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August 24, 2026
NOTICE OF PUBLIC HEARING WITH VARIANCE

REFERENCE NUMBER : 2026-1164

PLAT NAME: Rivers Reef

The Planning and Development Department has received a subdivision plat application to allow a partial replatting of 
Whitney Place West being Restricted Reserve “F”, Block 1, as recorded in Volume 349 Page 39 of the Harris County Map
Records. The property is located at the southern end of Arrowpoint Drive after it intersects with E Thornton Drive, east of 
Yale Street. The purpose of the replat is to create one unrestricted reserve and one reserve restricted to compensating 
open space and drainage/detention.

Pursuant to the Local Government Code 212.015 and the City of Houston’s Code of Ordinances, Chapter 42, the 
Planning Commission has established a public hearing date for this item. As required, the Department has mailed written 
notice of this public hearing to all property owners within 300ft of the boundary of the proposed replat per the most recent 
property tax records.

Attached you will also find a copy of the Variance being requested with this application.

The applicant, Alan Torres, with Texas Land Maps, on behalf of the developer, can be contacted at 832-520-5623 for 
additional information regarding this project. You may also contact the planner Aracely Rodriguez, with the Planning and 
Development Department regarding this notice via email at Aracely.Rodriguez@houstontx.gov or call (832) 393-6574.

The Houston Planning Commission will hold a public hearing  to consider this application. A sign with this
information has also been posted on the site.

PLANNING COMMISSION MEETING INFORMATION:
Thursday, September 17, 2026 , at 2:30 PM
City Hall Annex Building, 900 Bagby Street

City Council Chamber, Public Level, Houston, Texas

Members of the public may make comments or express concerns about the proposed project by attending the meeting at 
City Council Chamber listed above. Anyone attending the meeting must sign up on a designated form located at the
entrance to the Council Chamber.
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You may submit comments by sending an email to speakercomments.pc@houstontx.gov, at least 24 hours in 
advance of the meeting. ALL comments submitted by the deadline will be made part of the meeting record. 

212.015 (c) If the proposed replat requires a variance and is protested in accordance with this subsection, the proposed replat must receive, in 
order to be approved, the affirmative vote of at least three-fourths of the members present of the municipal planning commission or governing 
body, or both. For a legal protest, written instruments signed by the owners of at least 20 percent of the area of lots or land immediately adjoining
the area covered by the proposed replat and extending 200 feet from that area, but within the original subdivision, must be filed with the 
municipal planning commission or governing body, or both, prior to the close of the public hearing.

NOTE: YOU MUST LIVE OR OWN PROPERTY IN THE PROTEST AREA TO QUALIFY FOR THREE-FOURTHS AFFIRMATIVE VOTE OF 
PLANNING COMMISSION.

THE PLAT MAY BE DEFERRED. THE NEW DATE FOR COMMISSION ACTION WILL BE INDICATED ON THE 
POSTED SIGN(S) THE MONDAY MORNING FOLLOWING THE PLANNING COMMISSION DEFERRAL 

To view the complete Planning Commission meeting agenda, go to www.houstonplanning.com. Information on this 
page explains more about the terminology used in this letter.

TERMINOLOGY
· CHAPTER 42: The City of Houston’s, Code of Ordinances that describes the rules and regulations for

subdividing property within the corporate limits and the extraterritorial jurisdiction.
· EXTRATERRITORIAL JURISDICTION (ETJ): Represents the area extending beyond Houston’s corporate

limits approximately five miles into the unincorporated areas of Harris, Fort Bend, Liberty, Montgomery, and
Waller counties.

· SUBDIVISION PLAT: A graphical presentation of a particular surveyed tract of land laying out street rights-of-
way, lots and reserves, building setback lines, and easements which must comply with the development
requirements of the City of Houston’s, Code of Ordinances, Chapter 42. These regulations, adopted by City
Council, are intended to promote the safe, orderly and healthy development of the City and its extraterritorial
jurisdiction. The approved map subsequently may be filed and recorded with the appropriate county clerk’s
office as the official map of record for this property.

· SUBDIVISION REPLAT: Is simply a subdivision plat that further subdivides an existing subdivision plat.
Typically, a replat will make changes to the layout of lots, reserves, building setback lines and easements.

· DEED RESTRICTIONS: Private covenants between property owners that are recorded with the appropriate
county clerk’s office that bind all or some property owners in a neighborhood or subdivision to follow a specific
set of guidelines. Typically, deed restrictions are designed to limit activities, building layout and design, and / or
land uses. A replat does not amend or remove any deed restrictions.

