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LA PORTE PLANNING AND ZONING COMMISSION AGENDA 
THURSDAY, JANUARY 18, 2024 

REGULAR MEETING 6 P.M. 

CITY COUNCIL CHAMBER 
LA PORTE CITY HALL, 604 WEST FAIRMONT PARKWAY, LA PORTE, TEXAS, 77571 

Remote participation is available. Attend via tablet, mobile phone, or computer using the following 
link https://us02web.zoom.us/j/82127128845?pwd=SFdwM1YvWHhpRkIrbmljVVR1ZE1aZz09. Join by 
phone at 877-853-5257 or 888-475-4499. The meeting ID is 821 2712 8845. The passcode is 655223. 

Persons with disabilities who plan to attend this meeting and who may need auxiliary aids or services are requested to contact the Planning 
Department (281-470-5057) three working days prior to the meeting for appropriate arrangements.

1. CALL TO ORDER

2. ROLL CALL OF MEMBERS

3. CITIZEN COMMENT (Generally limited to five minutes per person; in accordance with state law, the
time may be reduced if there is a high number of speakers or other considerations.)

4. CONSIDER APPROVAL OF THE MEETING MINUTES: Approve the minutes of the December 21,
2023, regular meeting of the La Porte Planning and Zoning Commission.

5. SPECIAL CONDITIONAL USE PERMIT (SCUP) #23-91000005:  The Commission will hold a public
hearing for SCUP Request 23-91000005, pursuant to an application from Robert Hayes, Robert Fisher,
and Chris De La Mora of La Jet Porte, LLC, applicants, on behalf of the City of La Porte, owner, to allow
for the construction and operation of aircraft storage facilities; specifically one tee hangar (approximately
60’ x 325’) and four box hangars (approximately 70’ x 70’ each) within the Planned Unit Development
(PUD) zoning district, on a 1.65-acre lease space of the approximately 300-acre La Porte Airport site
located at 10937 Spencer Highway, and legally described as Tract No. 1, Lease at La Porte Municipal
Airport, FAA LID T-41, City of La Porte, Texas, being a part of Lots 1-3 and TR 4A, Block 1 and Lots 1-4
and TR 5, Block 2 (IMPS *0382340010010 Payne WJ), Harris County, Texas.

a. Open Public Hearing
b. Staff Presentation
c. Applicant Presentation
d. Public Comments (Limited to 5 minutes per person)
e. Adjourn Public Hearing
f. Discussion and Possible Action: SCUP Request #23-91000005

6. PRESENTATION AND DISCUSSION:
a. Main Street Assessment
b. Main Street Master Plan



7. ADMINISTRATIVE REPORTS:

a. Next Regular Meeting- February 15, 2024

8. COMMISSION COMMENTS: Comments on matters appearing on the agenda or inquiry of staff
regarding specific   information or existing policy.

9. ADJOURN

A quorum of City Council members may be present and participate in discussions during this meeting; 
however, no action will be taken by the Council. 

Persons with disabilities who plan to attend this meeting and who may need auxiliary aids or 
services are requested to contact the Planning and Development office at 281-470-5057 three 
(3) business days prior to the meeting for appropriate arrangements.

Pursuant to Texas Government Code Sec. 551.127, on a regular, non-emergency basis, members may 
attend and participate in the meeting remotely by video conference. Should that occur, a quorum of the 
members will be physically present at the location noted above on this agenda. 

CERTIFICATION 
I do hereby certify that a copy of the January 18, 2024, Planning and Zoning Commission agenda was 
posted on the City Hall bulletin board, a place convenient and readily accessible to the public at all times, 
and to the City's website at LaPorteTX.gov, in compliance with Chapter 551, Texas Government Code. 

Title:  

 DATE OF POSTING  

TIME OF POSTING  

TAKEN DOWN    
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MINUTES OF THE REGULAR MEETING OF THE 

LA PORTE PLANNING AND ZONING COMMISSION  
DECEMBER 21, 2023 

 
The Planning and Zoning Commission of the City of La Porte met in a regular meeting on Thursday, 
December 21, 2023, at the City Hall Council Chambers, 604 West Fairmont Parkway, La Porte, Texas, 
at 6:00 p.m., with the following in attendance: 
 
Commissioners present: Chairman Hal Lawler; Commissioners Donna O’Conner; Wayne Landin; Richard 
Warren; Joe Mock; Mark Follis; Nancy Ojeda. 

Commissioners absent: Commissioner James Walter and Victor Peres were absent. 

City Staff present: Teresa Evans, Planning and Development Director; Johnna Matthews, Planning 
Manager; Kamillah Kelly, Planning Technician; and Clark Askins, City Attorney. 

1. CALL TO ORDER – Chairman Hal Lawler called the meeting to order at 6:01 p.m.  

2. ROLL CALL OF MEMBERS – Commissioner James Walter and Victor Peres were absent.  

3. CONSIDER APPROVAL OF THE MEETING MINUTES:  

a. Approve the minutes of the meeting held on November 16, 2023. 

Commissioner O’Conner moved to approve the meeting minutes as corrected. Seconded by 

Commissioner Ojeda; the motion was adopted, 7-0. 

4. MAJOR DEVELOPMENT SITE PLAN #23-83000003: Consider the approval of Major Development 
Site Plan #23-83000003, Sulzer Turbo Services, for a building expansion of approximately 5,250 
square feet, situated on an existing 38.92-acre tract of land located at 11518 Old La Porte Road, La 
Porte, Texas. 

Director of Planning and Development Teresa Evans presented the proposed Major 
Development Site Plan #23-83000003. 

Commissioner Landin made a motion to approve Major Site Plan #23-83000003 for the 
property located at 11518 Old La Porte Road. The motion was seconded by Commissioner 
Mock. The motion was adopted 6-0. Commissioner Follis signed a conflict-of-interest affidavit 
and did not participate in the discussion or vote for this item.  

 

5. ZONE CHANGE REQUEST #23-92000002:   The Commission will hold a public hearing for Zone 
Change Request #23-92000002, pursuant to an application from Jerry Medders, Medders 
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Construction Company, Inc., owner, for approval of a zone change from Low-Density Residential 
(R-1) to General Commercial (GC) on a 0.137-acre tract of land located at 2121 Broadway St., La 
Porte, Texas, and 1706 S. Broadway St., La Porte, Texas, and legally described as Tracts 24 and 
25, Block 1446, La Porte, Harris County, Texas. 

