Public Works Department
BSC Meeting Agenda
Notice is hereby given of a regular meeting of the Building and Standards Commission of West University
Place to be held on Thursday, May 5, 2022 at 6:00 pm in the Municipal Building, 3800 University
Boulevard, West University Place, Texas, for the purpose of considering the following agenda items:
Note: The Commission reserves the right to convene in a closed session for any agenda item if the need
arises pursuant to authorization by Title 5, Chapter 551, of the Texas Government Code
Call to Order
1. Notices, Rules, Etc. Matters relating to notices, rules and meeting procedures, identifying parties,
swearing of witnesses, etc.
2. Discussion Items from City Council. Discuss, review and consider action with regards to the
following matter:
• Review requirements of a Site Drainage Plan
• “Low Impact” Definition
• Property Survey Requirements
• Floodplain Ordinance Review (currently under review)
o Status Update
• Circular Driveways/Garage Doors/Off-Street Parking
3. Meting minutes. Matters relating to the approval of minutes from April 7, 2022.
4. Executive Session (if necessary). The Commission reserves the right at any time during the session
to convene in a closed session pursuant to Chapter 551 of the Texas Government Code, for reasons
including but not limited to: Section 551.071 (consultation with legal counsel to seek or receive legal
advice or consultation regarding pending or contemplated litigation); Section 551.087 (deliberation
regarding economic development).
Convene into Open Session. Take action, if any.
ADJOURN
In compliance with the Americans with Disabilities Act, if you plan to attend this public meeting and you have a
disability that requires special arrangements, please contact the person that signs this below at least 24 hours
prior to the meeting so that reasonable accommodations can be made to assist in your participation in the
meeting. The Municipal Building is wheel chair accessible from the west entrance and specially marked parking
spaces are available in the southwest parking area. Special seating will be provided in the Meeting Chambers.
I certify that the attached notice and agenda of items to be considered by the West University Place Building and
Standards Commission on May 5, 2022 was posted on the Municipal Building bulletin board on or before May
2, 2022 at 6:00 p.m.
Gerardo Barrera
Public Works Director, gbarrera@westutx.gov 713-662-5845

3826 Amherst St.
West University Place, TX 77005
713-662-5830

www.westutx.gov

STAFF REPORT
Business of the Building and Standards Commission
City of West University Place, Texas
AGENDA OF:

DOCKET NO. :

DATE SUBMITTED:

DEPARTMENT OF ORIGIN: Development
Services

PREPARED BY: Gerardo Barrera
Public Works Director

PRESENTER: Gerardo Barrera
Public Works Director

SUBJECT: Review and discuss direction to Boards
and Commissions from City Council.

ATTACHMENTS:

STAFF PRESENTER:
Gerardo Barrera
Public Works Director

STAFF SUMMARY

At the February 14, 2022 Council Meeting, Council provided direction to the Building and Standards Commission
to review the following items:
•

Review of a Site Drainage Plan
o Review requirements under Chapter 18, Sec. 18-56, when a site drainage plan is required, as well,
any changes to limitations on fill and dirt being brought onto a site to prevent impacts to
neighboring properties.

•

“Low Impact” Definition
o Define “low impact” as it relates to site development under Chapter 18, Sec. 18-56, which
provides criteria to the Chief Building Official in determining exceptions to the development
requirements.

•

Property Survey Requirements
o Review current survey requirements under Chapter 18, Sec. 18-54 and provide recommendations
as it relates to the age of surveys accepted by the City for permitting.

•

Floodplain Ordinance Review – (UNDER REVIEW)
o Review the Floodplain Ordinance – Chapter 18, Article IX as compared to the requirements for
Harris County Flood Protection Measures and recommend any changes to the City’s ordinance.
 This item was discussed by the BSC at the April 7, 2022 meeting. Staff will be providing
more information to the board at the June 7, 2022 meeting once the analysis is
completed.
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•

Circular Driveways / Garage Doors / Off-Street Parking
o Review the rules (Chapter 40, Chapter 70 and Zoning Ordinance – Appendix A) related to circular
driveways, garage doors and off-street parking for update and consistency within the Code of
Ordinances.  This item will also be review by the Zoning and Planning Commission.

