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DEVELOPMENT CODE PROVISIONS FOR CONDITIONAL USE PERMITS 

 



Section 2-22. Standard of Review 

 

In reviewing the application, the Commission and Council will consider the impact the proposed use 

would have on surrounding premises and the community, including traffic, noise, compatibility, and land 

use intensity; any conditions or restrictions that could mitigate any adverse impact; and other matters 

that are relevant to a determination of whether the use would be a compatible and appropriate use of the 

premises. 

 

Section 2-23. Conditions 

 

The Commission may recommend, and the Council may impose, reasonable conditions and restrictions in 

the granting of a permit to mitigate any adverse impacts of the proposed use. The conditions must be 

specified in the ordinance approving the permit. 

 

GENERAL SITE INFORMATION AND ANALYSIS: 

 

The following is a summary of general site information. 

 

Adjacent Zoning Site:     General Business (B-2) 

North:  General Industrial District (M-2) and Planned Development 1969 

South:  General Business (B-2)  

East:    General Business (B-2) 

West:   General Business (B-2) 

Adjacent Land 

Uses 

Site:    Fairway Golf Carts, Proposed Murphy Express Convenience              

 Store with Fuel Sales 

North: Vacant, Nalco 

South:  Vacant, Drainage 

East:    Retail Building with Health Clinics and Retail Spaces 

West:   Walmart 

 

 

STAFF REPORT 

 

The applicant is requesting to construct a Murphy Express, which is a proposed Convenience store with 

Gas Sales. The site is located on the southwest corner of University Boulevard and Highway 90A in the 

General Business (B-2) District. Convenience Stores (SIC 5411) are permitted by right, but in order to 

include Gas Sales, a Conditional Use Permit is required in the General Business (B-2) zoning district. The 

convenience store would be approximately 1,200 square feet, and the gas sales are proposed to include a 

total of 16 fuel dispensing stations. There is an existing building on the site with outdoor storage as well 

as a fence that will be removed prior to any future construction.  This CUP proposal would essentially be 

a redevelopment of the northeastern portion of the property. 

 

The convenience store and gas station would be accessed through two entrances. One is an existing 

driveway off University and the other will be through an existing driveway off Highway 90A that will 

provide access to the site via a Private Access Easement (P.A.E.). The applicant is planning to split the 

property into two reserves, and use the reserve closest to University as the convenience store and gas 

station site and use the other reserve as a retail site that complies with the B-2 zoning district regulations. 

Upon entering the site, customers can park under the canopy for gas or in the 7 provided surface parking 

spaces. The parking ratio for this use is 1 parking space for every 200 square feet of the convenience store. 

With 1,200 square feet, 6 parking spaces are required on the site. The site plan currently shows 7 parking 

spaces adjacent to the convenience store, and the 16 fuel dispensing stations also count toward the required 

parking. Therefore, 23 parking spaces are provided. 



 

All canopy lighting will be recessed and any lighting on the site and building will be full cutoff per Chapter 

2 of the Development Code. Any monument signs will be backlit but will have price numbers that are 

changed manually, and there will not be electrical/LED changeable numbers. These measures will ensure 

that no light is projecting into the adjacent properties. The applicant has provided a set of exterior building 

and canopy elevations for each façade, which includes the building and canopy height, proposed materials, 

and locations of all doors and windows. The elevations also show that the ice machine and propane areas 

will be immediately next to the retail building under the canopy. The retail building as shown on the 

Exhibit is proposed to be a maximum of 92.3 feet above sea level (15.3 above ground level) and the 

maximum height of the canopy will be 102 feet above sea level (25 feet above ground level). The 

elevations depict the specific location of the wall lighting on the building. The building will be comprised 

primarily of masonry materials, which are permitted as primary finishes in the General Business (B-2) 

district. The canopy will be a mansard style roof with aluminum composite material, which has been a 

requirement in prior CUP gas sales cases. During the public hearing, the Commission discussed the 

windows on the retail building and how it was difficult to see exactly where they were on the building, 

outside of around the entrances. The Commission recommended providing a clearer elevation with just 

the building in order to provide more detail to that area and the applicant has revised the exhibit to show 

the requested information.  The Commission also requested that the canopy roof be revised with a greater 

slope, similar to other canopies in recent fuel center approvals.  The applicant has further revised the 

drawings as requested. 

