
 

City of Friendswood 

Memo 
To:  Zoning Board of Adjustment Members 
 
From:  Brian Rouane, Building Official 

Becky Summers, Development Coordinator  
 
Date:  February 12, 2018 
 
Subject: 406 Independence Drive       

 
The applicant is requesting the following: 
 
To encroach the front building line by 6’ 8” with entry stairs  - being a variance 
from the recorded Heritage Estates Section 1 Final Plat, being more restrictive than 
the Zoning Ordinance Section 7.Q.2. Regulation Matrix – Residential Districts.   
   

______________________________________________________________________ 
 
The applicant is proposing demolition of the current house to build an elevated home on the 
existing foundation. The addition of front entryway stairs would encroach the required front yard 
setback by 6 feet 8 inches.                        

                                           
 
Architect provided drawing 

 



Staff Memo for ZBOA  February 12, 2018 
Re: 406 Independence Drive    page 2  
      
 
The subject property is zoned Single Family Residential (SFR) and is surrounded by Single 
Family Residential lots.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Friendswood GIS Zoning Map                                                                

 
The subject property located at 406 Independence Drive was platted as Heritage Estates Section 
1 in 1973. The developer platted a front building line of 30-feet, being more restrictive than the 
Zoning Ordinance Section 7.Q.2. which has a minimum front building line of 25-feet.    
 
Definitions from Zoning Ordinance:  
 
Building line. A line parallel or approximately parallel to the street line and beyond which 
buildings may not be erected. 
 
Structure. Anything constructed or erected with a fixed location on the ground or attached to 
something having a fixed location on the ground.  
 

Yard. An open space, other than a court, on a lot, unoccupied and unobstructed from the 
ground upward except for fences and walls.   

Yard, front. A yard extending across the full width of the lot, the depth of which is the 
minimum horizontal distance between the front lot line and a line parallel thereto on the lot as 
specified in each zoning district.  

Attachments: 
• Maps: Location, Aerial and Zoning Map 
• ZBOA Application 
• Denied site plan/survey 
• Heritage Estates Section 1 plat  
• Residential Regulation Matrix – SFR setbacks 
• Copy of the property owner notice that was mailed to owners within 200 feet of the 

subject property 
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Heritage Estates Sec 1 Final Plat - more restrictive front build line





From: jenny@townsquarearchitecture.com
To: Becky Summers; musi@peoplepc.com; costaconstructionservicestx@gmail.com
Subject: [EXTERNAL]RE: Variance request
Date: Wednesday, February 14, 2018 2:16:53 PM

Hi Becky,
 
The steps would encroach approx. 9’-0” wide x 6’-8” deep into the build line.
 
Thanks
Jenny
 

From: Becky Summers [mailto:bsummers@ci.friendswood.tx.us] 
Sent: Tuesday, February 13, 2018 2:57 PM
To: musi@peoplepc.com; jenny@townsquarearchitecture.com
Subject: Variance request
 
Mr. Musick or Ms. Sartain,
Would you mind responding to this email with the amount of encroachment you are requesting? I
know it is on the site plan but since it was not specified in your application, I just want to clarify.
Thank you in advance.
 

Becky Summers
Development Coordinator
City of Friendswood – Planning Dept.
910 S. Friendswood Dr.
Friendswood, TX 77546
281-996-3290
 

mailto:bsummers@ci.friendswood.tx.us
mailto:musi@peoplepc.com
mailto:costaconstructionservicestx@gmail.com
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REGULATION MATRIX - RESIDENTIAL DISTRICTS  

Circled letters (letters in parentheses) refer to paragraphs in section 7-Q.3  
 Units 

per 
Acre 

Lot Area 
Minimum 
Square 
Feet 

Lot 
Width 

Yards - Minimum Feet  Height 
Maximum 
Feet 
(b and e) 

Parking 
Requirement 
Unit 

Zero Lot 
Lines 
Y or N 

Maximum 
Lot 
Coverage 

Front Rear (a) Side  

Interior 
(d) 

Exterior  
(Corner Lot)  

