cause foundation cracking and ruptures in various underground utility lines; and, create rifts in the land surface.  As a result, property values can decline and insurance costs rise.

Figure 4.2

Floodplain Areas

Webster Comprehensive Plan

Webster, Texas


The District’s regulation of groundwater withdrawals plus various other management strategies – particularly the construction of large surface water impoundments at Lake Houston and Lake Livingston – have effectively eliminated further subsidence in Harris County and other areas that had been most impacted in earlier years.

Like all local jurisdictions in Harris and Galveston counties, Webster must continue to comply with regulations adopted by the Subsidence District.  Webster is located in the districts Regulatory Area 1.  In this area, a disincentive fee will be applied to all ground water withdrawals greater than 10 percent of the permittees total water demand.
Above Ground Storage Tanks

The Texas Railroad Commission has jurisdiction over the exploration and development of oil and gas reserves and the production, storage, handling and transportation of oil and natural gas products. Their oversight includes matters of safety, resource conservation, and environmental protection.

There are oil storage tanks located in the City of Webster, which may have leaked contaminants into the soil and groundwater and thus impact the use of this land.  The City should therefore evaluate any potential environmental constraints on this land and consider having an environmental assessment prepared for the site prior to any future development.  Coordination with the Railroad Commission and local industry will be important in determining the impacts of the oil storage tanks on adjacent land and environs.

Wetlands

Wetlands are areas that are inundated by surface or ground water frequently enough to support vegetation or aquatic life that requires saturated or seasonally saturated soil conditions. Ecologically, wetlands are unique and provide critical habitat for many species of plants and wildlife.  The U.S. Army Corps of Engineers performs field investigations to identify “jurisdictional” wetlands – those considered a part of “waters of the United States.”  Permits are required for activities impacting federally identified wetlands under Section 404 of the Clean Water Act (involving discharges of dredge/fill material) and Section 10 of the Rivers and Harbors Act of 1899.

Wetlands in the Webster area are primarily found along Clear Creek.  The extent of floodplain areas identified by the Federal Emergency Management Agency also is indicative of where wetlands are more likely to be found, although all of the floodplain areas are not necessarily considered to be jurisdictional wetlands.
Coordination with the U.S. Fish and Wildlife Service, the U.S. Army Corps of Engineers, the Texas Parks and Wildlife Department and other environmental agencies is recommended during planning for future development to identify potential wetland locations that may be impacted by this development.  Such coordination should occur for specific project areas on a case-by-case basis.

Land Use Policies

Communities across the country are attempting to adopt “Smart Growth” polices.  While the name is somewhat new, the concepts are really nothing more than the fundamentals of sound urban planning.  A community can grow sensibly by balancing economic development and environmental protection, focusing new development where public services and utilities are adequately and readily available, actively supporting redevelopment of older areas and vacant buildings, valuing its neighborhoods and vibrant mixed-use areas, maintaining an efficient street network and infrastructure systems, providing convenient neighborhood shopping and attractive parks, and ensuring pedestrian-friendly commercial districts and walking connections between neighborhoods, parks and schools.  Through effective land use planning and urban design, a city fulfills its paramount responsibility to promote the public health, safety and welfare while also providing predictability in the development process.

Policies serve as a guide for decision-making and the development of goals and objectives for the City of Webster.  They serve as a reference for planning officials and City staff, and should be utilized when making decisions regarding future development.  In particular, policies should be utilized in implementing goals, objectives and actions, and in reviewing zoning classification changes or amendments to the land use plan.  The following policy statements regarding sound land use planning practices were reviewed by the Comprehensive Plan Stakeholders Group during the plan development process:

Generally

· Potential land use impacts should be considered (noise, odor, pollution, excessive light, traffic, etc.) 

· Adjacent land uses should not detract from the use or value of properties. 

· Transportation access and circulation should be provided for uses that generate large numbers of trips. 

· Compatibility between existing uses should be maintained through physical separation, buffering, etc. 

· Floodplain areas should not be encroached upon by future development unless there is compliance with stringent floodplain management practices. 