 

The applicant has also provided a proposed landscape plan for the retail building site. Since the required 

landscape setback for commercial property along other commercial property is 6 feet and along a major 

thoroughfare is 25 feet, the applicant is exceeding that requirement by providing at least 25 feet of 

landscaped area throughout the site, except for the southern border of the property, which is providing 6 

feet of landscaped area. The applicant has proposed 19 shade trees, spaced approximately every 25 feet 

throughout the site. The shade trees are being proposed at a minimum of 10 feet in overall height and a 

minimum of 4-inch caliper. Since this is an area surrounded by other commercial and industrial uses, Staff 

believes that 4-inch caliper trees are adequate for the landscape buffers. Shrubs and sod will also be 

provided throughout the site. The applicant will be providing a pedestrian connection from the proposed 

sidewalk along University Boulevard that will offer access to the site and a proposed bicycle rack that will 

allow for parking of 6 bicycles. There are several shade trees on the site currently that will be removed. 

This information was not shown on the original plan and at the public hearing, the Commission requested 

the trees to be removed be shown on a mitigation plan. They also requested that the trees being removed 

along US Highway 90A on the second half of the site to the west be replaced with shade trees. The 

applicant has provided this information and has proposed 5 additional shade trees at approximately 10 feet 

in height and 4-inch caliper minimum.  Staff believes that this provides additional certainty for the 

redevelopment process when the private access easement driveway is constructed. 

 

The applicant prepared a traffic impact analysis (TIA) for the proposed use at the site, which the City 

Engineering staff reviewed.  As part of the TIA, specific site access was examined, including driveway 

separation, and the need for a joint private access easement if the property is subdivided from one 

commercial reserve into two.  The applicant has prepared a joint private access easement to be included 

as an exhibit in the CUP as a proposed condition, which gives the City the ability to require the private 

access easement should the property be subdivided into two commercial reserves. 

 

The applicant provided a fuel truck circulation plan to clarify how the fuel trucks will be entering and 

exiting the site. Although the site will have access from U.S. Highway 90A, the fuel trucks are proposed 

to conduct entering and exiting the site from the University Boulevard driveway access point. The trucks 

will only be making a right into the site and a right out of the site to promote a continuous flow of traffic 

per the plan.  This exhibit is being included for incorporation into the CUP, since there has been discussion 

on prior fuel truck deliveries from the Commission in past cases.  At a minimum, the information is 



provided as a reference for typical fuel deliveries to the site via University Boulevard. At the public 

hearing, the Commission discussed the proposed delivery truck exhibit extensively.  There was concern 

expressed that the more detailed exhibit would make the City liable for any incidents that could occur with 

wide turning delivery trucks, and feedback was given to limit the information to basic arrow directions as 

an exhibit. The applicant has provided an updated fuel truck circulation plan that only shows arrows in 

and out of the site. 

 

  

The Development Code defines the intent of the General Business (B-2) zoning district as follows: 

 

The General Business district allows the development of a variety of general commercial uses including 

wholesale sales and services with restrictions. The uses in the B-2 district are dependent on high traffic 

volumes and locations along or adjacent to Arterial Streets and, thus, the B-2 district is appropriate for 

the development of most shopping centers.   