Backing 
Up to an 
Abutting 
Side 
Yard 

Backing 
Up to an 
Abutting 
Rear 
Yard 

SFR 
Single Family 
Residential 

2.7 11,600 90 A  25 B  25  10 F 25 A  20 C  40 K No 35% 

SFR 
Single Family 
Residential 

2.7 15,600 120 A 25 B  25  10 25 B  20 C  40 K No 35% 

SFR - E 
Single Family Residential Estate 

0.5 87,120 150 A 75 25  25  35 35 40 K No 20  

MFR - L 
Multi Family 
- Low 

6 G 7,260 G 45 G 25 B  25  10 E, I 25 B  20 C  40 K No 50  

http://library.municode.com/HTML/13883/level2/PTIICICO_CH90VEHI.html#PTIICICO_CH90VEHI
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MFR - M 
Multi Family 
- Medium 

9 — — 25 B  0 10 E, I 25 B  20 C  40 K No 50  

MFR - H 
Multi Family 
- High 

12 — — 25 B  0 10 E, I 25 B  20 C  40 K No 50  

MHR 
Mobile Home 

10 — — 25 B  25  10 I 30  25 B  20  K No 50  

A I — — — 25 B  25  10 I 25 B  20 C  40 K No 10% 

MFR-GHD 
Garden Home 
District 

6 6,000 60 20 B, H  20  0 D, J 5 B, H 4 C, H 40 K Yes D 50  

A.Lots of less than 120 feet wide require curbs. Lots 120 feet wide or greater may use open ditches. 
B.Thirty-five feet on thoroughfares. 
C.Twenty-five feet on thoroughfares. 
D.Zero set-back on side only, minimum five-foot separation between buildings. 
E.Ten foot minimum separation between buildings. 
F.Lots currently in existence with less than 90 feet of width that have structures already built upon them may continue with the same 
existing set back for additions provided they are not less than a minimum of five feet.  
G.Developer must elect either units per acre or lot area. Two family residential units on two lots are required when lot area is elected.  
H.Front yard and exterior side yard setbacks shall be measured from the edge of the street ROW or the edge of the Drainage Utility/Access 
easement (if streets are private) whichever is greater.  
I.Twenty-five feet when abutting land zoned single-family residential (SFR) district. 
J.Ten feet when abutting land zoned anything other than MFR - GHD (Garden Home District). 
K.Parking is required in accordance with the Parking Group Table in the Design Criteria Manual. 
 
 
 

http://library.municode.com/HTML/13883/level2/PTIICICO_APXASI.html#PTIICICO_APXASI_S25OBSI
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3. 
Area and height exceptions. 
a. 

Unattached accessory buildings or structures less than 25 feet in height, as measured from the adjacent grade to the 
highest point of any portion of such building or structure, may be located in required rear or side yards within residential 
districts, provided they are set back not less than five feet from any interior side lot line, 20 feet from any side lot line 
adjacent to a side street, and ten feet from any rear lot line.  

b. 
A building structure may not exceed 40 feet in height measured from the minimum habitable floor elevation; provided, 
however, that:  
1. 

Buildings or structures in Community Shopping Center (CSC), Neighborhood Commercial (NC), Office Park (OPD), 
Light Industrial (LI), Industrial (I), Business Park (BP) districts may exceed 40 feet in height when:  
a. 

The building setback from the nearest property line is equal to the building height. Further, the building or 
structure shall fit under an imaginary line that is not greater than 45.0 degrees at the property line from a 
horizontal line established at the minimum habitable floor elevation. Provided, however, no building or 
structure on property adjacent to a residential zone shall have a height that exceeds 50 feet unless a 
specific use permit shall have been granted therefore in accordance with subsection 9.G. of this appendix.  

b. 
Buildings or structures of 40 feet or less in height shall meet the setback requirements as defined in this 
appendix. 

2. 
Exceptions: Structures located within a General PUD or PUD-Mixed Use shall be exempt from the height limitations 
contained herein. Height limitations for buildings or structures located within a General PUD or PUD-Mixed Use 
application will be as established in the Ordinance authorizing and approving the Planned Unit Development.  