The public hearing was opened at 6:17 p.m.  

Planning Manager Johnna Matthews presented and answered questions of the proposed 
Zone Change Request #23-92000002 for approval of a zone change from Low-Density 
Residential (R-1) to General Commercial (GC) on a 0.137-acre tract of land located at 2121 
Broadway St., La Porte, Texas, and 1706 S. Broadway St., La Porte, Texas to allow for 
automotive repair and maintenance. 

Kevin King spoke on behalf of Jerry Medders for the proposed Zone Change. 

Virginia Pierson–Turner presented pictures of properties within the neighborhood and spoke 
in opposition to the proposed zone change. 

Peggy Antone, 2515 Cresent Dr., La Porte, spoke in opposition to the proposed zone change. 

The Public Hearing was adjourned at 6:49 p.m. 

Commissioner O’Conner made a motion to deny Zone Change request #23-92000002. 
Commissioner Ojeda seconded the motion; the motion passed 7-0. 

6. FUTURE LAND USE MAP AMENDMENT: The Commission will consider a recommendation to the 
La Porte City Council on a proposed amendment to the Future Land Use Plan Map component of 
the La Porte Comprehensive Plan by amending the future land use designation for a 0.137-acre 
tract of land located at 2121 Broadway St. La Porte, Texas, and 1706 S. Broadway St. La Porte, 
Texas, and legally described as Tracts 24 and 25, Block 1446, La Porte, Harris County, Texas, from 
“Low-Density Residential” to “Commercial.” 

Planning Manager Johnna Matthews presented a proposed map amendment the Future 
Land Use Plan for the Commission to consider a recommendation to the La Porte City 
Council. 

Commissioner Follis made a motion to deny the proposed Future Land Use Plan map 
amendment. The motion was second by Commissioner O’Conner; the motion passed 7-0. 

 

7. ADMINISTRATIVE REPORTS:    

a. Next Regular Meeting – January 18, 2024 

8. COMMISSION COMMENTS: Comments on matters appearing on the agenda or inquiries of staff 
regarding specific information or existing policy. 

The Planning and Zoning Commission was introduced to new Planning Technician, Kamillah 
Kelly. 
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ADJOURN: Chairman Lawler made the motion to adjourn at 7:11 p.m.; the motion was adopted 7-0. 

 

 

 

_______________________________ 

Hal Lawler, Planning and Zoning Commission Chairman 

 

  

_______________________________ 

Donna O’Conner, Planning and Zoning Commission Secretary 
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City of La Porte, Texas  
Planning and Zoning Commission 

January 18, 2024 

AGENDA ITEM 5 
Special Conditional Use Permit #23-91000005

A request by Robert Hayes, Robert Fisher, and Chris De La Mora of La Jet 
Porte, applicants, on behalf of the City of La Porte, owner, to allow for the 
construction and operation of aircraft storage facilities; specifically one tee 
hangar (approximately 60’ x 325’) and four box hangars (approximately 70’ 
x 70’ each) within the Planned Unit Development (PUD) zoning district, on 
a 1.65-acre lease space of the approximately 300-acre La Porte Airport site, 
located at 10937 Spencer Highway, and legally described as Tract No. 1, 
Lease at La Porte Municipal Airport, FAA LID T-41, City of La Porte, Texas, 
being a part of Lots 1-3 and TR 4A, Block 1 and Lots 1-4 and TR 5, Block 
2 (IMPS *0382340010010 Payne WJ), Harris County, Texas. 

Teresa Evans, Director 
Planning and Development Department 

City of La Porte, Texas 
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A request by Robert Hayes, Robert Fisher, and Chris De La Mora of La Jet 
Porte, applicants, on behalf of the City of La Porte, owner, to allow for the 
construction and operation of aircraft storage facilities; specifically one tee 
hangar (approximately 60’ x 325’) and four box hangars (approximately 70’ 
x 70’ each) within the Planned Unit Development (PUD) zoning district, on 
a 1.65-acre lease space of the approximately 300-acre La Porte Airport site, 
located at 10937 Spencer Highway, and legally described as Tract No. 1, 
Lease at La Porte Municipal Airport, FAA LID T-41, City of La Porte, Texas, 
being a part of Lots 1-3 and TR 4A, Block 1 and Lots 1-4 and TR 5, Block 
2 (IMPS *0382340010010 Payne TJ), Harris County, Texas. 

 
 
 

Teresa Evans, Director 
Planning and Development Department 

City of La Porte, Texas 
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SCUP #23-91000005 
 
 

Planning and Development Department 
Staff Report 

 
 
 

 
1 

REQUEST 
 
Consider a recommendation to the La Porte City Council to approve a Special Conditional 
Use Permit (SCUP) to allow for the construction and operation of aircraft storage facilities 
on an approximately 1.65-acre lease space of the approximately 300-acre La Porte Airport 
site located at 10937 Spencer Highway, and legally described as Tract No. 1, Lease at La 
Porte Municipal Airport, FAA LID T-41, City of La Porte, Texas, being a part of Lots 1-3 
and TR 4A, Block 1 and Lots 1-4 and TR 5, Block 2 (IMPS *0382340010010 Payne TJ), 
Harris County, Texas. 
  
DISCUSSION 
 
Location: 
The approximately 1.65- acre lease space is located on the approximately 300-acre La 
Porte Municipal Airport site at 10937 Spencer Highway. 
 
Background Information: 
The La Porte City Council approved a lease agreement with the applicants on August 14, 
2023, commencing September 1, 2023, and terminating August 31, 2053, to provide 
aviation/aeronautical services for the benefit of the general public. Exhibits B and C of the 
executed agreement show the layout of the leased premises and proposed structures. 
Exhibit D of the approved lease agreement is the construction schedule for an aircraft 
storage complex consisting of four (4) 4,900 square foot conventional style “corporate” 
hangers and one (1) 19,500 square foot T-hanger with asphalt ramp and taxiway. Exhibit 
G is a copy of the executed lease agreement between the City of La Porte and La Jet 
Porte, LLC.    
 
