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June 16, 2021 

Via e-mail to cfarmer@pondertx.com 

Matthew Poole, Mayor 

Chairperson Planning & Zoning Commission 

Town of Ponder 

102 W Bailey St 

Ponder, TX 76259 

Re:  Site Plan – Lot 1 Block A Tieszen Industrial Park Addition (Ferti Technologies Plant 

Renovation)  
 

Dear Mayor Poole: 

The Town has received a Site Plan submittal from KAZ Surveying, Denton, Texas, representing 

Ferti Management Corp., of Phoenix, Arizona. The application is requesting to perform certain 

renovations to the industrial site located at 100 E. FM 2449 within the Town. 

This letter provides review comments on the submittal “Ferti Technologies – Plant Renovation, 

which includes certain sheets culled from a construction plan set dated 03/22/2021, as amended, 

namely those sheets that provide the Town with data required for a Site Plan as required by the 

Town’s Zoning Ordinance.  Those sheets have been attached with comments included by the 

Town Engineer. 

Location – south side of FM 2449 approx. east of FM 156, within Ponder Corporate Limits 

(City)  

Comprehensive Plan – Proposed Use - Industrial 

1. Future Land Use Plan – Industrial 

2. Thoroughfare Plan –  

a) P5U at north boundary (FM 2449) – no additional ROW proposed or required 

3. Sewer Master Plan –  

a) service to be provided via existing 8” collector at east boundary  

4. Water Master Plan –  

a) existing 8” waterline at northeast boundary of lot (south side FM 2449) 

b) required 8” extension at north side of lot (12” oversizing by Town) 

c) required 8” crossing extension to west side of FM 156 existing 12” (12” oversiz-

ing by Town) 

d) required 8” waterline loop around building for fire hydrant coverage 



Mayor Mathew Poole 

June 16, 2021 

Page 2 of 5 

e) required 8” extension to south boundary of lot for fire flow capability (10” at 

Robinson Rd Pump Station) 

Zoning 

a) M1 (Manufacturing/Industrial District - Light) - proposed use should certify as 

compliant with current zoning 

Height, Area and 

Setback Regulations 

SF-3 

(ad-

joins) 

C-1 

(ad-

joins) 
M-1 Compliance?  

Maximum height (feet)   50 No – towers at 70’ (SUP condition) 

Minimum lot area (square feet) 6,000 B B Yes 

Minimum front yard setback 

(feet) 25 B B Yes 

Minimum side yard setback 

(feet)D 5 B B Yes 

Minimum rear yard setback 

(feet) 10 B B Yes 

Minimum lot width (feet) 60 B B Yes 

Minimum lot depth (feet) 100 B B Yes 

Maximum lot coverage (%) 50 B B Yes 

Minimum living area (square 

feet) 1,200 NA NA NA 

 
A. Total lot area shall not be less than 9,000 SF, or 1,500 SF per dwelling unit, whichever is greater. A maximum 

of 25 units may be constructed per acre. 
B. None required, except where nonresidential use abuts a residential or agricultural lot, in which case the re-

quirements shall be the same as the adjoining residential zone and shall comply with visibility and parking re-

quirements as provided within this chapter. (SUP condition) 
C. At the most extruding point of the outside wall excluding the overhang only. 

D. If the lot size is greater than 15,000 square feet, then the side yard adjacent to the street setback will be 25 feet. 

If the lot size is less than 15,000 square feet, then the side yard adjacent to the street setback will be 15 feet. Key 
lot setbacks will be 25 feet with 2 front yards. 

Submittal Analysis  

The referenced site was reportedly occupied by Southwest Molding, a non-conforming use 

with respect to site requirements of the Town’s development regulations.  Southwest Mold-

ing ceased operations (use) in excess of six months; and as such is no longer grandfathered. 

