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                                                        Community Development Department  
 

 

                                             Rezoning  

                                                                Staff Report 
 

Planning & Zoning Commission Public Hearing Date:  October 9, 2023 

City Council Public Hearing Date: October 16, 2023 

 

Rezoning Case:  Z23-15 

Property Owner(s):  Par Real Estate Holdings LLC. and Ron & Amy Haffner 

Applicant(s): HMF-Americana LLC 

Legal Description: Approximately 48.95 acres of land legally described as being all of 

Lots 1, 2, and 3 of the Shoppes at Spring Creek Commons, Section 

1. Lot 1, Block 1 of Brown-Hufsmith Commercial and 

approximately 9.98 acres being a portion of the J House Survey 

Abstract 34 

Location:  Generally located at the northeast corner of SH 249 and Brown-

Hufsmith Road as well as the 29700 block (west side) of Quinn 

Road, within the City of Tomball, Harris County, Texas. (Exhibit 

“A”) 

Area:     48.95 acres   

Comp Plan Designation: Neighborhood Commercial, Corridor Commercial, and Parks and 

Open Space (Exhibit “B”) 

Present Zoning: Commercial (C), General Retail (GR), Planned Development 

District #1 (PD #1) and Single Family Residential – 20 Estate (SF-

20E) (Exhibit “C”) 

Request: Rezone from Commercial (C), General Retail (GR), Planned 

Development District #1 (PD #1) and Single Family Residential – 

20 Estate (SF-20E) to Planned Development District (PD) 

Adjacent Zoning & Land Uses – 38.97 acres (approximately) north of Brown-Hufsmith Rd.: 

North:  Baker Drive, Commercial (C), Single Family Residential – 9 (SF-9) / Circle K 

Convenience Store and Gas Station, Tomball Methodist Church 

South:  Brown-Hufsmith Road, Commercial (C), General Retail (GR), Office (O), Planned 

Development (PD#16) / Vacant Land, Haffner Haffner & Spears 

West:  State Highway 249 (SH 249), Multi-Family (MF), General Retail / Apartment 

Complex, Vacant Land 

East: Single Family Residential – 9 (SF-9), Planned Development (PD#1) / Vacant Land, 

Single Family Residences, Detention Pond 
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Adjacent Zoning & Land Uses – 9.98 acres (approximately) south of Brown-Hufsmith Rd.: 

North:  Planned Development (PD#1) / Vacant Land 

South:  Single Family Residential – 20 Estate (SF-20E) / Vacant Land, Single Family 

Residences 

West:  Single Family Residential – 20 Estate (SF-20E) / Drainage & Detention Facility 

East: Single Family Residential – 9 (SF-9) / Single Family Residences 

 

BACKGROUND 

 

The request is comprised of two tracts of land. One being approximately 38.97 acres located north 

of Brown-Hufsmith Road (hereby referred to as the “primary tract”). The second being a 9.98 tract 

located south of Brown-Hufsmith Road (Hereby referred to as the “secondary tract”). Each of these 

properties are currently vacant. City staff have met with the developer on numerous occasions over 

the past year to discuss the rezoning of the entire 48+ acres to a Planned Development District. Of 

this 48+ acre development, approximately 13.5 acres will be dedicated to commercial development 

which is hereby referred to as “The Shoppes at Cottage Green”.  The Shoppes at Cottage Green is 

intended to create a pedestrian focused mixed use walkable destination which will include a 

mixture of retail, restaurant, and office uses anchored by a centrally located public plaza/courtyard 

which is planned to be partially surrounded by outdoor patio dining. Additionally, within the 

commercial component of this PD traditional commercial pad sites will be provided along the SH 

249 frontage road, with potential for future pad sites along Baker Drive. The commercial 

component is planned to be connected to a unique multi-family development with a network of 

pedestrian paths and trails. The multi-family development hereby referred to as “Cottage Green” 

will be comprised of no more than 285 dwelling units on approximately 25.43 acres (approx. 12 

units/acre) and provide three styles of dwelling types which transition in density from high to low 

as you move further east from the Shoppes at Cottage Green toward existing single-family homes 

within the Springwood Subdivision. Those dwellings which are planned to be closest to the 

Shoppes at Cottage Green are referred to as “Veranda Homes”, or six-plex’s. These veranda homes 

are two story structures comprised of 6-attached dwellings. Said veranda homes will include four 

(4) one-bedroom units on the first floor and two (2) two-bedroom units on the second floor. The 

layout of the Cottage Green illustrates the veranda homes as lining the main drive into the complex. 