Proposal: 
 
Staff have provided a list of six (6) conditions of approval. If approved, the proposed 
Special Conditional Use Permit (SCUP) would limit the uses to Support Activities for Air 
Transportation (NAICS 4881) in the proposed hanger structures.  Any other proposed 
uses or construction would require the approval of a new SCUP. 
 
The attached Exhibit B shows the zoning districts and land uses of the subject property 
and surrounding properties. The following table summarizes the surrounding zoning and 
land uses. 
 

 Zoning Land Use 

North PUD, Planned Unit Development La Porte Municipal Airport 

South PUD, Planned Unit Development La Porte Municipal Airport 
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West PUD, Planned Unit Development; 
R-1, Low Density Residential 

La Porte Municipal Airport; 
Glen Meadows Subdivision 

East PUD, Planned Unit Development La Porte Municipal Airport 
 
 
Notification Requirements: 
Staff finds that the public hearing notification requirements outlined in Section 106-171 
were performed in accordance with code provisions, including the following: notice in a 
newspaper of general circulation at least 15 days prior to the hearing; written notice mailed 
to owners of real property within 300 feet of the site within 10 days of the hearing; and one 
(1) sign was posted in the area within 15 days of the hearing. In accordance with state 
law, notice of the public hearing was also posted at City Hall and on the City’s website.   
 
 
Analysis: 
There are a number of different considerations staff evaluated during the review of this 
application. The following describes staff’s analysis of those considerations: 

1. Land Use. Staff finds that allowing for aviation/aeronautical use at this site would 
be consistent with other aviation/aeronautical uses at the La Porte Municipal 
Airport. 

2. Access. There is sufficient existing right-of-way access from Spencer Hwy. 
3. Utilities. Water and sewer services are available along Spencer Hwy. 

 
Additionally, the City’s Comprehensive Plan identifies a number of items to be considered 
prior to making land use decisions. The following table breaks down each item and staff’s 
findings: 
 

Criterion: Staff Findings: 

Ability of infrastructure to support the 
permitted use. 

Existing infrastructure in the area is sufficient to support 
the proposed use. 

Impact on the value and practicality 
of the surrounding land uses. 

The proposed SCUP would be consistent with other 
Support Activities for Air Transportation uses located at 
the La Porte Municipal Airport.  

Conformance of a zoning request 
with the land use plan. 

The site is part of the overall airport development, and 
the proposed SCUP is in conformance with the public 
and institutional land use designation in the Future Land 
Use Plan. 

Character of the surrounding and 
adjacent areas. 

The proposed use is consistent with the aeronautical 
character of the La Porte Municipal Airport.  

Suitability of the property for the 
uses which would be permissible, 
considering density, access and 
circulation, and adequacy of public 
facilities and services. 

Development of the proposed site for Support Activities 
for Air Transportation at the La Porte Municipal Airport is 
appropriate and permissible. Uses would be limited to 
the conditions within the final SCUP document and the 
lease agreement with the City of La Porte. 

The extent to which the proposed 
use designation would adversely 

The proposed SCUP should have minimal impact on the 
traffic along Spencer Hwy.   
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affect the capacity or safety of that 
portion of the road. 

The extent to which the proposed 
use designation would create 
excessive air pollution, water 
pollution, noise pollution, or other 
environmental harm to adjacent 
properties. 

The proposed use should not have a significant impact 
on environmental integrity of the surrounding area. 

The gain, if any, to the public health, 
safety, and welfare of the City. 

The proposed use would allow the city to utilize the 
airport property for services consistent with the La Porte 
Airport Business Plan.  

 
 
RECOMENDATION 
 
Based on the above analysis, staff recommends the Planning and Zoning 
Commission consider the proposed SCUP #23-91000005.  If the Commission chooses 
to recommend approval, staff has listed a number of conditions that should be considered 
as part of the approval.  
   
ATTACHMENTS 
 
Exhibit A: Area Map 
Exhibit B: Zoning Map 
Exhibit C:  Future Land Use (FLUP) Map 
Exhibit D: Proposed SCUP 
Exhibit E: Application 
Exhibit F: Vicinity Map 
Exhibit G:  Lease Agreement  
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City of La Porte 
Special Conditional Use Permit #23-91000005 

This permit is issued to: Robert Hayes, Robert Fisher, and Chris De La Mora of La Jet Porte. LLC. 
Owner or Agent 

   11315 Colman Lane, Houston, TX 7702 
Address 

For Development of: La Porte Jet, LLC 
Development Name 

   10937 Spencer Highway 
Address 

Legal Description: Lots 1-3 and Tract 4A, Block 1 and Lots 1-4 and Tract 5, Block 2,  
Payne WJ, Harris County, Texas.  

Zoning: PUD, Planned Unit Development 

Use: Support Activities for Air Transportation (NACIS #4881) 

Permit Conditions: 

This Special Conditional Use Permit (SCUP) is applicable for the subject property, a copy of which shall be 
maintained in the files of the City’s Planning and Development Department upon approval. Project 
development shall be in accordance with the following conditions: 

1. A site development plan shall be submitted, if necessary, in accordance with applicable
requirements of the City of La Porte’s Development Ordinance and shall comply with all
provisions of Chapter 106, “Zoning” of the City’s Code of Ordinances and all other department
reviews and applicable laws and ordinances of the City of La Porte and the State of Texas.

2. The underlying zoning shall be Business Industrial (BI).  All BI zoning and development
requirements will need to be met, outside of any conditions listed below.

3. Permitted use is limited to Support Activities for Air Transportation (NAICS #4881) uses only.
No other uses shall be permitted on site without the approval of a new SCUP.

4. The site development shall be limited to an aircraft storage facility and consist of one (1) Tee
Hanger (approximately 60 ft. x 325 ft.) and four (4) Box Hangers (approximately 70 ft. x 70 ft.).

5. All necessary documentation for building permit review must be submitted in conjunction
with the city’s building permit application process for any proposed building improvements.

6. Any substantive modifications to this Special Conditional Use Permit will require an
amendment to this SCUP in accordance with Chapter 106, “Zoning” of the City’s Code of
Ordinances.

