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September 23, 2026
NOTICE OF VARIANCE

REFERENCE NUMBER : 2026-1449

PLAT NAME: Benders Creek GP

The Planning and Development Department has received a subdivision plat application with a variance request for the 
property located at east of MLK Blvd, south of Vasser St, and north of Sims Bayou. Pursuant to the City of Houston's 
Code of Ordinances, Chapter 42, the Department has mailed written notice of this application with special request to 
all property owners within 300ft of the boundary of the proposed plat per the most recent property tax records.

The applicant is requesting a variance to exceed intersection spacing of approximately 2,260 feet along the western 
boundary and to not extend or terminate Ricky Street and Peacock Street with a cul-de-sac, to allow minimum 
intersection spacing of 40 feet, and to allow direct vehicular access to narrow single-family residential lots from a public
street. Enclosed are copies of the variance request, the proposed subdivision plat and any exhibits provided by the 
applicant.

The applicant, Kayla Leal, with LJA, Inc., on behalf ofthe developer, can be contacted at 713-953-5114 for additional 
information regarding this project. You may also contact the Planner, Maria Tobar, with the Planning and Development
Department regarding this notice via email at Maria.Tobar@houstontx.gov or call (832) 393-6521. 

The Planning and Development Department staff is currently reviewing this application and will present a 
recommendation to the Houston Planning Commission. The Commission is the non-legislative body authorized to 
review and render decisions on subdivision applications and requests.

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

PLANNING COMMISSION MEETING INFORMATION:
Thursday, October 15, 2026 , at 2:30 PM

City Hall Annex Building, 900 Bagby Street
City Council Chamber, Public Level, Houston, Texas

Vonn Tran
Director
P.O. Box 1562
Houston, Texas 77251-1562

T. 832.393.6600
F. 832.393.6661
www.houstontx.gov

John Whitmire

Mayor

Special Request Notice

CITY OFHOUSTON
Planning & Development Department

VAR/SE



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 .

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. 

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.

· 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.
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VARIANCE REQUEST #1

VARIANCE REQUEST #2

LEGEND

VARIANCE REQUEST #3

± 190.5 Ac. BENDERS CREEK GP - VARIANCE EXHIBIT
© Copyright 2026 LJA Engineering, Inc. Drawings, written material, and design concepts provided is considered 
property of LJA & shall not be reproduced in part or whole in any form or format without written consent of LJA.

This exhibit is an illustrative representation for presentation purposes only and should not be used for computation 
or construction purposes. The information provided within should be considered a graphic representation to aid in 
determining plan components and relationships and is subject to change without notice.  All property boundaries, 
easements, road alignments, drainage, flood plains,  environmental issues and other information shown is 
approximate and should not be relied upon for any purpose. No warranties, express or implied, concerning the 
actual design, accuracy, location, and character of the facilities shown on this exhibit are intended.
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LOCATION: Houston, Texas     CLIENT: Academy Development    DATE: September 21, 2026
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© Copyright 2026 LJA Engineering, Inc. Drawings, written material, and design concepts provided is considered property of
LJA & shall not be reproduced in part or whole in any form or format without written consent of LJA.

This exhibit is an illustrative representation for presentation purposes only and should not be used for computation or
construction purposes.  The information provided within should be considered a graphic representation to aid in determining
plan components and relationships and is subject to change without notice.  All property boundaries, easements, road
alignments, drainage, floodplains,  environmental issues and other information shown is approximate and should not be relied
upon for any purpose.  No warranties, express or implied, concerning the actual design, accuracy, location, and character of
the facilities shown on this exhibit are intended.

BENDERS CREEK - DRIVEWAY EXHIBIT
LOCATION: Houston, Texas CLIENT: Academy Development DATE: September 4, 2026
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APPLICANT'S
Variance Request Form

Application Number: 2026-1449
Plat Name: Benders Creek GP
Applicant: LJA, Inc.
Date Submitted: 9/4/2026

(Sec. 42-47 and Sec. 42-81)
Specific Variance is being sought and extent of variance:
To allow intersection spacing of:
1. Approximately 2,260’ along the western project boundary between the
southwestern project boundary and the street connection to Vasser Road;
2. Approximately 40’ between Overdale Street and a proposed local street within
the development.

Chapter 42 Section: Sec 42-128. Intersections of local streets

Chapter 42 Reference:
(a) A local street shall intersect with a public local street, a collector street or another
major thoroughfare at least every 1,400 feet.
(c) Intersections along local streets shall be spaced a minimum of 75 feet apart.