· Environmentally sensitive areas should be protected, including wildlife habitat areas and topographically constrained areas within the floodplain.

Residential Uses

· Schools, parks and community facilities should be located close to or within residential neighborhoods. 
· Residential areas should be appropriately placed with adequate separation from heavy industrial areas. 
· Residences should have direct access to residential streets, but not to arterial streets. 
· Residences should not be adjacent to major highways unless adequate precaution is taken to mitigate its environmental impacts. 
· Residential and commercial areas may be adjacent if separated by a buffer to minimize impacts to adjacent uses.

· Residential neighborhoods should be buffered from arterial streets.

· Residential development should include adequate area for parks, recreation facilities, schools and churches.

· Manufactured homes and multi-family units should be located at sites throughout the city and not concentrated in one location.

Retail/Office

· Neighborhood retail and service uses should be located at intersections of arterial or collector streets and at the edge of neighborhoods.

· Retail development should be clustered throughout the city and convenient to residential areas and accessible by both vehicles and pedestrians.

· Buffers should separate retail/office uses and residential areas.

· Office and professional uses should be compatible with nearby residential areas and other uses through appropriate building height, size and mass limitations, and adequate buffering and landscaping.

· Low-intensity office and professional uses should provide a transition between more intense uses and residential areas.

Commercial

· The City’s commercial centers should include a range of development types to serve regional as well as local needs, from large multi-tenant commercial to smaller, freestanding commercial sites.

· Commercial development should be concentrated in nodes at intersections and along major thoroughfares that are designed and constructed to accommodate heavy traffic and support the ease of egress and ingress.

· Parcels should be large enough to accommodate commercial use and support adequate off-street parking and onsite circulation.

· Commercial uses with more intensive operational or traffic service characteristics should be located further away from residential areas. 

· Buffers should separate commercial uses from residential areas, especially where the commercial use contains open storage and/or display areas.

Industrial

· Industrial development should have good access to major thoroughfares and the highway network including truck routes, hazardous material routes and railroads.

· Industrial uses should be targeted in selected industrial zones.

· Industrial development should be separated from other uses by buffers. 
· Industrial development should not be directly adjacent to residential areas.

Parks and Open Space

· Parks should be evenly distributed throughout the city and include larger community parks and smaller neighborhood parks. 
· There should be multi-modal linkages between parks, schools, employment centers and residential areas. 
· Flood prone areas should be appropriately used for parks and open space. 
· Parks and open space may be used to buffer dissimilar land uses. 
· Natural features should be used as buffers or open space between or around developed areas.

· There should be a diverse blend of parks, recreation and open space areas to accommodate the current and future needs of Webster’s residents.

Community Facilities

· Community facilities should be located adjacent to major streets to accommodate vehicular traffic.

· Community facilities should be centrally located and easily accessible by pedestrians. 

· Community facilities should be buffered from nearby residential areas.

Future Land Use Plan

The Future Land Use Plan is the City’s general guide for managing growth in terms of the location, type, scale and density of development.  One purpose of the Future Land Use Plan is to capture and build into City policies and regulations the community’s values regarding how, when and where Webster should develop in the future.  This is significant since the findings and recommendations contained in the City’s Comprehensive Plan provide the legal basis for various development ordinances, which are the major tools available for implementing the City’s plan and achieving an efficient and desirable land use pattern.

However, the generalized Future Land Use Plan map does not constitute zoning, nor establish zoning districts.  The graphic representation on the Future Land Use Plan map is intended only to help the City’s elected and appointed officials and residents visualize the desired future land development pattern in the community.  It is not a rigid, parcel-specific mandate for how land shall be developed.  When proposed development differs somewhat from the generalized land use pattern depicted for an area, it is the responsibility of the Planning and Zoning Commission, supported by City staff, to determine whether the development will be consistent and compatible with the goals and objectives of the City’s Comprehensive Plan.
Future Land Use Plan Classifications

The land use categories displayed on the 2020 Land Use Plan differ from those on the earlier map of existing land use and from the City’s Official Zoning District Map.  The following categories are used in Figure 4.3 – Future Land Use Plan:
Low Density Residential - Single family conventional detached dwellings with densities ranging up to 6 units per acre.