Any reoccupation of the property is therefore required to be compliant with the Town’s 

regulations.   This analysis is therefore provided with the intent of evaluating the appli-

cant’s submittal package with respect to the Town’s current development ordinances, more 

specifically, Zoning and Subdivision requirements. 

Submittal information suggests that the proposed use is allowed in an M1 district subject 

to certain clarifications.  The applicant has provide certification from a corporate repre-

sentative stating that “the proposed uses do not emit dust, smoke, odor, gas, fumes, or 

present a possible hazard beyond the bounding property lines of the lot or tract upon 

which the use or uses are located, and which do not generate noise or vibration at the 

boundary of the lot or tract which is generally perceptible in frequency or pressure above 

the ambient level of noise or vibration in the adjacent area.” (Ref. letter dated May 11, 

2021 by Hugo Provencher, Vice President) 

Current data indicates that the Town does not have adequate water distribution capacity to 

serve projected demands (potable uses and fire flows) of the proposed redevelopment.  To 
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meet such demands, certain water system extensions are necessary, both onsite and off.  

The development proposes to install an 8” waterline along the east side of the lot and 

around the building, connecting two existing lines north and south of the lot; and an 8” 

along the northwest side of the lot, connecting to an existing 12” line on the west side of 

FM 156.   

The Town’s Water Master Plan recommends this northwest extension as a 12” in which 

the Town should participate in oversizing, as well as providing the 12” extension under 

FM 156 and RR property.  Additional easements are necessary and are shown on the com-

ment mark-up plans. 

Additional onsite fire hydrants/fire department connections/emergency vehicle (fire lanes) 

access routing will also be necessary, subject to Fire Marshal concurrence. Such provisions 

have been shown in the Site Plan packet.  [3500 gpm; 4 hydrants; 210’ coverage] 

The submittal drawings reference a proposed fire suppression (sprinkler) system which is 

to include a booster pump.  Such pumps can cause the Town’s water system to violate 

TCEQ operating requirements and will need additional study once the distribution system 

improvements are available.  The Site Plan provides an agreement to resolve. 

The existing 8” sewer line at the east side of the lot should have sufficient capacity for 

typical wastewater generators shown in the Site Plans but is subject to periodic overcharg-

ing.  This line is funded by the Town for replacement with a larger sewer line to assure 

capacity for this and other properties.  Additional easement space will be necessary and is 

shown on the comment mark-ups.  No special pre-treatment requirements are evident from 

the submittal.     

The submitted Site Plan information does not provide sufficient drainage study/planning 

information to ensure that stormwater will be appropriately managed.  While the lot ap-

pears to be within a designated flood plain, no information has been provided to allow for 

proper review and permitting under the Town’s Floodplain Development regulations.   

Access to the site is via an existing single drive to FM 2449.  The applicant has submitted 

a preliminary vehicle trip report indicating that the drive should be sufficient for the pro-

posed use; therefore, no further Traffic Impact Analysis should be required. 

Two separate entrances are usually required to meet the Town’s Fire code requirements.  

The applicant has proposed to maintain the existing single drive in which case the Town’s 

Fire Marshal was consulted to verify adequacy due to certain allowances in the Fire Code 

since the applicant will be installing a full fire sprinkler system. 

An ongoing TxDOT FM 2449 Feasibility Study does not suggest that this development 

accommodate future ROW expansion to the south of the current limits.   

The proposed parking areas (111 spaces) do not meet space counts as required for this 

project; however, the applicant has provided additional information to justify a reduction 

to 75 spaces as proposed in the Site Plan. 

The submittal packet includes a Landscaping Plan, which appears to generally comply with 

the Town’s Screening and Landscaping requirements for the existing developed portion of 
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the Lot.  The applicant has requested via their SUP to defer future expansion of their screen-

ing until the remaining southern portion of the Lot is developed.as noted on the attached 

mark-up. 

The Site Plan includes a Photometric Analysis demonstrating that proposed lighting within 

the Site Plan should meet the limitations of this zoning district. 