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
Benders Creek is an approximately 190.5-acre tract of land located north of Sims
Bayou within Houston city limits. The proposed development will contain single-family
residential uses and detention. Due to the existing development constraints, including
Sims Bayou, detention requirements, and locations of existing stub connections,
variances from the City’s intersection spacing requirements are being requested.
The first intersection spacing variance is being requested along the western project
boundary to allow approximately 2,260’ between the southwestern project boundary
and the next available street within the development. This variance is being
requested due to the land being dedicated for future detention use for the City of
Houston.
A second intersection spacing variance is being requested to allow 40’ of spacing
between intersections in order to connect to Overdale Street. With the proposed lot
depth and the location of the existing stub street, it is causing two street intersections
to have 40’ of spacing. The 40’ of spacing is measured from one right-of-way line to
the next right-of-way line, along the centerline of the intersecting street. Each
intersection will have a stop sign, so the variance will not cause any adverse effects
to the public health, safety, or welfare.
Given these physical constraints, granting the requested variances would allow the
reasonable use of the land and allow the subject property to be developed in a
reasonable and practical manner. The proposed development will provide multiple
points of access to existing stubs located in the adjacent subdivision, as well as



access to Reed Road, a major thoroughfare, thereby allowing adequate connectivity
throughout the subject area.

(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 supporting the granting of the variance are not the result of a
hardship imposed by the applicant. The future city detention use and the existing
stub connections were established prior to this development and not created or
imposed by the applicant.

(3) The intent and general purposes of this chapter will be preserved and
maintained;
Benders Creek utilizes local streets to maintain connectivity throughout the
development and provides multiple access points to existing street stub connections.
The proposed streets within the development will connect to Reed Road, Overdale
Street, Southbank Street, Vasser Road, and Crestmont Street. The granting of the
variance requests upholds the area's overall circulation, thereby preserving and
maintaining the intent and general purposes of this chapter.

(4) The granting of the variance will not be injurious to the public health, safety
or welfare;
The granting of the variance does not impede adequate circulation within the
development or surrounding developments and will therefore not be injurious to the
public health, safety, or welfare. There will be sufficient connectivity and access
throughout the site and to adjacent properties.

(5) Economic hardship is not the sole justification of the variance.
Economic hardship is not the sole justification for the variance. The existing
conditions provide justification and are the supporting reasons for the variance
requests.



APPLICANT'S
Variance Request Form

Application Number: 2026-1449
Plat Name: Benders Creek GP
Applicant: LJA, Inc.
Date Submitted: 9/4/2026

(Sec. 42-47 and Sec. 42-81)
Specific Variance is being sought and extent of variance:
To allow direct vehicular access to narrow single-family residential lots from a public
street.

Chapter 42 Section: Sec 42-188 (g) 2

Chapter 42 Reference:
2. When proposing one or more narrow lots on a public street, the following shall
apply:
a. Vehicular access must be provided through a flag-staff, a shared driveway or
permanent access easement; or
b. For property less than or equal to 15,000 square feet, direct vehicular access
from a street may be allowed for lots 33 feet or wider but less than 44 feet wide,
through a driveway of maximum 12 feet in width.

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
Benders Creek is an approximately 190.5-acre tract of land located north of Sims
Bayou within Houston city limits. The proposed development will contain single-family
residential uses and detention.
Sec 42-188 was adopted on September 26, 2023, Ordinance No. 2023-801. The
development design for Benders Creek was completed prior to the adopted Chapter
42 amendment; therefore, it considers the previously adopted development
standards and design. The proposed development contains a mixture of single-family
residential lots, ranging from 30’ to 40’ in width. There is a total of 796 proposed lots
within the development, and the average lot width will be 34’.
After the adoption of Sec 42-188, the Benders Creek General Plan and Preliminary
Plats for Section 1 and Section 2 were submitted and approved by the Houston
Planning Commission on September 19, 2024. The preliminary plats at that time
contained the narrow lots, varying in widths from 30’ to 32’, with direct vehicular
access from a public street. The plats were reviewed and approved without any
objections or comments regarding direct vehicular access from a public street.
Due to the previously approved layout shown in the General Plan and Preliminary
Plats Section 1 and Section 2, variances from Sec. 42-188(g)(2) are being requested.
This chapter does not currently provide flexibility for large infill developments that are
greater than 15,000 square feet. The intent of the chapter appears to only consider
small infill development. The development is proposing public streets that connect to