3. 
The maximum height allowed for structures within the Downtown District (DD) is 70 feet as measured in accordance 
with the method prescribed in Section 20, Definitions, subsection OO, Height.  

c. 
Interior side yards shall not be required for abutting properties in the same zoning district if both properties are developed as 
a unit under a common development plan.  

d. 

http://library.municode.com/HTML/13883/level2/PTIICICO_APXCZO.html#PTIICICO_APXCZO_S20DE


When individual attached townhouses or condominiums are to be sold separately, there shall be no minimum lot area 
requirements provided that the total land area of the project, including the land on which the units are located and the land 
held in common ownership by the unit owners, is equal to the total minimum land area required per dwelling unit or lot in the 
district in which the project is located.  

e. 
The height regulations of this section shall not apply to belfries, chimneys, church spires, conveyors, cooling towers, 
elevator bulkheads, fire towers, storage towers, flagpoles, monuments, ornamental towers or spires, cranes, construction 
equipment, smokestacks, stage towers and scenery lofts, tanks, water towers, ham radio and television antennas, 
microwave relay, radio and television transmission towers and items similar to those listed herein. The total combined 
maximum height for these items and the structure is 50 feet overall height, measured from the first finished floor to the 
highest point, unless otherwise approved by the planning and zoning commission.  

f. 
Minimum front yard setbacks for lots with predominant frontage on the curved radius of a cul-de-sac shall be 15 feet. 

 



City of Friendswood 
   Community Development Department 

      910 S. Friendswood Drive 
       Friendswood, Texas 77546-4856 

BUILDING PERMITS & INSPECTIONS ~ CODE ENFORCEMENT ~ PLANNING & ZONING 
Main Number:  (281) 996-3201 

 
February 14, 2018 
 
 
TO WHOM IT MAY CONCERN: 
 
In accordance with State and Local Zoning Law, all owners of land within two hundred feet of any 
property being considered for an appeal, variance, or a special exception must be afforded an 
opportunity to address the subject at a public meeting held for this purpose. 
 
You are hereby notified that the Friendswood Zoning Board of Adjustment will hold a Public 
Hearing to consider a request for a variance that may be of interest to you. 
 
 
PROPERTY OWNER: Larry & Donna Musick  
 
LOCATION OF PROPERTY: 406 Independence Drive    

Block 1, Lot 9, Heritage Estates Section 1, Friendswood, 
Texas, Galveston County  

 
REQUEST: To encroach 6’ 8” into the required 30 foot front yard - being a 

variance from the recorded Heritage Estates Section 1 Final Plat 
being more restrictive than the Zoning Ordinance Section 7.Q.2. 
Regulation Matrix – Residential Districts.    

           
   

The Public Hearing will be held at  
Friendswood City Hall, Council Chambers, 910 S. Friendswood Drive 

Friendswood, Texas 
 
    PUBLIC HEARING DATE:  February 27, 2018 
    PUBLIC HEARING TIME:  7:00 PM 
 

Documentation will be available online 72 hours prior to the meeting.  
www.ci.friendswood.tx.us  

Government Information > Meeting Agendas & Minutes 
 

Documents are currently available for viewing at City Hall in the 
Community Development Department - 2nd Floor, 910 S. Friendswood Dr., Friendswood, Texas 

 
Staff contact:  Becky Summers, Development Coordinator 

281-996-3290 or Email: bsummers@friendswood.com 

http://www.ci.friendswood.tx.us/
mailto:bsummers@friendswood.com


 

City of Friendswood 

Memo 
 
To:  Zoning Board of Adjustments Members 
 
From:  Brian Rouane, CFM, Chief Building Official 
  Becky Summers, Development Coordinator 
 
Date:  February 14, 2018 
 
Subject: 505 Brandywyne Drive 

 
The applicant is requesting the following: 
 
To allow a carport to encroach the front 25-foot building line by 9 feet  - being a 
variance from the Zoning Ordinance Section 7.Q.2. Regulation Matrix – Residential 
Districts; and  
 
To allow a carport to encroach the front 25-foot building line by 9 feet  - being a 
permanent de minimus special excpetion from the Zoning Ordinance Section 7.Q.2. 
Regulation Matrix – Residential Districts.  

  
______________________________________________________________ 

 
The applicant is requesting a variance to be allowed to keep a carport that encroaches the front 
25-foot building setback by 9 feet.  
 