The following is not an all-inclusive list as Council, Staff and/or Board members can add items to future meeting
agendas to discuss and take any required action.
Staff is recommending these items be discussed and prioritized by the board for any further action.
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AGENDA

ITEM
#2

(Code 2003, § 6.403; Ord. No. 1748, § 1(6.403), 8-11-2003)

Sec. 18-56. Site drainage; drainage plans.
(a)

(b)

Basic drainage requirements. For each impact area (see definition in subsection (b)), the permittee must
prepare a drainage plan and obtain the approval of the building official, as required by this section.
Exception: No drainage plan is required for a project if the building official issues a "low impact" certification
after determining that the project will probably have no drainage impact, or very low impact, upon
neighboring property. In addition, each permittee, each successive owner and each successive person in
control of an impact area has a continuing duty to:
(1)

Provide basic site drainage (see definition below) at all times, unless otherwise specified in an
approved drainage plan or an approved amendment; and

(2)

Comply with the approved drainage plan (if the plan was required by this Code or any prior city
ordinance) or an approved amendment at all times.

Definitions. In this section, the following terms have the meanings shown, unless the context clearly indicates
a different meaning:
(1)

(2)

(c)

Basic site drainage means drainage that:
a.

Captures substantially all of the rainwater that would fall onto the impact area, assuming a
rainfall of one inch in one hour; and

b.

Causes that rainwater to be absorbed within the same building site or conveyed to a lawful
receiving place for rainwater, without escaping onto any other site and without washing
detectable quantities of soil or debris off the building site. Rainwater may be conveyed across
another site, if properly authorized by perpetual, recorded easement or a similar interest in the
land.

Impact area means the area where grade-raising, major development or creation of green space occurs
(or occurred after July 7, 1991). In the case of major development or creation of green space, the entire
building site is included in the impact area.

Drainage plans; content, types, etc. The applicant must prepare each drainage plan in two versions: "as
designed" and "as built." The requirements are as follows:
"As Designed" Version
(1) A topographic survey drawing
(with sufficient "spot" elevations
and flow directions, as determined
by the building official) showing—
(2) Clear drawings and descriptions
of temporary and permanent
drainage measures "as designed"
that—

—the impact area and the receiving points for runoff, "as-is," before work
on the site begins
—established drainage patterns across property lines
—provide basic site drainage but in no case shall more than six inches
above existing grade of fill be allowed. However, the building official may
authorize additional fill above the six-inch limit if the building official
determines additional fill is necessary for proper drainage
—minimize the amount of fill and tree damage
—provides drainage away from building foundations as required by
applicable regulations
—mitigate significant interference with established drainage patterns
across property lines toward the impact area (up to the capacity of a
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four-inch drain pipe-or its equivalent—from the rear of the site to the
street)
—provides for basic stormwater quality protection as may be required by
applicable regulations
(3) A written certification, signed and sealed by the permittee that the "as-designed" drainage measures will
meet the requirements set out above
(4) Additional information requested by the building official
"As built" Version
(1) Clear drawings and descriptions
of permanent drainage measures
"as built" that—

—substantially conform to the "as-designed" version of the drainage
plan, including the topographic survey data

—provide basic site drainage but in no case shall more than six inches
above existing grade of fill be allowed unless authorized by the building
official in the "as designed" plans
—minimize the amount of fill and tree damage
—provide drainage away from building foundations as required by
applicable regulations
—mitigate significant interference with established drainage patterns
across property lines toward the impact area (up to the capacity of a
four-inch drain pipe-or its equivalent—from the rear of the site to the
street)
—provides for basic stormwater quality protection as may be required by
applicable regulations
(2) A written certification that the "as-built" drainage measures meet the requirements set out above, signed by
the permittee
(3) Additional information requested by the building official
(d)

Drainage plans; preparation, etc.
(1)

(2)

Preparation and processing, "as designed" plans:
a.

The "as designed" version of the drainage plan must be filed with the building official before
issuance of the initial permit for the project. As provided by this Code, the drainage plan may be
submitted as a component of a site plan.

b.

The building official shall approve the "as designed" plan, unless the building official notices some
non-compliance with this section or other applicable regulations.

c.

No permit may be issued until the "as designed" site plan is approved.

Preparation and processing, "as built" plans:
a.

Each permittee must deliver the "as built" version of the drainage plan to the building official by
the sooner of:
1.

The 30th day following completion of the project (including final ground cover and
landscaping); or

2.

The 30th day following the expiration of the permit. As provided by this Code, the drainage
plan may be submitted as a component of a site plan.
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(3)

b.

The building official shall review and approve the "as built" plan, unless the building official
notices some non-compliance with this section or other applicable regulations.

c.