Moderate Density Residential – Two family residences (duplexes), townhomes, patio homes, and apartments, with densities up to 15 units per acre.

Neighborhood Commercial – Limited retail and office uses serving nearby neighborhood areas.

General Commercial – Retail, restaurants, hotels and motels, and service stations and other commercial-service related establishments.

Office – Offices, and limited commercial uses that are compatible with office uses, including free-standing office buildings, building complexes or business parks. 

Business Park – Intended to accommodate office development (such as research and development laboratories, science and high-technology businesses) as well as manufacturing and distribution facilities in a lower intensity, pedestrian friendly campus-style setting contained on larger sites with land set aside for open space, landscaping and recreational areas.
Mixed Use – This category provides for compatible and orderly development of residential, commercial and office uses contained on the same lot or in the same structure.

Heavy Industrial – Large-scale manufacturing and heavy industrial processing plants with outdoor storage, display, and work activity.

Public and Institutional - Public and semi-public uses including schools, churches, hospitals, cemeteries, community facilities, and governmental buildings.

Public Parks and Recreation - Public parks and outdoor recreation areas including public-owned undeveloped land that is committed to public use.

Rights-of-Way and Easements - Roadways, railroads, pipelines, drainage ways, and power lines.

Projected Land Use Needs

Calculations of future land use needs based on expected population growth are compiled in Table 4.2 - Future Land Use Allocation.  This tabulation focuses on the various types of developed land use in Webster’s City limits.  The first set of columns includes the existing acreages and percent share of each land use type as documented through the land use inventory conducted by the City.   A measure of land use “intensity” is also provided (Acres Per 100 Persons), which indicates the amount of acreage that each land use type includes for every 100 persons in Webster.  For example, there are 1.57 acres of low density residential development for every 100 persons in the community compared to 3.68 acres of general commercial use.  This reflects the fact that Webster has a large commercial base, which is utilized by many non-residents of the community.

The next set of columns are the result of projecting the developed acreage that could be added in each land use category by 2020 based on anticipated population growth within the city limits.  This is a “straight-line” projection method in that it assumes that the percentage distribution of acres by land use type will be the same in 2020 as in 2000 (and the land use intensities, or Acres Per 100 Persons, also stay the same).  While market trends and public policies and capital investments will affect the actual land use allocation and development intensities over the next 20 years, the projected numbers provide a benchmark for comparing the current distribution of land uses with those needed to accommodate the future population.  It should be noted that the projected requirements maintain the current distribution of developed land uses and do not reflect the land use composition as shown on the Future Land Use Plan.

Webster’s Future Land Use Plan depicts a more diverse and balanced pattern of land uses as desired by residents of the City.  The Plan identifies appropriate areas for future residential development in the community including a substantial area to the west of I-45. The plan takes advantage of infill development opportunities and uses smaller vacant parcels for moderate density residential developments, which could include town homes and patio homes. Mixed-use areas are also identified on the plan allowing for the orderly and compatible development of commercial, office and residential uses in a district. The Future Land Use Plan also designates an area as Business Park, which allows for more planned development of commercial and office uses in the City.

table 4.2

land use

Webster Comprehensive Plan

Webster, Texas

	
	Existing Developed Land 
	Projected Developed Land (2020)

	Land Use Category
	Acres
	Percent
	Acres/100 persons
	Projected Acreage
	Increase from 2000

	Low Density Residential
	142.484
	8.1%
	1.57
	220.369
	77.885

	Medium Density Residential
	13.541
	0.8%
	0.15
	20.943
	7.402

	High Density Residential
	223.168
	12.6%
	2.46
	345.157
	121.989

	Mobile Home Park
	2.876
	0.2%
	0.03
	4.448
	1.572

	Residential Total
	382.069
	21.6%
	4.21
	590.918
	208.849

	Retail Commercial
	164.013
	9.3%
	1.81
	253.667
	89.654

	General Commercial
	334.218
	18.9%
	3.68
	516.910
	182.692

	Office
	147.496
	8.3%
	1.62
	228.121
	80.625

	Neighborhood Commercial
	-
	-
	-
	
	