Variance; conditions governing applications; authority and limitations. To authorize upon appeal in specific 
cases, such variance from the terms of this ordinance as will not be contrary to the public interest where, owing 
to special conditions, a literal enforcement of the provisions of this ordinance would result in unnecessary 
hardship, and so that the spirit of the ordinance shall be observed and substantial justice done. 
 
The same applicant presented this request to the Board November 2015. Pursuant to Appendix C, 
Section 12.B. Reapplication. No application for a variance, special exception, or appeal which 
has been denied shall be again filed earlier than one year from date of original denial. A copy of 
the 2015 application and is included in the backup material.  
 
There was an existing, metal carport in place when the current owner purchased the property. 
Based on the statements made in her application, it appears that the applicant is contending that 
the existing carport was improved, that the existing carport was a non-conforming structure and 
the improvements made did not enlarge or alter the carport in a manner which increases its 
nonconformity.   



Staff Memo for ZBOA  February 13, 2018 
Re: 505 Brandywyne Dr.  page 2  
      
 
 
Repairs and maintenance. On any nonconforming structure or portion of a nonconforming structure, work may 
be done in any period of 36 consecutive months on ordinary repairs, or on repair or replacement of nonbearing 
walls, fixtures, wiring, or plumbing, to an extent not exceeding 50 percent of the current replacement cost of 
the nonconforming structure or portion of the structure, as the case may be, provided that the cubic content 
existing when it became nonconforming shall not be increased. 
 
The carport did not undergo ordinary repairs but was replaced entirely, including the structural 
supports. Replacing the flat roof with a pitched roof also increased the structure height and cubic 
content.  
 
 
 
 
Below is a Google Street View picture of the original, metal carport with a flat roof 
constructed in the early/mid 1990s.   
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Below are pictures of the new, wood framed carport with pitched roof at the time of the 
November 2015 variance application : 
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Below are pictures of the finished carport taken February 13, 2018: 
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The applicant is alternatively requesting a permanent de minimus special exception to allow the 
carport to remain. The posts of the structure encroach the required 25-foot front building line by 
9-feet being a 36% encroachment.  
  
De Minimus exception. The board may grant a special exception for very small exceptions to the zoning 
ordinance, where the spirit of the Code is met and there is an overriding benefit to the applicant with no 
detriment to the surrounding neighbors or the city. (An example would be where a 9.5-foot setback for 
building would be allowed where a ten-foot setback is required, to allow the property owner to save an oak 
tree.) 
 
The subject property is zoned Single Family Residential (SFR) and is surrounded by properties 
also zoned Single Family Residential (SFR).  
 

 
                                                               Friendswood GIS Zoning Map 

 
The subject property located at 505 Brandywyne Dr. is in the Annalea Kingspark and Whitehall 
Section B Subdivision, which was annexed in 1967.  
 
The Residential Regulation Matrix in the Zoning Ordinance (Section 7.Q.2; also see attached 
matrix) outlines the required setbacks, building height, and lot coverage for the various 
residential zoning districts.  For a tract that is zoned SFR, the front building line is 25 feet. 
 
More Definitions from Zoning Ordinance:  
 
Building line. A line parallel or approximately parallel to the street line and beyond which 
buildings may not be erected. 
 
Structure. Anything constructed or erected with a fixed location on the ground or attached to 
something having a fixed location on the ground.  
 
Nonconforming Structure. Any structure that does not conform to zoning ordinance provisions 
regulating structures, including but not limited to, the following requirements: lot coverage area, 
required minimum lot dimensions, front yard, side yard, rear yard, height, parking, landscaping, 
buffer yards, screening, architectural design, exterior construction materials or other structural 
regulations of the district in which it is located. 
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Yard. An open space, other than a court, on a lot, unoccupied and unobstructed from the 
ground upward except for fences and walls.   

Yard, front. A yard extending across the full width of the lot, the depth of which is the 
minimum horizontal distance between the front lot line and a line parallel thereto on the lot as 
specified in each zoning district.  