· Local Government Code 212.015. The state law section that describes the purpose and requirements of
property owner notification when preparing certain replats.

· VARIANCE: A deviation from strict compliance with the rules and regulations of Chapter 42. The applicant
must document a reasonable hardship that staff can evaluate. This is a type of Special Request.

· SPECIAL EXCEPTION: A modification to certain standards of Chapter 42. The applicant must document
existing special circumstances unique to the land that justify modification of the development standards. This is
a type of Special Request.

· RECONSIDERATION OF REQUIREMENT: At the request of the property owner of a proposed subdivision, the
commission may reconsider any requirement or condition of approval imposed on it.

· SITE PLAN: A site plan is an architectural drawing that outlines the specific layout and design
of a development project or property.

PLANNING COMMISSION BODY, AUTHORITY AND OBLIGATION
· The Houston Planning Commission is a non-legislative body authorized to govern the subdivision rules and

regulations described in Chapter 42. The Commission consists of 26 members and meets per their adopted
Commission meeting schedule available on Planning Department webpage.

PLANNING DEPARTMENT STAFF, AUTHORITY AND OBLIGATION
· Development Services Division reviews subdivision plats, replats and development plats for compliance with

the rules and regulations described in Local Government Code 212.015, Chapter 42, Chapter 26, and Chapter
33 and prepares recommendations for Planning Commission consideration.



APPLICANT'S
Variance Request Form

Application Number: 2026-1164
Plat Name: Rivers Reef
Applicant: Texas Land Maps
Date Submitted: 7/13/2026

(Sec. 42-47 and Sec. 42-81)
Specific Variance is being sought and extent of variance:
To allow direct vehicular of an Unrestricted Reserve access from the end of a stub
street instead of a public street.
Typically, a type driveway would come off of a cul-de-sac and not extend directly in a
straight line from the end a public street. Do to the unique location, configuration, and
characteristic’s of the development, it is safer and makes the best use of the public
streets unusually short length to extend the driveway into the Reserve directly off the
end of the public ROW that grants our tract vehicular access. Below, we will justify
those reasons and explain why it is safer for the proposed development as well as
the surrounding subdivision. Lastly, we will discuss the hardship that has caused us
to request the variance to the ordinance.

Chapter 42 Section: 190

Chapter 42 Reference:
SEC. 42-190 (c) Each reserve shall meet the following requirements for minimum
size, the type and width of street or shared driveway on which it may be located, and
the minimum frontage, as applicable to the type of reserve:
TYPE OF RESERVE: Unrestricted reserve; MINIMUM SIZE: 5,000 sq. ft.; TYPE
OF STREET OR SHARED DRIVEWAY : public street; MINIMUM STREET OR
SHARED DRIVEWAY WIDTH: 60 feet
(50 feet in a street width exception area); MINIMUM STREET OR SHARED
DRIVEWAY FRONTAGE: 60 feet
(50 feet in a street width exception area) 60 feet

Statement of Facts
(1a) The imposition of the terms, rules, conditions, policies and standards of
this chapter would create an undue hardship by depriving the applicant of the
reasonable use of the land; OR
In our case both 1a and 1b are applicable to some degree. The justification is
impacted by 1b by the unique characteristic of the very short street ROW of
Arrowpoint Drive as well as the applicable hardship created by the requirement to
divide the property in half by creating a cul-de-sac. The conditions of 42-190 (c)
create an undue hardship because the depth of our tract is only 128' deep, leaving
only 4’ of property extending past the 120’ required cul-de-sac. To comply with the
ordinance the required 60' radius cul-de-sac (120’ in diameter), that would connect
our type 2 AE to the public ROW, would need to be centered in the tract. This would
divide the Commercial Reserve into two uneven pieces and create an unusable area
to the east of the cul-de-sac. This would make the development unremunerative,



unattractive, disjointed and unusually dense with impervious concrete. Thus, adding
it to the development, in conjunction with the gate protecting our proposed wooded
development, would be a hardship to the developer as well as the neighboring
community that is in support of the proposed subdivision. This disjointed feel
completely takes away from the natural scenic scheme that is being proposed. The
detention pond, as well as the dog walking area intended will be completely
disturbed. Denying this request and forcing the cul-de-sac would also drastically
effect the drainage plans that have been already prepared and submitted to
engineering. In fact, the civil plans for this development have already addressed all
comments and only are required to provide an approved plat to be approved.
Ultimately, not allowing direct access would render this beautiful proposed
development an eye-sore.