	Business Park
	-
	-
	-
	
	

	Commercial Total
	645.727
	36.5%
	7.11
	998.698
	352.971

	Light Industrial
	17.42
	1.0%
	0.19
	26.942
	9.522

	Heavy Industrial 
	450.785
	25.5%
	4.96
	697.196
	246.411

	Industrial Total
	468.205
	26.5%
	5.15
	724.138
	255.933

	Public/Semi-Public
	244.706
	13.8%
	2.69
	378.469
	133.763

	Parks and Open Space
	26.727
	1.5%
	0.29
	41.337
	14.610

	Mixed Use
	-
	-
	-
	
	

	Total
	1767.434
	100.0%
	19.46
	2733.559
	966.125



Parks and Recreation

A comprehensive and interrelated system of parks and recreation opportunities that respond to the needs and values of the local residents contribute to a community’s quality of life and livability.  Parks and recreation opportunities contribute to the health of residents, provide a variety of recreational and educational activities for all ages, and preserve and enhance the quality and integrity of the natural environment. 

The City hired a consultant in 1999 to prepare the Webster Parks System Master Plan, which evaluated the City’s current park system and determined park improvements and expansions as well as possible recreational opportunities along Clear Creek.  A survey conducted as part of the park planning process found that hiking and biking trails were ranked the top priorities by citizens, followed by fishing piers, picnic areas, basketball courts & playgrounds, open play fields, canoe launches and tennis courts.

As displayed in Table 4.3 - Existing Parks, there are currently three parks in the City.  School playgrounds are also identified as part of the existing parks inventory as they serve in meeting the recreational needs of residents.  

As displayed in Figure 4-4 Final Concept Plan, the Parks System Master Plan identifies proposed trails, pedestrian crossings, and parks.  Future trails are identified along Clear Creek connecting to Challenger Park and the nature preserve.  The plan also shows the use of utility easements for trails connecting existing parks and neighborhoods to Clear Creek and other nodes throughout the community.  Table 4.4 – Proposed Parks identifies proposed parks outlined in the Parks System Master Plan.

Clear Creek provides unique recreation opportunities within the community including greenbelts, trails, boating and fishing.  Utilization of the area along the creek for greenbelts and open space not only provides a variety of recreational opportunities for residents but is also instrumental in floodplain management and protection and in natural resource preservation and enhancement.  It is advisable for the City to utilize Clear Creek as part of its recreation system, by implementing the recommendations in the Parks Systems Master Plan.

table 4.3

Existing Parks

Webster Comprehensive Plan

Webster, Texas

	Existing Park
	NPRA Classification
	Existing

Components
	Approximate Size

	Texas Avenue Park
	Community Park
	2 baseball
2 tennis
basketball
pavilion
restrooms
children's play equipment
	16.5 acres

	Walnut Park
	Neighborhood Park
	jogging track
pavilion
picnic areas
open play fields
children's play equipment
	3.5 acres

	Green Acres Park
	Neighborhood Park
	playground
pavilion
small open play areas
children's play equipment
	1.5 acres

	Elementary School
	School - Park
	playground
open play area
	1 acres
7 acres

	Middle School
	School - Park
	2 tennis courts
jogging track
2 soccer backstops
open play fields
	18 acres


Source: Parks System Master Plan, 1999

table 4.4

Proposed Parks

Webster Comprehensive Plan

Webster, Texas

	Proposed Park
	NPRA Classification
	Existing Components
	Approximate Size
	Initial Action

	Sarah Deel Park
	Neighborhood Park
	tennis court
basketball court
playground
pavilion/picnic
open play area
	9.5 acres
	Acquire site south of residences

	Highway 3 Park
City Hall Complex
	Neighborhood Park
	playground
pavilion/picnic
open play area
water feature
skate park
	3 acres
	Develop portion of site to relate to city hall and special use requirements

	Egret Bay
	Specialty Park
	roadway overlook
	2 acres
	Acquire sites east and west of road, improve road, add lighting