Failure to start construction of the site within 12 months after issuance or as scheduled under the terms of a 
special conditional use permit shall void the permit as approved, except upon an extension of time granted 
after application to the Planning and Zoning Commission. 

EXHIBIT D



If contract or agreement is terminated after completion of any stage and there is ample evidence that further 
development is not contemplated, the ordinance establishing such special conditional use permit may be 
rescinded by the City Council, upon its own motion or upon the recommendation of the Planning and Zoning 
Commission of the City of La Porte, and the previous zoning of the entire tract shall be in full effect on the 
portion which is undeveloped. 

Validation Date: 

  Director of Planning and Development      City Secretary 



EXHIBIT E
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EXHIBIT G
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AGENDA ITEM # 6 
 

Presentation and Discussion 
 

a. Main Street Assessment 
b. Main Street Master Plan 

 
 



CITY OF LA PORTE 
DOWNTOWN ASSESSMENT



• Founded 38 years ago in 1985

• Texas’ only statewide 
organization dedicated to 
downtowns 

• Independent, non-profit

• Open to all members:           
Cities, Counties, EDCs, 
Chambers, Downtown 
Associations, Small    
Businesses, Individuals

• Offer a Variety of          
Member Services

• TexasDowntown.org

TEXAS DOWNTOWN…

2



TEXAS DOWNTOWN
IS MISSION-DRIVEN:

Texas Downtown provides 

members with resources, 

advocacy, education and 

connections to develop 

vibrant districts.

3



• Starts with a stakeholder 
survey and researched 
community before visit

• Day-long visit, team members 
explored downtown and 
visited with business owners, 
taking notes

• La Porte team members:

Shel ly Hargrove ,  Texas Downtown
T ina Israel ,  City of  Bay City
Suzy Lawrence ,  Texas Downtown
Amy Mil ler ,  City of  E lgin
Tania Moody ,  City of Level land
Sarah O’Brien ,  Consultant
Rayna Teicheira ,  City of  Navasota

DOWNTOWN 
ASSESSMENT PROCESS

4
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INIT IAL OBSERVATIONS:
Ideally located downtown: 

• Five-minute dr ive from Sylvan Beach Park 
• Close proximity to several La Porte 

schools
• High rat io of qual i ty restaurants
• Signif icant number of underdeveloped 

propert ies
• Downtown has great potent ial  to be a 

v ibrant, l ive, work, play dest ination in the    
Greater Houston area 

To capital ize on these assets, the fol lowing 
recommendations are organized around:                                 

• Physical Downtown Design
• Economic Redevelopment and Business 

Mix
• Promotion and Special  Events
• Organizat ional City Processes



PHYSICAL DOWNTOWN DESIGN

6

• For a quick win, add high quality 
banner brackets and flagpole holders 
to the downtown light poles along the 
main thoroughfares of the Main Street 
district. 

• Work with a downtown wayfinding 
company, and invite TxDOT, La Porte 
I.S.D., and Harris County representatives 
to the table, to create and implement 
in a timely fashion a downtown 
wayfinding signage plan that helps 
locals and visitors to easily find public 
restrooms at Five Points Plaza, public 
parking, chamber, museum, Sylvan 
Beach Park and Pier, La Porte schools, 
and other nearby attractions to also 
help pull travelers off the main highway 
into downtown. 

• Downtown lighting equates to safety.  
Have a downtown lighting assessment 
done, to determine how much more 
downtown lighting needs to be added 
for pedestrian safety after dark and to 
encourage downtown shopping after 
hours and more evening business at 
restaurants. Add LED lighting to light up 
La Porte’s downtown water tower as a 
visual in downtown, consider using 
different colors during different times of 
the year.



Continue and expand current 

downtown landscaping and 

landscape maintenance into 

empty downtown tree beds 

and on city-owned green 

properties downtown. Native 

plants can withstand extreme 

weather conditions and add 

color to make downtown 

more lush. Consider green 

screening vacant city -owned 

lots with colorful  native 

bushes inside the s idewalk 

that provide a buffer and 

urban edge. 

PHYSICAL 
DOWNTOWN DESIGN
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PHYSICAL DOWNTOWN DESIGN

8

Build a strong working 

relationship with La Porte’s 

TxDOT Area Engineer Jamal 

Elahi, P.E., to work on a La Porte 

gateway sign on the main north-

south highway 146 so visitors will 

know where La Porte begins and 

ends. Also, work with TxDOT on 

downtown wayfinding signage, 

speed limits, additional lighting, 

and crosswalks at Main Street 

and Broadway to increase 

pedestrian safety and provide 

some traffic calming measures 

to reduce speeds through the 

pedestrian district since it is used 

as a cut through.



ECONOMIC 
REDEVELOPMENT & 
BUSINESS MIX
• Conduct a survey of downtown res idents to 

determine needs currently unmet. F ind out 

what La Porte locals would l ike to see and 

wi l l  support downtown that i s  currently 

missing.  Use thi s  info to develop a “Top 10” 

target l i st  of  smal l  businesses and make that 

publ ic through the local media and on the 

Downtown/EDC website so i f  anyone in the 

area i s  thinking about opening a smal l  

business in downtown, they know what i s  in 

high demand.

• Have a retai l  leakage study done by your 

regional  counci l  of  government to see what 

locals are buying out of  town and post that 

info near the “Top 10” businesses requested.

9



• Evaluate and assess impact of 
events on tour i sm and downtown 
smal l  businesses by v is i t ing with 
business owners dur ing and after the 
event, surveying for areas of 
improvement, and evaluating 
sources of possible data ( i .e., cel l  
phone analyses, sales tax revenue in 
downtown distr ict)

• Consider relocating the Saturday 
Trade Days Market f rom the F ive 
Points Plaza back to the center of  
the Main Street di str ict i f  the 
purpose of the event was to create 
pedestr ian traff ic in f ront of  
downtown smal l  businesses to help 
ini t iate retai l  sales. Wi th so many 
great restaurants downtown, 
consider recrui t ing more farmer’s 
market food and dr ink type vendors 
that complement and not compete.