Please note that a Development Agreement is required for proposed public improvements. 

Town Engineer’s Recommendation –  

If the Town is inclined to approve the requested SUP with Site Plan, it is recommended 

that the following conditions be included: 

1. Acceptance of certain structure heights in excess of the allowed 50’ to a maxi-

mum of 70’ as shown in the Site Plan 

2. Acceptance of phased Landscaping Plan as shown in the Site Plan 

3. Approval of reduced parking to 75 spaces as shown in the Site Plan  

4. Resolution of construction plan comments to the satisfaction of the Town Engi-

neer and Public Works Director 

5. Authorizing the Mayor to enter the Town into a Development Agreement to in-

clude provisions for: 

a. Developer design/installation and funding of onsite 8” public water lines 

b. Developer funding of onsite 8” portion with Town design/installation and 

funding of oversizing to 12” as shown on the Site Plan 

c. Town design/installation and funding of offsite 12” FM 156/BNSF RR 

water line crossing  

6. Dedication of all necessary water/sewer utility easements by separate instrument 

Sincerely, 

George Belcheff, P.E. 

Town Engineer for Ponder 

Attached:  Ferti Technologies Plant Renovation [Site Plan] dated 03/22/2021 as amended 

Review Mark-up 

 

cc: Planning & Zoning Commission/Town Council Members via meeting packets 

Sheri Clearman, Town Secretary via e-mail 

Gary Morris, Director of Public Works via e-mail 
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Carolyn Farmer, Planning & Zoning Director via e-mail 

Applicant/Engineer/Surveyor 
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May 20, 2021 
 
Mr. Todd Eppenbach 
Inventure Design 
3118 Richmond Avenue, Suite 200 
Houston, Texas 77098 
 
RE: Trip Generation Estimate, Ferti Technologies  

100 East FM 2449, Ponder, Texas 76259 
  
Dear Mr. Eppenbach: 
Per the City of Ponder’s request, this brief letter report documents the anticipated trip generation 
for Ferti Technologies redevelopment of the existing industrial building located at 100 East FM 
2449. Ferti Technologies provides granular fertilizer products and is planning to repurpose the 
existing 98,000 SF industrial building on 23.2 acres to a fertilizer manufacturing facility. Access 
to the site is via one 56’ wide driveway located on FM 2449 about 360’ east of FM 156.  Exhibit 
A1 (attached in Appendix A) shows the project location.  Exhibit A2 shows the site layout.  

 
To estimate trip generation of the fertilizer manufacturing facility, the Institute of Transportation 
Engineers’ Trip Generation Manual (10th Edition) was used to estimate trips to the site using 
Land Use #140 – Manufacturing. Information from Ferti Technologies indicates that the site will 
employ 30 persons and will have fewer than 20 truck trips (ten in and ten out) during the typical 
weekday.  
 
Based on using the most relevant independent variable of employees for the proposed facility, 
the manufacturing land use generates trips at the following trip rates: 

 
• Total Daily Trips: 2.47 trips/employee 
• Weekday AM Peak Hour Trips (of trip generator): 0.43 trips/employee 
• Weekday PM Peak Hour Trips (of trip generator): 0.45 trips/employee. 

 
Based on trip rates, with 30 employees, the site is expected to generate the following number of 
trips: 
 

• Total Daily Trips: 74 (37 entering and 37 exiting) 
• Weekday AM Peak Hour: Total: 13 trips; Entering: 10 vehicles; Exiting: 3 vehicles 
• Weekday PM Peak Hour: Total: 14 trips; Entering: 6 vehicles; Exiting: 8 vehicles. 