As you move outward (north & south) of the main drive, the dwelling styles transition into what 

are referred to as “Patio Homes”, or duplexes. These patio homes are single story structures 

comprised of 2 attached dwelling units. Patios homes will be offered in one-bedroom and two-

bedroom arrangements. Moving further south and southeast the dwelling styles transition to what 

are referred to as “Cottages”. The cottages are single story, single-family detached structures and 

will be the land use closest to the existing single-family residential homes within the Springwood 

Subdivision. The Cottage Green will provide a range of amenities to the residents which will 

include community/fitness center, resort-style pool, two covered porches for lounging & grilling, 

pickleball court, dog park & wash station, open lawn areas, and decorative accent sculptures. The 

overarching goal of this planned development district is to establish a regional destination which 

creates a walkable pedestrian-oriented environment connected by a network of pedestrian paths 

and walking trails. The secondary tract included in this Planned Development request is to serve 

as off-site detention for the overall development. The applicant is currently working toward 

establishing a development agreement with the City of Tomball to utilize existing City of Tomball 

drainage infrastructure to assist in the conveyance of stormwater to this off-site detention facility. 
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At the time of development further engineering review will be required to confirm whether this 

detention area is adequate to serve the proposed planned development. Otherwise, additional 

stormwater detention improvements may be necessary on or adjacent to the primary tract.  

 

ANALYSIS 
 

Description: The primary tract is comprised of 38.97 acres generally located at the northeast 

corner of SH 249 and Brown-Hufsmith Road. The secondary tract is comprised of 9.98 acres 

generally located within the 29700 block (west side) of Quinn Road. The primary tract is located 

within a mixture of zoning districts to include Commercial (C), General Retail (GR) and Planned 

Development (PD#1), these zoning designations have been applicable to the site since the City of 

Tomball adopted zoning in 2008. North of the primary tract is Baker Drive and convenience store 

and gas station within General Retail (GR) zoning. Additional parcels to the north are zoning 

Single Family Residential – 9 (SF-9) and contain Tomball Methodist Church. South of the subject 

property is Brown-Hufsmith Road and vacant land within Commercial (C) zoning and General 

Retail (GR). There is also Office (O) zoning which is occupied by a professional office building. 

West of the subject property is State Highway 249 (SH 249). East of the subject property is Single 

Family Residential -9 (SF-9) zoning and Planed Development District (PD#1) occupied by single 

family residences and a detention pond respectively.   

 

The secondary tract is comprised of 9.98 acres generally located in the 29700 block (west side) of 

Quinn Road. North and west of the secondary tract are vacant and zoned Planned Development 

(PD) and Single-Family Residential Estate – 20 (SF-20-E). South of the secondary tract is property 

zoned Single Family Residential Estate – 20 (SF-20-E) which contains single family residences 

and vacant land. East of the secondary tract is Single Family Residential – 9 (SF-9) zoning which 

contains single family residences.   

 

Comprehensive Plan Recommendation: The primary tract is designated as “Corridor 

Commercial” and “Neighborhood Commercial” by the Comprehensive Plan’s Future Land Use 

Map (FLUM). The Neighborhood Commercial category is intended for commercial uses that are 

developed with the appropriate context, scale, and design to compliment residential development. 

This land use category is intended to promote uses that are accessible by both vehicles and 

pedestrians. Restaurants, retail, professional services, clinics, and offices are appropriate for this 

category. The Comprehensive Plan recommends zoning categories of Office (O), General Retail 

(GR), and Planned Development (PD) for this Neighborhood Commercial land use category. The 

Corridor Commercial land use category is intended for predominantly nonresidential uses along 

high-traffic and regionally serving thoroughfares. The land uses will be auto oriented with 

opportunities for improved bicycle/pedestrian accommodations. This land use category is intended 

for regional commercial, personal service offices, multi-family, retail, and entertainment, dining, 

hotels, and brew pubs/distilleries. The Comprehensive Plan recommends zoning categories of 

Office (O), General Retail (GR), Commercial (C), Multi-Family (MF) and Planned Developments 

(PD).  

 

The secondary tract is designated as “Parks and Open Space” land use category by the Future 

Land Use Map. This category is intended for areas dominated by floodplains, flood control and 

stormwater facilities, both passive and active recreation areas, and areas of natural interest.   

 

The proposed Planned Development intent of utilizing the primary tract for a mixed-use 

development with General Retail & Multi-Family base zoning and the secondary tract for 

detention purposes is in direct alignment with the goals and objectives of the Future Land Use 

Plans vision for this area as outlined in the Comprehensive Plan.  
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Staff Review Comments: 

The applicants request to establish a mixed-use development on the primary tract with base zoning 

districts of General Retail (GR) and Multi-Family (MF) is in direct alignment with the goals and 

objectives outlined in the Comprehensive Plan for the Corridor Commercial and Neighborhood 

Commercial land use categories that are identified on the Future Land Use Map. The planned use 

of the secondary tract for detention purposes is in conformance with the goal of establishing the 

Parks and Open Space land use category for this area. 