PROMOTION & 
SPECIAL EVENTS

10



ORGANIZATIONAL CITY PROCESSES
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• Prioritize downtown in city’s overall 

economic development strategy and 

city budget. Make it known that 

downtown is important and developers 

and local investment will follow if they see 

consistently see positive public 

reinvestment projects and high-quality 

special events.  

• Provide dedicated funding to downtown 

economic development incentives, 

including ones that can help fill vacant 

spaces like the ones in the heart of the 

Main Street district.

• Review and revise downtown 

development ordinances to ensure they 

are aligned with the goals for downtown.



“

”

One thing is certain: 
If you do it for the local, 

the visitor will come; 
if you do it for the visitor, 

you will lose the local and 
eventually the visitor, 
because it is the local 

that gives a place character. 
Read Jane Jacobs to fully understand.

~Roberta Brandes Gratz
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THANK YOU! QUESTIONS?

Shelly Hargrove

Marketing & Communications

shelly@texasdowntown.org
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About Texas Downtown 
Texas Downtown (TXDT) was founded in 1985 to connect and serve communities, 
businesses, and champions of downtowns across the state. Today, our mission is to 
provide members with resources, advocacy, education, and connections to develop 
vibrant districts. We represent over 300 members from cities and towns, economic 
development corporations, nonprofits including chambers of commerce and 
downtown associations, small business, and individuals. 
 
Downtown Assessment Process 
Downtown assessments are offered as a Texas Downtown member service as part of 
our Downtown Assistance Program (DAP) and are designed to bring a group of 
downtown professionals to a city’s downtown district to assess existing conditions and 
make realistic, attainable recommendations. The process begins with a downtown 
stakeholder survey, and extensive research by assessment team members prior to 
arrival in the member community.  
 
During the day-long site visit, team members explore downtown, visit with business 
owners, and take notes. Team members are trained to identify opportunities and 
challenges, and to recommend best practices and strategies to enhance the 
downtown district and community. Team recommendations are compiled by Texas 
Downtown staff and include short (present-2 years), mid (2-5 years), and long-range 
recommendations (5+ years).  
 
Each assessment team is handpicked based on the community’s existing needs and 
challenges. Led by Texas Downtown staff, the La Porte team included the following 
members: 
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Shelly Hargrove, Marketing and Communications, Texas Downtown 
Tina Israel, Main Street Manager, City of Bay City 
Suzy Lawrence, Executive Director, Texas Downtown 
Amy Miller, Community Services Director, Public Information Officer, City of Elgin 
Tania Moody, Main Street Manager, City of Levelland 
Sarah O’Brien, Consultant, Sarah “Main Street” 
Rayna Teicheira, Economic Development Director, City of Navasota 
 
Initial Observations 
La Porte has an ideally located downtown that is a five-minute drive from Sylvan 
Beach Park on Galveston Bay which the city could capitalize on since there aren’t 
many historic Texas downtown districts that are close to coastal waters.  With close 
proximity to several La Porte schools, a high ratio of quality restaurants in downtown, 
and a significant number of underdeveloped properties, downtown has potential to 
be a vibrant, live, work, play destination in the Greater Houston metro area.  In order 
to capitalize on these assets, the following recommendations are organized around:                                  
 

• Physical Downtown Design 
• Economic Redevelopment and Business Mix 
• Promotion and Special Events 
• Organizational City Processes 
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Physical Downtown Design 
Short-term 
 

• For a quick win within six months, add high quality banner brackets that can 
resist high wind loads and flagpole holders to the downtown light poles along 
the main thoroughfares of the Main Street district. Print downtown custom 
banners using strong seasonal photos/visuals. These banners will welcome locals 
and visitors to downtown La Porte for placemaking and traffic-calming 
purposes.  Make sure the bottom bracket is above any minimum height 
clearance. Plan for ongoing maintenance and expense of changing out these 
banners quarterly. 

 
• Friday night football and other school sports are big in La Porte, and the school 

district is a downtown neighbor, why not partner with the chamber to produce 
custom orange and white La Porte bulldog flags for businesses and hometown 
supporters to purchase as a fundraiser to display downtown on 
game/competition dates and to fly at their homes across the city, etc. Flags 
provide color and movement to downtown which add energy to the district. 
Consider selling them on an annual basis. 

 
• Work with a professional downtown wayfinding company, and invite TxDOT, La 

Porte I.S.D., and Harris County representatives to the table, to create and 
implement in a timely fashion a downtown wayfinding signage plan that helps 
locals and visitors to easily find public restrooms at Five Points Plaza, public 
parking, chamber, museum, Sylvan Beach Park and Pier, La Porte schools, and 
other nearby attractions to also help pull travelers off the main highway into 
downtown.  

 
• Current downtown public parking signage is too small and not in the line of sight 

for pedestrians or drivers to be effective. For short term, produce a sign or static 
cling decal for downtown business storefronts that designate where public 
restrooms are located. Sticker or sidewalk corner signage with QR codes that 
advertise a downtown website page with a downtown parking map could also 
be placed on trash receptacles, at Sylvan Beach Park and Pier, and signage at 
City Hall, etc. 
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• Take an inventory of downtown La Porte parking spaces in the district and 
produce a digital downtown parking map to post on the main La Porte websites 
and distribute printed copies to downtown business/property owners so they 
can educate their customers online and in person of where to park to patronize 
their business. 

 
• Label current on-Main Street parking with Customer Only Parking from Monday-

Friday 8-5 p.m.? on the asphalt so there is no confusion that it is not a bike lane 
and can be used for customer parking. And create a system of clearly marked 
public parking areas with native blooming landscape screening the parking lots, 
so they look safer and appealing to female shoppers.  Plant shade street trees 
throughout public parking lots to provide shade during the summer months. 

 

 
 

• Downtown lighting equates to safety, and female shoppers will stay longer and 
shop more if they feel safe.  Have a downtown lighting assessment done, (this 
can be done in house to expedite the process and save costs) to see how 
much more downtown lighting needs to be added for pedestrian safety after 
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dark and to encourage downtown shopping after hours and more evening 
business at restaurants. Add LED lighting to light up La Porte’s downtown water 
tower as a visual in downtown, consider using different colors during different 
times of the year. 