	Future Residential
South of Bypass
	Neighborhood Park
	2 tennis courts
1 basketball court
playground
pavilion/picnic
open play area
	5 acres
	Address in future when neighborhood develops

	Cow Bayou Park
	Neighborhood Park
	2 tennis courts
1 basketball court
playground
pavilion/picnic
open play area
	3 acres
	Finalize acquisition of donation


Source: Parks System Master Plan, 1999



Relationship of Land Use to Zoning

The zoning ordinance and map should not be confused with the existing and future land use maps.  The zoning map expresses the permitted use of the property in accordance with the Zoning Ordinance for the district in which it is located.  In some cases the current use of the property is not a permitted use, having been in existence prior to the adoption of the Zoning Ordinance.  The Existing Land Use Map reflects how the property is currently being used, not how it is zoned. 

The Future Land Use Plan is a general plan for future land use and development.  The future land use plan does not attempt to predetermine the use of each individual tract, but establishes a logical framework for future land use areas and development decisions. Although they should not be confused with each other, the official Zoning Map and the Comprehensive Plan are tied together. State law requires zoning to be based on the comprehensive plan, in conformance and consistent with the future land use plan.  The City should ensure that all future developments within the City are in accordance with Future Land Use Plan.

Implementation and Use of the Future Land Use Plan

The Future Land Use Plan is a general guide for future land use and development decisions in both the private and public sectors, which are typically made simultaneous to other decisions regarding the provision of adequate public facilities and services and infrastructure improvements.  In implementing the Comprehensive Plan, the City will look to its future land use plan and established goals, objectives and policies when administering its development ordinances to ensure that new development and redevelopment will be consistent with these City standards.  Individual land development proposals should be considered in the context of neighborhood, sub-area, and individual site factors.

Observations: Future Land Use Plan VS Zoning Map

The following observations were compiled based upon review and analysis of the City’s Official Zoning District Map.  The observations are numbered for reference purposes, but are presented in no particular priority order.  The reader will need copies of the Future Land Use Plan map and the City’s zoning map for effective review and consideration of these recommendations.  As a result of these observations, it is advisable for the City to review the deviations in the Plan and Zoning Map and to make amendments as appropriate and necessary.

Residential

1. Most of the area to the west of I-45, south of NASA Road 1 and north of Forest Park Cemetery is currently zoned PUD.  With the exception of a strip along I-45, this area is shown as Low Density Residential on the Future Land Use Plan to provide for additional single family development in the community.

2. Parcels to the west of I-45 and north of NASA Road 1 (west of the drainage easement), which are now zoned C2 - Second Commercial, are also shown as Low Density Residential on the Future Land Use Plan.

3. The area north of Bay Area Boulevard and West of North Texas Avenue is shown on the Future Land Use Plan as Moderate Density Residential.  It is currently zoned as C2 - Second Commercial.

4. The large vacant rectangular parcel located south of NASA Road 1 and east of Old Galveston Road is currently zoned M2-Second Industrial.  The Future Land Use Plan shows the northwest portion of the property as mixed use and the remainder as low density residential.  The intended purpose of this designation is to allow for mixed uses along the NASA Road 1 Bypass and more large-scale single family development adjacent to existing residential areas in the City.

5. The current zoning map shows the parcel south of Myrtle Avenue extending to Clear Creek as M1 – First Industrial.  The use of this parcel has been categorized as low density residential on the Future Land Use Plan.

Commercial/Office

6. There are five parcels along the east side of I-45, south of Myrtle Avenue that are currently zoned PUD.  The Future Land Use Plan shows this area as general commercial, given the existing commercial development along I-45.

7. The current vacant strip of land on the west side of I-45, north of the cemetery has been designated as general commercial on the Future Land Use Plan.  This parcel is currently zoned as Planned Unit Development.

8. The area bounded by Magnolia, Myrtle and Texas Avenues, and Highway 3 is shown as Business Park on the Future Land Use Plan (with the exception of two parcels on Myrtle Avenue designated as public/semi public and three parcels on Highway 3 shown as general commercial).