 
Attachments: 

• Maps: Location, Aerial and Zoning Map 
• ZBOA Applications (2015 and 2018)  
• Denied site plan/Survey 
• ZBOA meeting minutes (2015) 
• City of Friendswood Regulation Matrix – Residential  
• Copy of the Public Notice that was mailed to owners within 200 feet of the subject 

property 
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REGULATION MATRIX - RESIDENTIAL DISTRICTS  

Circled letters (letters in parentheses) refer to paragraphs in section 7-Q.3  
 Units 

per 
Acre 

Lot Area 
Minimum 
Square 
Feet 

Lot 
Width 

Yards - Minimum Feet  Height 
Maximum 
Feet 
(b and e) 

Parking 
Requirement 
Unit 

Zero Lot 
Lines 
Y or N 

Maximum 
Lot 
Coverage 

Front Rear (a) Side  

Interior 
(d) 

Exterior  
(Corner Lot)  

Backing 
Up to an 
Abutting 
Side 
Yard 

Backing 
Up to an 
Abutting 
Rear 
Yard 

SFR 
Single Family 
Residential 

2.7 11,600 90 A  25 B  25  10 F 25 A  20 C  40 K No 35% 

SFR 
Single Family 
Residential 

2.7 15,600 120 A 25 B  25  10 25 B  20 C  40 K No 35% 

SFR - E 
Single Family Residential Estate 

0.5 87,120 150 A 75 25  25  35 35 40 K No 20  

MFR - L 
Multi Family 
- Low 

6 G 7,260 G 45 G 25 B  25  10 E, I 25 B  20 C  40 K No 50  

http://library.municode.com/HTML/13883/level2/PTIICICO_CH90VEHI.html#PTIICICO_CH90VEHI
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http://library.municode.com/HTML/13883/level2/PTIICICO_APXASI.html#PTIICICO_APXASI_S25OBSI
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MFR - M 
Multi Family 
- Medium 

9 — — 25 B  0 10 E, I 25 B  20 C  40 K No 50  

MFR - H 
Multi Family 
- High 

12 — — 25 B  0 10 E, I 25 B  20 C  40 K No 50  

MHR 
Mobile Home 

10 — — 25 B  25  10 I 30  25 B  20  K No 50  

A I — — — 25 B  25  10 I 25 B  20 C  40 K No 10% 

MFR-GHD 
Garden Home 
District 

6 6,000 60 20 B, H  20  0 D, J 5 B, H 4 C, H 40 K Yes D 50  

A.Lots of less than 120 feet wide require curbs. Lots 120 feet wide or greater may use open ditches. 
B.Thirty-five feet on thoroughfares. 
C.Twenty-five feet on thoroughfares. 
D.Zero set-back on side only, minimum five-foot separation between buildings. 
E.Ten foot minimum separation between buildings. 
F.Lots currently in existence with less than 90 feet of width that have structures already built upon them may continue with the same 
existing set back for additions provided they are not less than a minimum of five feet.  
G.Developer must elect either units per acre or lot area. Two family residential units on two lots are required when lot area is elected.  
H.Front yard and exterior side yard setbacks shall be measured from the edge of the street ROW or the edge of the Drainage Utility/Access 
easement (if streets are private) whichever is greater.  
I.Twenty-five feet when abutting land zoned single-family residential (SFR) district. 
J.Ten feet when abutting land zoned anything other than MFR - GHD (Garden Home District). 
K.Parking is required in accordance with the Parking Group Table in the Design Criteria Manual. 
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3. 
Area and height exceptions. 
a. 

Unattached accessory buildings or structures less than 25 feet in height, as measured from the adjacent grade to the 
highest point of any portion of such building or structure, may be located in required rear or side yards within residential 
districts, provided they are set back not less than five feet from any interior side lot line, 20 feet from any side lot line 
adjacent to a side street, and ten feet from any rear lot line.  

b. 
A building structure may not exceed 40 feet in height measured from the minimum habitable floor elevation; provided, 
however, that:  
1. 

Buildings or structures in Community Shopping Center (CSC), Neighborhood Commercial (NC), Office Park (OPD), 
Light Industrial (LI), Industrial (I), Business Park (BP) districts may exceed 40 feet in height when:  
a. 

The building setback from the nearest property line is equal to the building height. Further, the building or 
structure shall fit under an imaginary line that is not greater than 45.0 degrees at the property line from a 
horizontal line established at the minimum habitable floor elevation. Provided, however, no building or 
structure on property adjacent to a residential zone shall have a height that exceeds 50 feet unless a 
specific use permit shall have been granted therefore in accordance with subsection 9.G. of this appendix.  

b. 
Buildings or structures of 40 feet or less in height shall meet the setback requirements as defined in this 
appendix. 