(1b) Strict application would make this project infeasible due to the existence
of unusual physical characteristics that affect the property in question, or
would create an impractical development or one otherwise contrary to sound
public policy;
Strict application would make this project infeasible due to the existence of unusual
physical characteristics that affect the property in question. This ordinance is a safety
issue to restrict the unsafe travel down a public ROW into a gate or driveway. In
another situation, it may be unsafe to drive down a public street and into a private
driveway without warning. However, in this case, upon turning right off of E. Thornton
Drive onto Arrowpoint Drive it would be impossible to generate any kind of speed or
not notice the gate separating the driveway and public street because Arrowpoint is
only 180' in total length. Arrowpoint does not continue north past E. Thornton Drive
and is bound by 2 residential lots on either side. We have proposed a gate at the
southern terminus of Arrowpoint Drive so that anyone at the intersection of
Arrowpoint and E. Thornton can clearly and immediately see that our proposed
subdivision and PAE access are the only destinations available ahead. Additionally,
an existing cul-de-sac already exists past the subject intersection, at the end of East
Thronton, that is only 90' past the intersection at Arrowpoint Drive. That existing cul-
de-sac is the closer and more obvious place to turn. We believe that the planning
staff and Planning Commission will agree that the unusual characteristic’s described
above as well as the hardship created by imposing the cul-de-sac should be
sufficient to grant the Variance as requested.

(2) The circumstances supporting the granting of the variance are not the
result of a hardship created or imposed by the applicant;
The unusually short length of Arrowpoint Drive, the shallow depth of our tract and the
very low traffic usage on Arrowpoint Drive are the reasons for our variance request.
None of these circumstances are the result of a hardship created or imposed by the
applicant or owner.

(3) The intent and general purposes of this chapter will be preserved and
maintained;
The intent and general purpose of this chapter will be preserved and maintained by
granting this variance request as explained above.

(4) The granting of the variance will not be injurious to the public health, safety
or welfare;



The public's health, safety and welfare will be preserved and enhanced by granting
this variance request.

(5) Economic hardship is not the sole justification of the variance.
Economic hardship has no role in the justification of this variance request.



APPLICANT'S
Variance Request Form

Application Number: 2026-1164
Plat Name: Rivers Reef
Applicant: Texas Land Maps
Date Submitted: 7/13/2026

(Sec. 42-47 and Sec. 42-81)
Specific Variance is being sought and extent of variance:
To allow Arrowpoint Drive to terminate into the development instead of extending the
public street ROW that ends at the boundary of our subdivision through our
subdivision or terminate in a cul-de-sac.

Chapter 42 Section: 134

Chapter 42 Reference:
Sec. 42-134. - Street extension.
A public street that terminates at the boundary of a plat previously approved by the
commission without means of a vehicular turnaround shall be extended into the
adjacent property at the time the adjacent property is platted unless:
(1)The existing stub street is a local street and is not designated as a collector or
major thoroughfare on the major thoroughfare and freeway plan;
(2)The existing stub street is not shown as a through street on a current general plan
approved by the commission for the subdivision in which the existing street is located
or the subdivision that is the subject of the application;
(3)The existing stub street is only one lot in depth;
(4)The proposed subdivision will not extend residential development; and
(5)The extension of the street is not required to meet the intersection spacing
requirements of this chapter.
If each of these criteria is met, the stub street is not required to be extended.

Statement of Facts
(1a) The imposition of the terms, rules, conditions, policies and standards of
this chapter would create an undue hardship by depriving the applicant of the
reasonable use of the land; OR
The variance being sought is to allow the stub street, Arrowpoint Drive, that
terminates at the boundary line of our proposed development, to not extend through
our proposed subdivision or terminate in a cul-de-sac. Chapter 42-135 has an
exception where if a property meets 5 out of 5 conditions it is not required to extend
or provide turn around. We originally believed that our situation met all 5 conditions
but after meeting with the Planning Staff it turns out that we meet 4 of the 5
conditions. The only condition not met is that; (2) The existing stub street is not
shown as a through street on a current general plan approved by the commission for
the subdivision in which the existing street is located or the subdivision that is the
subject of the application. The only approved general plan that the stub street is
shown on is the plat that we are proposing. Because of this we believe that granting
the variance request not to extend Arrowpoint Drive is reasonable and meets the



“spirit of the law” of Chapter 42 as well as providing the most reasonable use of the
land. Arrowpoint Drive only provides access to our subdivision. It may not extend
north past the intersection of East Thornton and Arrowpoint because there are
existing houses in that location and no ROW exists. The currently unpaved entire
ROW is only 180’ long. Additionally, Arrowpoint Drive will be constructed off of a
dead-end neighborhood street that has no outlet and ends in a cul-de-sac only 90’
past the Arrowpoint Drive intersection. Extending the street ROW through our
property serves no purpose because Arrowpoint also may not connect to any other
ROW to the south either. It literally only exists to provide access to our proposed
development. The very small amount of vehicular traffic that travel down E. Thornton
and make their way to Arrowpoint Drive, have an existing cul-de-sac at the
termination of E. Thornton Drive.