Any fee charged by the city for reviewing the "as built" drainage plan may be waived if the
building official determines that the "as built" plan is not substantially different from the
approved "as designed" plan and can be readily compared.

d.

No final occupancy permit or similar approval (except a temporary certificate of occupancy) may
be issued until the "as built" drainage plan is approved.

Amendments. Amendments to drainage plans are handled in the same manner as original plans.
Exception: No amended drainage plan is required for a project if the building official issues a "low
impact" certification after determining that the project will probably have no drainage impact, or very
low impact, upon neighboring property.

(e)

Drainage plans; implementation. Either temporary or permanent measures to achieve basic site drainage
must be put into effect before grade-raising work or major development starts. Any temporary measures
must remain in effect until permanent measures are installed and are operating as designed. Temporary
measures may incorporate all or part of the permanent measures. Permanent measures must be installed
and operating as designed as soon as practicable after grade-raising work or major development is
completed.

(f)

Other rights and duties . Some persons may have state-created or recognized rights and duties with respect
to surface water and drainage. For example, under state water laws, a property owner may have the right to
allow water to drain naturally onto neighboring property, and the owner of the neighboring property may
have the duty to receive the water. Neither this Code nor any actions taken by city officials shall ever be
interpreted to diminish any other rights or duties arising under state water laws. Any person receiving a city
permit or other approval remains obligated to carry out all state-created duties and to respect all statecreated rights, whether compelled to do so by the city, or not. Every property owner remains free to pursue
all state-created rights and remedies against other property owners, and it is neither required nor
appropriate to involve the city in any such proceeding.

(Code 2003, § 6.405; Ord. No. 1748, § 1(6.405), 8-11-2003; Ord. No. 2052, § 1, 5-21-2018 )
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Sec. 18-54. Surveys; site plans.
(a)

Basic survey. For each development project for which a permit is required, the applicant must submit a
boundary survey showing all existing and proposed structures. The building official may waive this
requirement if substantially equivalent information is available from other sources.

(b)

Forms survey. For each major development project and each new foundation of a building, the applicant
must submit an additional survey showing the actual location of all foundation forms or guides as set upon
the ground. The survey must show them with respect to the boundaries of the building site. This additional
survey must be delivered to the building official not later than noon on the first city working day preceding
the day on which the first part of the foundation is poured or affixed to the ground, and it shall be unlawful
to proceed with such pouring or affixing before the building official makes a note on such survey to the effect
that the proposed foundation appears to comply with applicable regulations, e.g., yard and site regulations.

(c)

Drainage, elevation (surveys and drawings). This Code requires additional surveys or drawings for drainage,
in certain circumstances. See, e.g.,section 18-56 and section 74-4(5). The zoning ordinance requires a survey
to establish the standard base elevation.

(d)

Standards. All surveys, drawings and site plans (including their form, scope, media and certifications) must
meet standards prescribed by the building official. The building official may require submission of site plans
in reproducible form (e.g., mylar) and in electronic form.

(e)

Site plans.
(1)

Intent. The intent of this subsection is to aid persons who must comply with applicable regulations—
not only during construction but also thereafter—by assembling, coordinating, and recording
important surveys, drawings and compliance data.

(2)

When required; "low impact" exception. A site plan is required for projects involving major
development or grade raising. Exception: No site plan is required for small-scale projects if the building
official issues a low-impact certification after determining that the project will have no impact, or very
minor impact, upon yards required by the zoning ordinance, neighboring property and drainage
patterns.

(3)

Content. Each site plan must clearly depict the following, as applicable:
a.

Basic survey;

b.

Forms survey (after it becomes available);

c.

Drainage or topographic survey;

d.

Standard base elevation survey;

e.

Easements and plat restrictions;

f.

Buildings and other major structures;

g.

Open areas, pervious areas, landscaping strips, required trees and pervious areas for trees;

h.

Yards or "setbacks";

i.

Fences;

j.

Mechanical equipment;

k.

Garage openings, pavement, parking areas, driveways, emergency accessways, fire zones,
sidewalks, loading areas, curb cuts, waste storage areas and special screens;

l.

Drainage facilities; and
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m.

(4)

(5)

Other features and facilities required to comply with applicable regulations (see, e.g., this chapter
18, chapter 30, chapter 70, chapter 74, chapter 82, the zoning ordinance and other applicable
regulations).

Preparation and processing ("as designed" site plans).
a.

A preliminary version of the site plan (showing "as designed" conditions) must be filed with the
building official before issuance of the initial permit for the project.

b.