2. 
Exceptions: Structures located within a General PUD or PUD-Mixed Use shall be exempt from the height limitations 
contained herein. Height limitations for buildings or structures located within a General PUD or PUD-Mixed Use 
application will be as established in the Ordinance authorizing and approving the Planned Unit Development.  

3. 
The maximum height allowed for structures within the Downtown District (DD) is 70 feet as measured in accordance 
with the method prescribed in Section 20, Definitions, subsection OO, Height.  

c. 
Interior side yards shall not be required for abutting properties in the same zoning district if both properties are developed as 
a unit under a common development plan.  

d. 

http://library.municode.com/HTML/13883/level2/PTIICICO_APXCZO.html#PTIICICO_APXCZO_S20DE


When individual attached townhouses or condominiums are to be sold separately, there shall be no minimum lot area 
requirements provided that the total land area of the project, including the land on which the units are located and the land 
held in common ownership by the unit owners, is equal to the total minimum land area required per dwelling unit or lot in the 
district in which the project is located.  

e. 
The height regulations of this section shall not apply to belfries, chimneys, church spires, conveyors, cooling towers, 
elevator bulkheads, fire towers, storage towers, flagpoles, monuments, ornamental towers or spires, cranes, construction 
equipment, smokestacks, stage towers and scenery lofts, tanks, water towers, ham radio and television antennas, 
microwave relay, radio and television transmission towers and items similar to those listed herein. The total combined 
maximum height for these items and the structure is 50 feet overall height, measured from the first finished floor to the 
highest point, unless otherwise approved by the planning and zoning commission.  

f. 
Minimum front yard setbacks for lots with predominant frontage on the curved radius of a cul-de-sac shall be 15 feet. 

 



City of Friendswood 
   Community Development Department 

      910 S. Friendswood Drive 
       Friendswood, Texas 77546-4856 

BUILDING PERMITS & INSPECTIONS ~ CODE ENFORCEMENT ~ PLANNING & ZONING 
Main Number:  (281) 996-3201 

 
February 13, 2018 
 
 
TO WHOM IT MAY CONCERN: 
 
In accordance with State and Local Zoning Law, all owners of land within two hundred feet of any 
property being considered for an appeal, variance, or a special exception must be afforded an 
opportunity to address the subject at a public meeting held for this purpose. 
 
You are hereby notified that the Friendswood Zoning Board of Adjustment will hold a Public 
Hearing to consider a request that may be of interest to you. 
 
 
PROPERTY OWNER: Christine Audibert  
 
LOCATION OF PROPERTY: 505 Brandywyne Drive    

SW 20.5 feet of Lot 24 & NE 44.5 feet of Lot 25 (25-1) 
Block 5 Annalea Kingspark Section B & Whitehall Section 
B, Friendswood, Texas, Galveston County  

 
REQUEST: To encroach 9 feet into the required 25 foot front yard - being a 

variance from the Zoning Ordinance Section 7.Q.2. Regulation 
Matrix – Residential Districts; and  

 
 To encroach 9 feet into the required 25 foot front yard - being a 

permanent de minimus special exception from the Zoning 
Ordinance Section 7.Q.2. Regulation Matrix – Residential Districts. 

 
The Public Hearing will be held at  

Friendswood City Hall, Council Chambers, 910 S. Friendswood Drive 
Friendswood, Texas 

 
    PUBLIC HEARING DATE:  February 27, 2018 
    PUBLIC HEARING TIME:  7:00 PM 
 

Documentation will be available online 72 hours prior to the meeting.  
www.ci.friendswood.tx.us  

Government Information > Meeting Agendas & Minutes 
 

Documents are currently available for viewing at City Hall in the 
Community Development Department - 2nd Floor, 910 S. Friendswood Dr., Friendswood, Texas 

 
Staff contact:  Becky Summers, Development Coordinator 

281-996-3290 or Email: bsummers@friendswood.com 

http://www.ci.friendswood.tx.us/
mailto:bsummers@friendswood.com
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