 
The Trip Generation Manual also provides the option to generate trip estimates based on 
regression analysis and fitted curves. Based on these fitted curves, with 30 employees, the site 
is expected to generate the following number of trips: 
 

• Total Daily Trips: 112 (56 entering and 56 exiting) 
• Weekday AM Peak Hour: Total: 49 trips; Entering: 40 vehicles; Exiting: 9 vehicles 
• Weekday PM Peak Hour: Total: 36 trips; Entering: 16 vehicles; Exiting: 20 vehicles. 

 
Per Section 153.118 (Traffic Impact Analysis Required) of the Ponder city ordinances, a traffic 
impact analysis may be required if a site generates more then 250 trips per peak hour. Since 
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this development would be expected to generate less than 250 trips per hour (with peak hour 
trip estimates ranging from 13 to 49 trips per hour), a formal traffic impact analysis should not be 
required. 
 
Voigt Associates appreciates the opportunity to assist you with this project.  If you have any 
questions about the analysis or the results of this report, please feel free to contact me at 832-
264-0429.   
 
Sincerely, 

 
Anthony Voigt, P.E., PTOE 
Principal 
 
Attachments:  

Appendix A. Exhibits
6/4/2021



Voigt Associates, Inc. Project 49701 
May 2021 

Ferti Technologies Trip Generation Assessment 
Prepared for Inventure 

 

 

 

Exhibit A1. Site Location Map. 
North to top of page. Not to scale. 

Ferti Technologies 
Facility 
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NEW LANDSCAPE ISLAND WITH 6" CONCRETE CURB
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NEW CONCRETE PAVING WHERE ELEVATED CONCRETE PADS WERE REMOVED; RE:
CIVIL DRAWINGS

NEW CONCRETE PAVING WHERE DEPRESSED LOADING DOCK WAS REMOVED; RE:
CIVIL DRAWINGS

STRIPE EXISITNG CONCRETE PAVING AS SHOWN; 4" STRIPES PAINTED WHITE
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DRAWINGS.  PROVIDE FOUR PIPE BOLLARDS AT EACH SUPPORT, RE: DETAIL B1/A.102
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OF RAMP.  RE: CIVIL DRAWINGS
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SCALE: 1/32" =    1'-0"B6 Site Plan

5/12/21         SPECIFIC USE PERMIT

154.38 OFF-STREET PARKING AND LOADING REQUIREMENTS

 DIV. F 20: MANUFACTURING, PROCESSING OR REPAIRING:
 ONE PARKING SPACE FOR EACH 2 EMPLOYEES ON THE MAXIMUM WORKING

SHIFT, PLUS SPACE TO ACCOMMODATE ALL VEHICLES USED IN CONNECTION
THEREWITH, BUT NOT LESS THAN 1 SPACE FOR EACH 1,000 SQUARE FEET OF
FLOOR AREA, WHICHEVER IS GREATER.

 54,670 SQ. FT. / 1,000 = 55 PARKING SPACES

 DIV. F 25: OFFICE, GENERAL:
 ONE SPACE FOR EACH 300 SQUARE FEET OF TOTAL FLOOR AREA.

 4,851 SQ. FT. / 300 = 17 PARKING SPACES

 DIV. F 36: STORAGE OR WAREHOUSING:
 ONE SPACE FOR EACH 2 EMPLOYEES, OR 1 SPACE FOR EACH 1,000 SQUARE FEET

OF TOTAL FLOOR AREA, WHICHEVER IS GREATER.

 38,371 SQ. FT. / 1,000 = 39 PARKING SPACES

 REQUIRED: 55+17+39 = 111 PARKING SPACES;
 TOTAL PARKING SPACES PROVIDED = 106

 REQUIRED ACCESSIBLE PARKING SPACES = 5 (1 VAN);
 TOTAL ACCESSIBLE PARKING SPACES PROVIDED = 5
 TOTAL PROVIDED = 111

** NOTE - A SPECIFIC USE PERMIT HAS BEEN SUBMITTED FOR APPROVAL TO
REDUCE THE REDUCE THE PARKING FROM 111 SPACE DOWN TO 75 SPACES
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