The building official shall approve the "as designed" plan, unless the building official notices some
noncompliance with this section or other applicable regulations.

c.

No permit may be issued until the "as designed" site plan is approved.

Preparation and processing ("as built" site plans).
a.

b.

Each permittee must certify and deliver the final version of the site plan (showing "as built"
conditions) to the building official by the sooner of:
1.

The 30th day following completion of the project (including final ground cover and
landscaping); or

2.

The 30th day following the expiration of the permit.

The permittee must formally certify that:
1.

The "as built" site plan accurately depicts "as built" conditions; and

2.

Both the plan and the conditions comply with applicable regulations.

If the permittee is not the owner, the owner must acknowledge receiving the site plan and
consenting to its filing and recordation.

(f)

c.

The "as built" site plan must include the "as built" drainage plan (if required) and any required
supporting documents.

d.

The building official shall approve the "as built" plan, unless the building official notices some
noncompliance with this section or other applicable regulations.

e.

Any review fee for the "as built" official site plan may be waived if the building official determines
that the "as built" plan is not substantially different from the approved "as designed" plan and
can be readily compared.

f.

No final occupancy permit or similar approval may be issued (except a temporary certificate of
occupancy) until the "as built" site plan is approved.

(6)

Filing and recording. The building official shall maintain files for site plans, as approved. The files may
be electronic. The building official shall record "as built" site plans (or notices of same) in the county
real property records.

(7)

Amendments. Amendments to site plans are handled in the same manner as original plans. Exception:
The building official shall provide an expedited, low-cost procedure for amendments that, in the
judgment of the building official, will have no impact, or very minor impact, upon yards required by the
zoning ordinance, neighboring property and drainage patterns.

Compliance required. It shall be unlawful for any person to erect, construct, alter, use, own, possess or
control any structure or grade-raising project without:
(1)

Providing the surveys and site plans required by this section; and

(2)

Otherwise complying with this section.
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Sec. 70-27. Curb cuts and driveways; concrete.
(a)

Curb cuts, etc. Only one curb cut and only one driveway is allowed along the front street line of any building
site less than 60 feet wide, measured along the front street line.

(b)

Two or more curb cuts. If there are two or more connected curb cuts or driveways on a building site (for
example, when there is a circular driveway), the following apply:
(1)

At the front street line, no part of a curb cut or driveway may be closer than two feet to a side property
line. In the street area, no part of the curb cut or driveway may cross the imaginary extension of a side
property line, unless the affected neighboring owner consents in writing. The building official may
make exceptions to these rules when there is no practical alternative or when necessary to prevent
harm to a tree.

(2)

Measured along the edge of the main traveled roadway:
a.

The opening width of the driveway and curb cut shall be as specified in table 7-5(a) in
appendix A of the City Code of Ordinances of the City of West University Place:

b.

The inside edges must be at least 24 feet apart;

c.

The width of the "island" area may be covered with hard surfaced material if installing a
new or replacing an existing public sidewalk; and

d.

The curb cuts must be located along the front street line.

(3)

No driveway may be wider than what is allowed or specified in table 7-5a in appendix A of the Code of
Ordinances.

(4)

Within the street area, the edges of each driveway must be perpendicular to the edge of the main
traveled roadway.

(c)

"Open ditch" areas, culverts. If a driveway is connected to a roadway where there is no curb and gutter,
there must be a concrete culvert beneath the driveway. The inside diameter of the culvert must be at least
12 inches, and the length must be at least 14 feet. The public works director may eliminate or modify the
culvert requirement at a specific location, but only to the extent the specified culvert is not necessary for
adequate area drainage.

(d)

Reinforcement. All concrete used in constructing driveways shall be reinforced by using, at a minimum, one
of the following:
(1)

#3 deformed steel reinforcing bars spaced 12 inches or closer; or

(2)

#4 deformed steel reinforcing bars spaced 16 inches or closer.