9. A small area located on the south side of FM 528, to the west of I-45 is designated as neighborhood commercial as compared to its existing zoning classifications of C3 – Third Commercial and PUD.

10. The parcels north of East Medical Center Boulevard and East of Highway 3 are shown on the Future Land Use Plan as office, given the predominant existing office uses in the area.  This area is currently zoned C3 - Third Commercial.

11. The area between Old Galveston Road and Highway 3 is shown on the Future Land Use map as general commercial as compared to its current M1- First Industrial zoning classification.

12. The parcels along the west side of Highway 3, south of Magnolia Avenue are shown as general commercial on the Future Land Use Plan, reflecting their current land use, as compared to their current M1 – First Industrial Classification.

13. The area North of Blossom Street, west of Highway 3 and south of Orchard Street (including the parcels along Professional Park Drive) is zoned C3 – Third Commercial and is shown on the Future Land Use map as office uses associated with medical uses and Clear Lake Medical Center.

14. The two parcels on the south side of Medical Center Boulevard to the west of North Texas Avenue are shown on the Future Land Use Plan as Office compared to their current zoning designation of M1- First Industrial, also reflecting adjacent medical uses.

Mixed Use

15. The property to the west of Texas Avenue West that is currently zoned R2 - Multi Family Residential is shown as Mixed Use on the Future Land Use Plan.  The Mixed Use category is intended to provide for compatible and orderly development of residential, commercial and office uses contained in a district.
16. A portion of the property to the west of Texas Avenue West below the property mentioned in 15 is currently zoned C2 - Second Commercial. This parcel is also designated on the Future Land Use Plan as Mixed Use.
17. The Future Land Use Plan map shows the area north of Orchard Street and east of North Texas Avenue as Mixed Use as compared to its current designation as C3 – Third Commercial.

18. Several parcels bounded on the east by Texas Avenue, north by Medical Center Boulevard, south by NASA Road 1, and west by Kobayashi Road North are currently zoned M1 – First Industrial.  On the Future Land Use Plan they are shown as Mixed Use.

19. The area south of NASA Road 1, west of South Texas Avenue and north of the utility easement is currently zoned C2 – Second Commercial and M1 – First Industrial.  On the Future Land Use Plan this area is designated as Mixed Use.

20. There are seven parcels located along south Walnut Street that are shown as mixed use on the Future Land Use Plan as compared to the current C1 – First Commercial zoning classification.

21. The “L” shaped property south of Travis and east of North Texas Avenue is shown on the future land use plan as mixed use.  This property is currently zoned R1 – Single Family Residential.

Annexation

Annexation is the process by which a City extends its municipal services, regulations, voting privileges, and taxing authority to new territory.  The City annexes territory to provide municipal services to developed and developing areas, and to exercise regulatory authority necessary to protect public health, safety and general welfare.  Annexation and the imposition of land development regulations may also be used as a growth management tool to implement   the comprehensive plan.  Annexation extends the City's extraterritorial jurisdiction, enabling the City to regulate the subdivision and development of land over an expanded area.

Annexation Requirements

Annexation for Home Rule Cities is governed by the planning and procedural requirements in Chapter 43 of the Texas Local Government Code.  As a home rule City, Webster has the authority to annex on a non-consensual basis.  Annexation authority extends into the extraterritorial jurisdiction (ETJ) of the City, which is the area outside the corporate limits but within a certain distance of the corporate limits.  Table 4.5 shows the extent of a municipalities’ Extraterritorial Jurisdiction in Texas.  Annexation in any given year is limited to a total area equal to ten percent of the City's existing incorporated area.  The amount of land that can be annexed in a given year is cumulative, so that if the City does not annex ten percent of its existing area one year, it may carry forward that acreage and combine it with another ten percent the next year.  The maximum allowable accumulation of an annexation area is 30 percent of the incorporated area.  This does not include areas owned by the municipality, county, the state or the federal government and used for a public purpose, areas annexed at the request of the majority of qualified voters, or areas annexed at the request of the owners.  An annexation area must be contiguous to the existing city limits and must be at least 1,000 feet in width at its narrowest point.  The City may preclude the incorporation of a new municipality within its ETJ.