 

   
 
• Help facilitate every downtown vacant property to make visual improvements 

to their curb appeal and have available properties more visually engaging so 
that customers want to keep walking downtown to occupied spaces. The city 
could provide a reimbursement incentive for cleaning windows regularly; 
adding For Lease/Sale signage at each location listing the current zoning, 
possible uses and property owner/realtor contact info; applying vinyl window 
photo/image of what business is coming soon; creating window displays that 
show other downtown small business wares or public art; or painting a 
temporary mural. 
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• Continue and expand current downtown landscaping and landscape 
maintenance into empty downtown tree beds and on city-owned green properties 
downtown. Native plants can withstand extreme weather conditions and add 
color to make downtown more lush. Consider green screening vacant city-owned 
lots with colorful native bushes inside the sidewalk that provide a buffer and urban 
edge.  

 

   
 
• Currently, downtown La Porte’s color scheme is bland. Consider adding splashes 

of color when possible since you are so close to the coast and water.  Color in 
native landscaping, color in new light pole banners and bulldog flags, different 
colors in a downtown La Porte logo, color with added downtown public art, etc.  

 
• With so many visitors within a 5-minute drive of downtown, encourage biking to 

and from Sylvan Beach Park by creating colorful or artistic bike racks downtown 
and placing them in areas where they can be used near the Chamber of 
Commerce corner.  
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• Trim current street trees to raise branches so that people can see business 
storefront signage and the Shop Main Street signage across the street. Or 
consider lowering the Shop Main Street sign or moving it to a more visible 
location like the Chamber of Commerce corner. 

 

  
 

• Add and encourage (with incentives if necessary) more shade from the Texas 
sun by using storefront awnings and canopies as well as more street trees to 
increase and encourage pedestrian activity. Assist downtown businesses 
navigate the downtown incentive grant process to add pedestrian signage that 
can be read while walking up and down the sidewalk for example under 
awning/canopy signs, window signage and sandwich board signs. Currently, 
visitors can’t see what other businesses are located down the street without 
walking out into traffic. 
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• Work with TxDOT to add striped pedestrian crossing walks and pedestrian heads 
with countdown numbering on automatic cycle without having to push a 
button at all the major downtown intersections to encourage safe crossings for 
locals and visitors to patronize small businesses across the street. 

 

 
 

• Reach out to get more local leaders and youth at the “Downtown Table”, 
including students and La Porte I.S.D. representatives to get more broad 
reaching buy-in, this is La Porte’s future workforce and leaders. Get students 
engaged in planning and executing downtown public art and special event 
projects. 

 

  
 

• Capitalize on the La Porte’s downtown history and develop some public art 
around it for visitors to visualize the local story. The blank wall on the side of the 
Chamber of Commerce building might be a highly visible location for a mural.  
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Be sure to not directly paint on brick that has never been painted, but public art 
can be treated like a small billboard and either painted or printed on a UV-
rated canvas that is then installed in the mortar joints of the wall to protect the 
brick.  

 
See Georgetown (Red Poppy Capital of Texas) and Elgin (Sausage Capital of Texas) examples below. 

 

  

 
 

• Look at painting or wrapping all the utility boxes downtown with public art to 
emphasize the downtown gateways for placemaking and traffic calming purposes. 
This type of project could allow students and local artists to contribute to the 
downtown streetscape.  
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• Consider adding colorful UV-rated sail shades to Five Points Plaza and on city-
owned downtown green spaces so visitors can get more shade during the day and 
add string lighting for the evenings to add to downtown’s clean and safe 
environment. 

 

   
 

 
Physical Downtown Design 
Mid and Long-term 
 

 
 
• Build a strong working relationship with La Porte’s TxDOT Area Engineer Jamal 

Elahi, P.E., Jamal.Elahi@txdot.gov , 281/464-5501 to work on a La Porte gateway 
sign on the main north-south highway 146 interstate so visitors will know where 
Pasadena ends and La Porte begins. See League City’s landscaped monument 
signage below. Also work with TxDOT on downtown wayfinding signage, speed 
limits, additional lighting, and crosswalks at Main Street and Broadway to 
increase pedestrian safety and provide some traffic calming measures to 
reduce speeds through the pedestrian district since it is used as a cut through. 

 
• Join and become active as a Keep Texas Beautiful Community to take 

advantage of awards offered by their Governors Community Achievement 
Awards (GCAA). The award amounts are substantial - for populations up to 
40,000 it's $210,000. 2024 GCAA applications open January 2 – February 15, and 
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Texas Downtown will be co-hosting a free webinar to learn more on 
Wednesday, December 6.  
 

• Look into the certification program and consider becoming a certified Scenic 
Texas City to increase La Porte’s model standards for high quality public spaces 
downtown and city wide.  
 

• Update zoning for appropriately designed downtown infill to close the urban 
edge gaps of the “missing teeth” spaces on downtown’s Main Street. Komatsu 
Architecture in Fort Worth, for example, has designed several great examples of 
compatible new construction in downtowns. 

 

 
 

• Add a downtown map kiosk like a town center/mall map at the corner of the 
Chamber of Commerce building that lists downtown businesses and local 
historical markers and points of interest and has a brochure rack to share 
downtown and event flyers.   

 

  
 

• Preserve the city-owned green space for an event space for the Trade Days 
Saturday market and other future downtown events until you can use it as an 
incentive to recruit a target downtown restaurant or mixed-use project with 
upper-floor residential. Program the space since it’s a green space on Main 
Street to make it more engaging year-round, investigate adding some shade 
and public art that is instagram-worthy. Pull in live music to special events when 
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possible and encourage downtown businesses to add live music to their venues. 
 

Economic Redevelopment and Small Business Mix 
Short-term 
 

• Capitalize on existing downtown residents and identify needs that are currently 
unmet (i.e., groceries, restaurants, alcohol, services, special events, etc.). 
Conduct a survey of downtown as well as residents every other year to 
determine needs and how downtown residents prefer being communicated 
with, i.e., social media platforms. Find out what locals would like to see and will 
support downtown that is currently missing.  Use this info to develop a “Top 10” 
target list of small businesses you’d like to see in downtown and make that 
public through the local media and on the Downtown/EDC website so if anyone 
in the area is thinking about opening a small business in downtown, they know 
what is in high demand. 
 