 

The primary tract is located at the intersection of two major arterial streets (SH 249 & Brown-

Hufsmith Road) and also located near the intersection of a collector and major arterial street (Baker 

Drive & SH 249). Traditional planning considers locations such as this to be routinely appropriate 

for commercial land uses as they provide convenient access as well as exposure to large volumes 

of traffic that are found on these roadways. Further, major thoroughfares such as this are 

considered appropriate to accommodate the traffic which is to be generated by both the commercial 

and multi-family residential components of this planned development. It is worth noting, that at 

the time of site plan review it is likely that a Traffic Impact Analysis (TIA) will be required to 

determine whether additional improvements will be necessary to bounding streets to accommodate 

the volume of traffic that may result from this development. 

 

This Planned Development promotes many of the goals and objectives found in the 

Comprehensive Plan which was adopted by the City Council in 2019. The Comprehensive Plan 

identifies the need to capitalize on mixed use developments that promote recreation and 

entertainment opportunities for citizens and visitors to Tomball which will leave lasting 

impressions. The Comprehensive Plan supports the creation of mixed-use developments that will 

encourage a variety of land uses within a walkable environment while also facilitating 

development of new neighborhoods which can integrate with the built environment. This provides 

opportunities for citizens in all stages of life (recent graduates, young families, empty nesters, etc.) 

to have convenient access between the residential and commercial uses while creating quality, 

complete, and enduring neighborhoods that will serve Tomball residents long into the future. This 

planned development establishes a walkable environment between the planned multifamily and 

commercial components as well as convenient access to these facilities and services to the nearby 

existing single family residential neighborhoods. 

 

In addition to the endorsement of creating mixed use neighborhoods, the Comprehensive Plan 

encourages transitional housing. Often traditional non-single family residential housing options 

are developed on islands with limited supporting amenities and services. However, if developed 

properly these types of housing options can become effective transitions of land uses between 

lower intensity single-family detached residential uses and higher intensity nonresidential uses. As 

the properties near and along SH 249 develop with commercial land uses (to include those 

promoted by this Planned Development) it is important to consider “stepping down” or 

“transitioning” land uses as you move further east from SH 249 and the planned commercial uses 

toward existing single family residential neighborhoods. This Planned Development encourages 

the goal of establishing a multi-family complex (transitional residential land use) between the 

planned commercial activity and the existing single-family residential neighborhoods east of the 

subject property. The multi-family residential component of this Planned Development is 

relatively low intensity in terms of dwelling units per acre in comparison to those standards which 

are ordinarily applicable in traditional Multi-Family (MF) Residential Zoning. Further the 

standards governing the multi-family component are conducive to the adjacent single-family 

residential land uses. Specifically, by establishing standards governing the height and form of 

dwelling types as well as incorporating heightened land use buffering standards. This PD 

ordinance will require that the closest single story - single family patio home dwelling types be a 
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MINIMUM of 60-feet (as opposed to the approximate 33’ setback ordinarily required) from the 

property boundary separating this planned development from the existing single family residential 

neighborhood to the east (Springwood Subdivision). This land use buffer will also incorporate an 

opaque treated wood fence with a minimum height of 6-feet and minimum 10-foot-wide landscape 

strip. Furthermore, for every 40-linear foot of property boundary separating the planned multi-

family and existing single-family subdivision (Springwood Subdivision) ONE (1) large tree (3” in 

caliper measured 12-inches above ground, 7-feet in height at planting) PLUS THREE (3) small 

trees (2” caliper) will be planted.  

 

PUBLIC COMMENT 

 

A Notice of Public Hearing was published in the paper and property owners within 300 feet of the 

project site were mailed notification of this proposal on September 28, 2023. Any public comment 

forms will be provided in the Planning & Zoning Commission and City Council packets or during 

the public hearing.  

 

RECOMMENDATION 

 

Based on the findings outlined in the analysis section of this staff report, City staff recommends 

approval of Zoning Case Z23-15. 

 

EXHIBITS 

 

A. Aerial Location Map 

B. Future Land Use Plan Map 

C. Zoning Map 

D. Site Photos 

E. Planned Development Regulations 

F. Rezoning Application 
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Exhibit “A” 

Aerial Location Map 
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Exhibit “B” 

Future Land Use Plan 
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Exhibit “C” 

Zoning Map 
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Exhibit “D” 

Site Photo(s) 

   
Subject Site (North of Brown-Hufsmith Rd.)  

Subject Site (North of Brown-Hufsmith Rd.)  
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Subject Site (South of Baker Dr.)  

Subject Site (secondary tract- detention)– (South of Brown-Hufsmith)  
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Neighbor (South of Brown-Hufsmith Rd.) 

Neighbor (South of Brown-Hufsmith Rd.) 
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Neighbor (North of Baker Dr.)  

Neighbor (South of Brown-Hufsmith Rd.) 
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Neighbor (South of Baker Dr.)  

 

Neighbor (South of Baker Dr.)  
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Neighbor (East of Primary Tract)  

 

Neighbor (West of Primary Tract)  
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Neighbor (East of Primary Tract)  

 

Neighbor (East of Primary Tract)  
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Neighbor (East of Secondary (detention) Tract)  
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Exhibit “E” 

Rezoning Application 
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Exhibit “F” 

Rezoning Application 
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