(1b) Strict application would make this project infeasible due to the existence
of unusual physical characteristics that affect the property in question, or
would create an impractical development or one otherwise contrary to sound
public policy;

(2) The circumstances supporting the granting of the variance are not the
result of a hardship created or imposed by the applicant;
The circumstances to support granting the variance are clearly explained in the
previous and later sections of this request and are not a hardship created or imposed
by the applicant. As demonstrated in sections 1 & 4 of this request, chapter 42
provides an exception to extending a stub street that is nearly met in its entirety and
certainly preserves the intent of the ordinance. The only unmet condition is purely
technical in nature and perfectly demonstrates the necessity of the variance request
process.

(3) The intent and general purposes of this chapter will be preserved and
maintained;
The intent and general purposes of Chapter 42 will be preserved and maintained.
There is virtually no local traffic along East Thornton or Arrowpoint Drive, which only
provides access to our proposed tract, which does not necessitate the stub street
being extended. The intent and general purpose of Chapter 42 will be preserved and
maintained by granting the variance request. The granting of the variance will allow
this site to be developed in a manor that the local land owner, as well as the abutting
HOA is in support of. This has been demonstrated by the amended deed restrictions
attached to this application signed by over 90% of the abutting HOA original
members.

(4) The granting of the variance will not be injurious to the public health, safety
or welfare;
Granting this variance will maintain the public health, safety and welfare in the
neighborhood. There is no need for emergency vehicles to enter the street as it is
only 1 lot in length (exception #3 of Ch. 42-135) outside of accessing our
development. If emergency vehicles are needed inside of our gated community, a
lockbox will be provided and turn arounds for such vehicles have been proposed on
either side of our subdivision for easy turn around in addition to the turn around
proposed just outside of the gate for all other vehicles.



(5) Economic hardship is not the sole justification of the variance.
Economic hardship is not the sole justification or factor of this variance request. The
true justifications have been explained in the above sections.



APPLICANT'S
Variance Request Form

Application Number: 2026-1164
Plat Name: Rivers Reef
Applicant: Texas Land Maps
Date Submitted: 7/13/2026

(Sec. 42-47 and Sec. 42-81)
Specific Variance is being sought and extent of variance:
1. To allow the partial replat of Reserve F of Whitney Place West to change the use
from Common Area to be Mixed-use by the proposed plat of Rivers Reef.
2. The partial replat of Reserve F in Whitney Place West will allow an Open Space
Reserve that does not include the 56 Lots from the original Whitney Place West to be
included within the Partial Replat of Rivers Reef subdivision.

Chapter 42 Section: 183 and 193

Chapter 42 Reference:
Sec. 42-183. - Standards for compensating open space.
(a) Compensating open space may be used to reduce the minimum lot size
requirement only to the extent that the area proposed to be dedicated to
compensating open space meets the standards of this section.
(b) The following areas shall not be used for or considered compensating open
space: (1) Areas designated or used as lots or building sites for dwelling units, utility
or storage purposes, carports or garages; (2) Driveways, private roadways, or
streets; (3) Private medians less than 12 feet wide; or (4)Except as provided by
section 42-192 of this Code, detention ponds, drainageways, water areas including
floodplains and floodways, or ravines.
(c) Compensating open space shall be reasonably dry and flat, unless the area is
within an open space amenities plan approved by the commission pursuant to
section 42-192 of this Code.(d) The ground floor square footage of a building used
for recreational purposes, at the option of the applicant, may be included in
calculating compensating open space provided that the recreational use of the
building is shown as a plat restriction on the face of the subdivision plat.
(e) The minimum size of any area used for compensating open space shall be 240
square feet, with dimensions of 20 feet by 12 feet.
(f) Any area used for compensating open space: (1) Shall be restricted for the use of
owners of property in and residents of the subdivision; (2) Shall be owned, managed
and maintained under a binding agreement among the owners of property in the
subdivision; and (3) Shall be accessible to all of the residents of the subdivision.
(g) Compensating open space can be used to provide courtyard access from groups
or clusters of lots adjacent to one or more streets provided that the minimum distance
between the opposing faces of the buildings forming the courtyard is 20 feet.