• Have a retail leakage study done by your regional council of government to see 
what locals are buying out of town and post that info near the “Top 10” 
businesses requested for downtown. These are the top target businesses you 
want to recruit downtown if they are the right fit. 

 
• Expand the demographics for the young merchants’ program – increase the 

age limit to allow for young business owners (up to 25 or 30 years old) and then 
move them in to an incremental business development program to help address 
downtown vacancies. 
 

• Look into the historic theater property for sale.  This could be a catalyst project 
for downtown by encouraging more performing arts, live music, and adding 
more nightlife entertainment.  Downtown Bryan has the President’s Award-
winning Queen Theatre and downtown Georgetown has the performing arts 
Palace Theatre to name a few. 
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• The corner La Porte-Bayshore Chamber building could be a one-stop-shop to 
have the Chamber, Visitor Center, Downtown Development and EDC office in 
the same convenient location for developers and entrepreneurs wanting to 
open a business locally.   

 
• Focus initially on the central area of Main Street between Broadway and MLK Dr. 

and work to create a cluster of compatible restaurants and beverage-focused, 
retail, small-scale manufacturing (breweries, distilleries) and entertainment uses 
(glass-blowing art, etc.) at street level.  Incentivize property owners to lease to 
these types of businesses (use 380 agreements to share sales tax from new 
businesses with property owners). 

 

 
 

• Is a Downtown La Porte Association for downtown business and property owners 
in demand?  If so, start with a survey of them to see what they want in 
partnership with the city. Even an informal group would allow for better 
communication and cross-promotion. Have the city host a quarterly or every 
other month “Downtown Low Down” meeting in a downtown business or 
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location where the city department heads that have projects going on in 
downtown give a 5–10-minute update of what is going on in downtown for that 
time period so downtown property/business owners are more in the loop and 
know the progress and timelines of upcoming downtown projects. 

 
Economic Redevelopment and Small Business Mix 
Mid and Long-term 
 

• Currently, there are several upper-floor residents in downtown, the city needs to 
quadruple their efforts to incentivize and facilitate mixed use development in 
downtown with upper floor residential so first floors can be used for restaurants, 
retail, and small-scale manufacturing. 

 

  
 

• In general, more lodging and hotels are needed in and near downtown La 
Porte, so incentivize developers and more short-term rentals near downtown, 
when possible, to increase the walkability of the district for visitors. 

 
• Encourage new construction projects to include rooftop bars and patio dining 

and drinking, which will encourage the density and vibrancy of the district.  
Downtown Navasota and Tyler have great rooftop bars that add another level 
of activity and visibility from the sidewalk and streets.  
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• Consider creating a retail pop-up retail store incubator program in vacant 
spaces in between downtown buildings. (See example from Muskegon, MI, 
Western Market .)  
 

 
 
 
Promotion and Special Events 
Short-term 
 

• Create a strategic Five-Year Downtown Marketing Plan to spread the word 
about downtown La Porte and its assets to locals and tourists.  Start by editing 
the city logo to read Downtown La Porte and possibly tapping into “Downtown. 
By the Bay” slogan. Creatively bring the La Porte seagull logo to life, and make 
sure it is added to every marketing piece for downtown no matter how large or 
small for consistency and continuity.   
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• Evaluate and assess impact of events on tourism and small businesses by visiting 
with business owners during and after the event, surveying for areas of 
improvement, and evaluating sources of possible data (i.e., cell phone analyses, 
sales tax revenue in downtown district) 

 
• Consider relocating the Saturday Trade Days Market from the Five Points Plaza 

back to the center of the Main Street district if the purpose of the event was to 
create pedestrian traffic in front of downtown small businesses to help initiate 
sales. With so many great restaurants downtown, consider recruiting more 
farmer’s market food and drink type vendors that complement and not 
compete.  

 
 

• For storefronts that will remain offices or feature “dead space” in the front ½ or ¼ 
consider putting in a pop-up retailer in there during downtown special events to 
fill the storefront windows to activate the building.  
 

• “Visit La Porte” website is very well done but there’s not anything that designates 
the Downtown/Main Street experience or district and what restaurants and 
businesses are located there, what hotels are closest, etc. Sylvan Beach is listed 
under “Visit Houston.” We would encourage a partnership with Visit Houston to 
implement signage for downtown La Porte at Sylvan Beach, and any other 
means of advertising downtown through Sylvan Beach as the primary regional 
destination.  
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• Are any city staff members currently hitting the lunch speaking program circuit 

to discuss downtown at the local clubs and organizations like Chamber, Rotary, 
Lion’s Club, Women’s Clubs, HOA’s on the west side to get the word out, etc.? If 
not, do outreach to let them know city staff are available and willing to talk 
about downtown priorities and upcoming projects. 
 

• Tap into large oil and gas manufacturing businesses as potential sponsors or 
investors in downtown, ask them to sit at the “Downtown Table”. 
 

• During special events and the holiday season, investigate recruiting food trucks 
that don’t offer food and drink that directly compete with downtown 
restaurants to park in vacant spaces between buildings to encourage 
customers to walk up and down Main Street to patronize all the open small 
businesses.  
 

• Consistently build on annual downtown events and shop small/local campaign.  
Small Business Saturday on November 25, the Saturday after Thanksgiving, and 
Artists Sunday the next day on November 26, should be celebrated annually 
downtown. Consider starting a local retail and restaurant holiday shopping 
month campaign after Halloween where all downtown retailers/restaurants 
consistently stay open later one night, preferably a Thursday or Friday, so it could 
help extend the weekend. 

 
 

Promotion and Special Events 
Mid and Long-term 
 

• Create a progressive food and beverage sampling special event for a holiday 
shopping/Ladies Night Out retail event, working with Ed, Joe, Leo, 
Brittany/Marty, to capitalize on all the great downtown restaurants. 
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• Make sure downtown marketing materials are at all surrounding hotels, Airbnb’s, 
and event rentals, and offer quarterly trainings of hotel, restaurant and retail 
front line staff in Texas Friendly Hospitality through Texas A&M Extension. 