Sidewalks outside driveway areas may be reinforced by one of these methods or by 6x6x6 wire mesh, at a
minimum.
(e)

Certain temporary driveway permits. The director is authorized to issue permits for temporary driveway
access to a site, if primary access to the site is interrupted by construction or another temporary condition.
In addition to the requirements of section 8-104 of the zoning ordinance, appended in this Code, such a
permit must require:
(1)

Barricading or removal of any temporary driveway on a residential street within 24 hours following
resumption of primary access to the site; and

(2)

Restoration of each area affected by temporary driveway access to its pre-existing condition, within 14
days following resumption of primary access to the site.
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Such a permit may also contain additional restrictions and conditions designed to reduce impacts on street areas,
utilities, nearby land uses or traffic.
(Code 2003, § 19.203; Ord. No. 1757, § 1(19.203), 11-24-2003; Ord. No. 1977, § 1(Exh. A), 5-20-2013)

Secs. 70-28—70-57. Reserved.
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Sec. 70-60. General driveway and sidewalk requirements.
(a)

Where there are tree canopies overhanging any portion of a sidewalk to be constructed, a root protective
layer of six mil poly shall be placed on top of the ground under the rebar to protect any tree root system that
could be damaged by the sidewalk concrete. No tree roots of one-inch diameter or larger shall be cut or
damaged by the sidewalk construction without approval of the urban forester.

(b)

No water meters, water valves, hydrant valves or cleanouts shall be installed in paved areas unless approved
in writing by the building official.

(c)

On side street entry garages, the garage door must be a minimum of 18 feet from the property line abutting
the side street.

(d)

Any driveway parking space required by the city's zoning code shall not encroach into the street right-of-way.

(e)

Sidewalks shall run parallel to the curb and be located at or as near the property line as possible unless
otherwise approved in writing by the building official.

(f)

The building official may approve the use of decomposed granite in place of concrete upon the request of a
property owner if the urban forester determines that the use of decomposed granite is necessary to
preserve a protected tree, the property owner agrees to maintain the decomposed granite and the property
owner agrees to replace the decomposed granite with concrete should the protected tree die or be
removed.
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( Ord. No. 2092, § 2(App. B), 3-9-2020 )
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ITEM
#3

Building & Standards Commission
Located in the Council Chambers,

3800 University Blvd,
West University Place, Texas 77005
Meeting Minutes
April 7, 2022

MEMBERS PRESENT:

Bruce Beneke, Muddy McDaniel, James Craig, Anthony
Beebe, Eddie Mathews, David Flame, Johnathon Hance,
Charles Marshall

MEMBERS ABSENT:

Gerry Spedale

STAFF PRESENT:

Director of Public Works Gerardo Barrera, City
Attorney Counsel Katie Rutherford, City Engineer
Carroll Harrison, Chief Building Official Alfonso
Acosta, Permit Technician Lisa Ray

GUESTS PRESENT:

Director-General Services Division Harris County Jon
Steiber, Darrell Hanh

[Call to Order] Bruce Beneke called the meeting to order at 6:00p.m.

1. Notices, Rules, Etc. Bruce Beneke welcomed BSC members and staff to the meeting,
reviewed rules and meeting procedures. Attendees introduced themselves.
2. Flood Damage Prevention. Harris County’s Director-General Services Division,
Jon Steiber gave a power-point presentation concerning the criteria to adopt Harris
County’s drainage regulations and development standards. Mr. Steiber relayed the
importance of updating measures to prevent flooding and that failure to adopt Harris
County’s guidelines may hinder a city’s grant eligibility for future drainage and flood
control projects. New Flood Plain maps will be issued, potentially later this year, which
will be based upon the latest rainfall data. He expects updated standards to be set within
1-1 ½ years.
Board members discussed and asked questions about the impact adopting these standards
could have on development. Jon Steiber offered to estimate the potential impact on West
U’s BFE standards if we provided him with details of five to eight properties spread
throughout city. Eddie Matthews made a motion for the building department to provide
base elevations certificates and/or other construction information that would help
understand the potential effects on new development and remodels. Anthony Beebe

seconded. AYES Bruce Beneke, Muddy McDaniel, James Craig, Anthony Beebe, and
Eddie Mathews. NOES: None. ABSTAIN: None. MOTION CARRIED.
3. Meeting Minutes. Jim Craig made a motion to approve the January 6, 2022 meeting
minutes. Anthony Beebe seconded. AYES: Bruce Beneke, Muddy McDaniel, James
Craig, Anthony Beebe, and Eddie Mathews NOES: None. ABSTAIN: None. MOTION
CARRIED.
Eddie Matthews made a motion to adjourn. James Craig seconded. AYES Bruce Beneke,
Muddy McDaniel, James Craig, Anthony Beebe, and Eddie Mathews. NOES: None. ABSTAIN:
None. MOTION CARRIED.
Meeting adjourned at 7:31 p.m.
PASSED THIS

DAY OF__________________, 2022

Bruce Beneke, Chairman
ATTEST:
Mrs. Lisa Ray, Permit Technician