193. - Rules governing partial replats of certain property.
(c) Property within a subdivision plat that contains lots restricted to single-family
residential or residential use may be replatted to amend a plat restriction only as



provided below:
(1) A plat restriction limiting the use of property to residential or single-family
residential use may be amended to permit the use of that property only for
landscape, park, recreation, drainage, or open space uses.
(2) A plat restriction limiting the use of property specifically to 'nonresidential':
a. May not be amended to permit multi-family residential use of that property unless
the applicant demonstrates that the property was actually improved and used for
multi-family residential purposes prior to April 3, 1999;
b. May be amended to permit single-family residential use of that property only if:
[1] The typical lot size in the replat is not less than the typical lot size of lots in the
preceding plat; or
[2] The property abuts a major thoroughfare.c.May be amended to any more specific
"nonresidential" use of that property.
(3) A plat restriction limiting the use of property specifically to 'commercial' use:
a. May not be amended to permit multi-family residential use of that property unless
the applicant demonstrates that the property was actually improved and used for
multifamily residential purposes prior to April 3, 1999;
b. May be amended to permit single-family residential use of that property only if:
[1] The typical lot size in the replat is not less than the typical lot size of lots in the
preceding plat; or
[2] The property abuts a major thoroughfare.
c. May be amended to any more specific "commercial" use of that property.
(4) A plat restriction limiting the use of property to drainage, water plant, wastewater
treatment, lift station or similar public utility use may be amended only to
permit:a.Landscape, park, recreation, drainage, open space or similar amenity uses
of that property, orb.Single-family residential use of that property only if the typical lot
size in the replat is not less than the typical lot size of lots in the preceding plat.

Statement of Facts
(1a) The imposition of the terms, rules, conditions, policies and standards of
this chapter would create an undue hardship by depriving the applicant of the
reasonable use of the land; OR

(1b) Strict application would make this project infeasible due to the existence
of unusual physical characteristics that affect the property in question, or
would create an impractical development or one otherwise contrary to sound
public policy;
Chapter 42-182 states that “A subdivision plat may contain a lot of less than
minimum lot size required by subsection (a) of section 42-181 of this Code if
compensating open space is provided within the boundaries of the subdivision plat”.
In this case, Reserve F was dedicated completely to COS but only 33,600 sq ft were
required to be dedicated. This is determined by multiplying 600sq ft (shown in 42-183
table) by the lot number which is 56.
The chapter that used to require COS for property outside the Metro Houston area,
no longer applies and was amended in 2013. The landowner, in conjunction with
Staff, has agreed that it is reasonable to provide a Reserve that is restricted to Open
Space that provides the needed amount of open space that would have been
required by COS. The only part of the Chapter 42-182 requirement that is not being
met is that the Reserve is not within the same subdivision as the Lots that require
COS. In this unique case, this is not an issue because the originally required amount



of Open Space is being provided by the proposed plat within the Open Space
Reserve.
The original subdivision’s HOA lost the ability to meet the section 193 COS
requirements when it failed to own, manage, and maintain Reserve F by not keeping
up with the property taxes. Moreover, when Reserve F was foreclosed on in 2003, it
was auctioned to the public by Harris County with City of Houston as a Trustee. The
auctioning of the land, that City of Houston acknowledged in 2003, prevents the HOA
from maintaining the requirements of 193. By providing the Reserve that is restricted
to Opens Space and is more than 33,600 sq ft in size, maintains the amount of Open
Space that would have been required if COS was still needed.

(2) The circumstances supporting the granting of the variance are not the
result of a hardship created or imposed by the applicant;
The circumstances that resulted in the Reserve being sold to the public happened
long before the current owner acquired the land. The appropriate amount of Open
Space is being provided for even though COS is no longer needed in this area. None
of these are the result of a hardship created or imposed by the applicant or owner.

(3) The intent and general purposes of this chapter will be preserved and
maintained;
The intent and general purpose of this chapter will be preserved and maintained by
granting this variance request as explained above and will fulfill the wishes of the
landowners withing Whitney Place West, as well as the other neighboring
subdivisions.

(4) The granting of the variance will not be injurious to the public health, safety
or welfare;
The public's health, safety and welfare will be enhanced by granting this variance
request. As explained above, the property owners within Whitney Place West are in
support of the Rivers Reef development.

(5) Economic hardship is not the sole justification of the variance.
Economic hardship has no role in the justification of this variance request.