 

• Start an “Imagine the Possibilities” type spring and fall tour of available 
downtown properties to help raise awareness with regional real estate agents 
and developers of downtown opportunities.  Look into partnering with the area’s 
real estate organization to hold a meeting downtown with a giveaway at the 
end of the tour. 

 
Organizational City Processes 
Short-term 
 

• Invest in a full-time Downtown Development Manager to focus on small business 
development, downtown property amenities and improvements, business 
retention, expansion, and recruitment, TIRZ board member training and 
volunteer management. Ensure the main downtown city staff champion has the 
clout within the city organization to get things done.  The position has to be able 
to direct the work of multiple city departments. The position can oversee the TIRZ 
Board and use the TIRZ as a downtown funding source, including annually 
scheduling TIRZ board and city council training for the TIRZ district to implement 
and update the TIRZ project list. Take full advantage of Texas Downtown’s 
member services like the Downtown Assistance Program which offers ongoing 
board training and strategic planning, as well as speaking engagements. 

 

• TIRZ Example projects/cities: 
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 Temple, TX: https://meettemple.com/expansion-of-the-santa-fe-
development-project-planned/ 

 Dripping Springs: 
https://www.cityofdrippingsprings.com/tirz/priority_projects 

 

• Have a professional strategic board facilitator to help develop a linked vision 
and strategic plan for downtown. Share this plan and host a discussion about 
the future of downtown La Porte. The path forward will require that downtown 
property owners are engaged and on-board with redevelopment and 
revitalization efforts. 
 
 

• Make it a priority to build ongoing strong working relationships and get 
downtown property owners that own the majority of parcels to the city’s 
downtown planning table. Create and maintain an inventory of downtown 
properties with leasable space information that is available in the economic 
development department. 
 

• What assistance or removal of hurdles can the city assist with to encourage 
vacant properties to become occupied and open? Building strong relationships 
with property owners will help with communication when owners hit a brick wall 
and need public sector assistance and guidance. Downtown Mesquite provides 
excellent entrepreneurial training and assistance, as an example. 
 

• Consider creating a Downtown Development Review Committee at the city 
(due to perceived concerns for lack of vision/leadership/organization at the city 
level for downtown business development). The DDRC could include anyone in 
the city who touches building and business development. By hosting monthly 
DDRC meetings, the city can create a helpful portal to help downtown property 
owners and business owners navigate the city processes at the start of the 
projects. 
 

• Have police enforcement of the Main Street district consistently to reinforce the 
30 mph speed limit and discourage speeding through the pedestrian district as 
a shortcut. Start with warnings and move into tickets as needed. 

 
• Build strong connections with the downtown directors of successful downtowns 

in the Houston Bryan/College area like Brenham and Conroe.  They have lots of 
great ideas that you can steal and make your own, that is allowed and 
encouraged! And take full advantage of Texas Downtown’s member listserv to 
post downtown La Porte questions to all our members across the state for best 
practices and successful ideas. Also, celebrate your downtown successes 
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statewide by entering downtown La Porte projects into the annual President’s 
Awards Program. 
 

• Learn about the Texas PACE program, and educate local bankers, downtown 
property owners and local contractors regularly on the program to help with 
ongoing downtown property maintenance and energy efficiency. 
 

 
Organizational City Processes 
Mid and Long-term 
 

• Review and revise downtown development ordinances to ensure they are 
aligned with the goals for downtown (i.e., allow use of sidewalks for outdoor 
dining, reduce, or eliminate off-street parking requirements, allow awnings and 
canopies to extend over sidewalks, allow customers to walk around with 
alcoholic beverages in non-glass containers, a mural or public art ordinance, 
etc.) 

 

• Prioritize downtown in the city’s overall economic development strategy and 
city budget. Make it known that downtown is important and developers and 
local investment will follow if they consistently see positive public reinvestment 
projects and high-quality special events. Provide dedicated funding to 
downtown economic development incentives, including ones that can help fill 
vacant spaces like the ones in the heart of the Main Street district. Also, build 
into the Downtown Development Manager’s budget, annual membership for 
Texas Downtown as well as attendance to the annual conference and regional 
roundtables to help develop more professional downtown connections. 
 

• Look into updating downtown zoning overlay that strongly supports upper-floor 
and alley-entrance first floor residential development and more diverse business 
uses, one great example is the City of Elgin’s Zoning Overlay for the downtown 
historic district.  
 

• Budget for a Downtown Master Plan. A master plan can help to determine if the 
current downtown design guidelines’ intent for future development of the Main 
Street district to capitalize on La Porte's urban design and architectural 
character by encouraging the buildings to have a pre-1930s appearance is 
appropriate or not. While new construction in any district should represent the 
year it was built, it should have façade design patterns that complement 
historic properties. 
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• After building strong relationships with downtown property owners, if vacant 
building ordinances are still needed for downtown, here are a few examples:  

o Killeen https://killeentexas.gov/DocumentCenter/View/3533/Vacant-
Building-Registration-FAQs-PDF 

o Lewisville: https://www.cityoflewisville.com/our-services/code-
enforcement/vacant-building-registration 

o Farmers Branch: https://content.civicplus.com/api/assets/ba18ced0-
67a7-46c5-9598-70a013308af1?cache=1800 

o Wichita Falls: https://www.wichitafallstx.gov/2243/Vacant-Structure-
Registry 

 
• Potential Funding Sources for Downtown Projects & Promotion: 

o Texas Downtown’s Anice Read Fund – seed funding to support for 
downtown projects and programs. 

o Texas Department of Agriculture (TDA) Downtown Revitalization/Main 
Street Program – funds sidewalks and streetscape projects (local match 
can go towards brick pavers, plantar boxes with irrigation, decorative light 
poles, benches, and trash cans) 

o Hotel Occupancy Tax (HOT) – can be used for wayfinding and downtown 
signage. 

o Keep Texas Beautiful’s Governor’s Community Achievement Awards 
o Wells Fargo Rea Charitable Trust – Up to $75,000 
o AARP Community Challenge Grant – Up to $50,000 
o T-Mobile Hometown Grant – Up to $50,000 
o Main Street America Funding Opportunities 
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