table 4.5

extraterritorial jurisdiction

Webster Comprehensive Plan

Webster, Texas

	Population
	ETJ

	<5,000
	½ mile

	5,000 to 24,999
	1 mile

	25,000 to 49,999
	2 miles

	50,000 to 99,999
	3 1/2 miles 

	>100,000
	5 miles


Texas Local Government Code, 2000 Edition

Service Requirements

The City is required by law to comply with stringent service delivery requirements for newly annexed areas.  As part of the annexation process, the City prepares and presents a service plan for the area(s) proposed for annexation.  The service plan must provide for the extension of basic fire, police, and EMS services immediately upon annexation, and for maintenance of water, sewer, streets, street lights, parks and recreation facilities, and other public facilities serving the proposed annexation area.  The City must plan to provide municipal services that are at least of the same level as existed in the newly annexed area prior to annexation and that are available in other parts of the City with similar characteristics.  Construction of capital improvements required for extension of municipal services must be completed within 2.5 years.  These requirements may not apply if the annexation is initiated by the landowners and the landowners agree that the improvements will not be completed within 2.5 years.

Senate Bill 89

The Texas Legislature significantly revised annexation requirements in 1999 with passage of Senate Bill 89 (SB 89).  Under the revised statute all property must be included in an “annexation plan” for three years before it may be annexed.  In addition, if the City does not pursue annexation within 31 days of the third anniversary, then the property is ineligible for annexation for another five years.  Once an area is identified for potential annexation, the City must compile a comprehensive inventory of all services currently provided in the area, including the condition of facilities, existing public safety response times, and current service costs. As in the past, the City must meet stringent service planning and delivery requirements for proposed annexation areas.  However, the revised statute now requires the City to begin preparation of a service plan within 10 months of the receipt of data required for the service inventory.  Significantly, the Legislature also reduced the time frame in which “full municipal services” (including necessary capital improvements) must be provided from 4.5 years to 2.5 years, although the statute includes some allowances for extending this service schedule.  Senate Bill 89 required that an initial three-year annexation plan be adopted and in place by December 31, 1999.  Areas that are exempt from inclusion in a municipal annexation plan include:
· areas containing fewer than 100 separate tracts of land on which one or more residential dwellings are located on each tract;

· areas to be annexed by petition of more than 50 percent of the real property owners in the area proposed for annexation or by vote or petition of the qualified voters or real property owners;

· areas which are or were the subject of an industrial district contract or a strategic partnership agreement;

· areas located in a colonia;

· areas less than 1,000 feet in width that are annexed pursuant to agreements with adjacent municipalities;

· areas located completely within the boundaries of a closed military installation; and,

· areas that the municipality determines are necessary to protect the area proposed for annexation of the municipality from imminent destruction of property or injury to persons or a condition or use that constitutes a public or private nuisance as defined by background principles of nuisance and property law of this state.
Annexation Planning

The City of Webster has no Extraterritorial Jurisdiction (ETJ) as it is surrounded by the cities of League City, Friendswood, Houston and Nassau Bay and their respective ETJs.  Therefore any future annexation will result from negotiations with surrounding municipalities.  The City is currently negotiating with the City of Houston on adjusting Webster’s boundary on the NE side that would not bisect parcels as it currently does.
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Clear Creek provides unique recreation opportunities including greenbelts, trails, boating and fishing.





The 2000 U.S. Census Bureau population of 9,083 was used in calculating acres per 100 persons.














Key Findings:


Webster’s approximate land area is 4,200 acres, of which 42 percent or 1,767 acres of land in the City is developed (excluding rights-of-way and easements, which accounts for  19.4%), 38.5 percent is vacant and undeveloped.


Commercial uses comprise the largest percentage, 36.5 percent, of all developed land.


Industrial (light and heavy) is the second largest category with 468 acres or 26.5 percent of developed uses.


High density residential is the largest residential sub-category consisting of 58 percent of all residential uses and 12.6 percent of all developed land.


Public and semi public uses, which include government buildings, schools and churches, comprise 13.8 percent of developed uses.
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