existing stubs within the adjacent subdivision, and there will be connectivity to Reed
Road, which is a major thoroughfare.
The public streets within the development would provide front access to each
individual lot via a 16’ driveway. While the development is proposing 16’ driveways,
they will be configured closer together to increase the spacing between curb cuts. As
shown in the attached driveway exhibit, this configuration will provide sufficient space
between curb cuts to accommodate on-street parking.
Given the subdivision design constraints, granting the requested variance would
allow the reasonable use of the land and allow the development in a reasonable and
practical manner while avoiding impacts to existing infrastructure.

(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 supporting the granting of the variance are not the result of a
hardship imposed by the applicant. The layout design for the approved subdivisions
followed the previously-adopted requirements. The existing circumstances were not
created or imposed by the applicant and were approved after the adoption of the
ordinance.

(3) The intent and general purposes of this chapter will be preserved and
maintained;
The applicant proposes to preserve the intent of the ordinance by providing 16’
driveways configured closer together to increase the spacing between curb cuts. The
granting of the variance request upholds the character of the neighborhood and
surrounding areas, thereby preserving and maintaining the intent and general
purposes of this chapter.

(4) The granting of the variance will not be injurious to the public health, safety
or welfare;
The granting of the variance will allow the development to move forward as planned
and will not impede on pedestrian safety or required parking within the development
or surrounding area. The development will provide connectivity to the adjacent
subdivisions and will also be dedicating acreage that will serve as detention for the
surrounding area. Therefore, the granting of the variance will not be injurious to the
public health, safety, or welfare.

(5) Economic hardship is not the sole justification of the variance.
Economic hardship is not the sole justification for the variance. The strict application
of the ordinance, combined with the length of time this project has been in design
and the City’s prior approval of the General Plan and preliminary plats in 2024,
supports the requested variance.



APPLICANT'S
Variance Request Form

Application Number: 2026-1449
Plat Name: Benders Creek GP
Applicant: LJA, Inc.
Date Submitted: 9/4/2026

(Sec. 42-47 and Sec. 42-81)
Specific Variance is being sought and extent of variance:
To not extend or terminate Ricky Street and Peacock Street with a cul-de-sac.

Chapter 42 Section: 42-134

Chapter 42 Reference:
(a) 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.

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
Benders Creek is an approximately 190.5-acre tract of land located north of Sims
Bayou within Houston city limits. The proposed development will contain single-family
residential uses and detention. Due to the existing development constraints, including
Sims Bayou, detention requirements, lack of stub connectivity, and CenterPoint and
flood control easements, variances from the City’s street extension requirements are
being requested.
The street extension variance is being requested at the Ricky St. and Peacock St.
stub streets. This variance is being requested because the stub streets cannot be
extended eastward into the subject property, due to the property being planned for
regional detention for the City of Houston.
Given these physical constraints, granting the requested variances would allow the
reasonable use of the land and allow the subject property to be developed in a
reasonable and practical manner. The proposed development will provide multiple
points of access to existing stubs located in the adjacent subdivision, as well as
access to Reed Road, a major thoroughfare, thereby allowing adequate connectivity
throughout the subject area.

(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;
N/A

(2) The circumstances supporting the granting of the variance are not the
result of a hardship created or imposed by the applicant;



The circumstances supporting the granting of the variance are not the result of a
hardship imposed by the applicant. The future city detention use was established
prior to this development and not created or imposed by the applicant.

(3) The intent and general purposes of this chapter will be preserved and
maintained;
Benders Creek utilizes local streets to maintain connectivity throughout the
development and provides multiple access points to existing street stub connections.
The proposed streets within the development will connect to Reed Road, Overdale
Street, Southbank Street, Vasser Road, and Crestmont Street. The granting of the
variance requests upholds the area's overall circulation, thereby preserving and
maintaining the intent and general purposes of this chapter.

(4) The granting of the variance will not be injurious to the public health, safety
or welfare;
The granting of the variance does not impede adequate circulation within the
development or surrounding developments and will therefore not be injurious to the
public health, safety, or welfare. There will be sufficient connectivity and access
throughout the site and to adjacent properties.

(5) Economic hardship is not the sole justification of the variance.
Economic hardship is not the sole justification for the variance. The existing
conditions provide justification and are the supporting reasons for the variance
requests.
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