 

Primary uses which would be permitted by-right in this zoning district and which would be typical include 

(but are not limited to) the following: 

 Grocery Stores  Banks 

 Eating Places  Beauty and Barber Shops 

 Clothing Stores  Medical Offices 

 Religious Organizations  

 

PUBLIC HEARING 

 

The Notice of Public Hearing was published in a newspaper of general circulation, all owners within 

200 feet of the proposed site were notified and the public hearing notice was published on the City of 

Sugar Land’s internet home page. Staff also placed a courtesy notification sign at the property regarding 

the public hearing. Staff is not aware of any opposition to the proposed Conditional Use Permit. 

 

POINTS FOR CONSIDERATION: 

 

 This request does not appear to conflict with the Comprehensive Plan or Land Use Plan. 

 The proposed use is near property with uses of similar intensity, including a retail building, Wal-

Mart, and Nalco Corporation. 

 The site is surrounded by General Business B-2 and General Industrial M-2 zoned property.  

 Appears well suited to the location due to it being an intersection at the corner of a Highway and 

Arterial Road under the Master Thoroughfare Plan. 

 Recommended exhibit attachments to the CUP are as follows: 

o Vicinity Map- Exhibit A 

o Site Plan – Exhibit B 

o Landscape Plan – Exhibit C 

o Site Elevations – Exhibits D.1, D.2 

o Building Perspective and Site Features – Exhibit E 

o Building Elevations – Exhibits F.1, F.2 

o Truck Circulation Plan – Exhibit G 

o Private Access Easement – Exhibit H 

o Tree Protection Plan – Exhibit I 

 

 

 

 



 

 

 

Public Hearing Notice: 

 

 

NOTICE OF PUBLIC HEARING 

PROPOSED CONDITIONAL USE PERMIT FOR THE 

ESTABLISHMENT OF MURPHY EXPRESS CONVENIENCE 

STORE WITH GAS SALES ON APPROXIMATELY 1.987 

ACRES, LOCATED AT UNIVERSITY BOULEVARD AND US 

HIGHWAY 90A. 
 

 

City Council Public Hearing: 6:00 p.m., November 21, 2017 to hear all persons interested in the 

proposed Conditional Use Permit (CUP) for the establishment of Murphy Express located at the southwest 

corner of US Highway 90A and University Boulevard, in the General Business (B-2) zoning district.; and 

further identified as Reserve B on the plat titled Highway 90A Commercial Park Section Two. (Slide No. 

2295 A&B). 

 

City of Sugar Land City Council Chamber, 2700 Town Center Boulevard North.  Details of the proposed 

Conditional Use Permit may be obtained by contacting the City of Sugar Land Development Planning 

Office by email planning@sugarlandtx.gov or phone (281) 275-2218. The agenda item for this meeting 

will be placed on the City website at www.sugarlandtx.gov under “Meeting Agendas, Minutes, and 

Videos” Planning & Zoning Commission no later than Friday, November 17, 2017.    

 

 

 

mailto:PLANNING@SUGARLANDTX.GOV
http://www.sugarlandtx.gov/
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ORDINANCE NO. 2117 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF SUGAR LAND, TEXAS, 

GRANTING A CONDITIONAL USE PERMIT FOR A CONVENIENCE STORE WITH 

GAS SALES LOCATED ON APPROXIMATELY 1.987 ACRES LOCATED ALONG THE 

SOUTHWEST CORNER OF UNIVERSITY BOULEVARD AND HIGHWAY 90A 

WITHIN THE GENERAL BUSINESS (B-2) DISTRICT.  

 

 WHEREAS, JFMG, Inc. has applied for a conditional use permit to build a convenience 

store with gas sales in a General Business (B-2) zoning district for approximately 1.987 acres along 

the southwest corner of University Boulevard and Highway 90A; and  

 

 WHEREAS, the Planning and Zoning Commission recommends the permit be approved; 

NOW, THEREFORE; 

 

BE IT ORDAINED BY THE CITY COUNCIL 

OF THE CITY OF SUGAR LAND, TEXAS: 
 

 Section 1.  That a conditional use permit to operate a convenience store with gas sales is 

granted for the property, referred to as Reserve B on the plat titled Highway 90A Commercial Park 

Section Two (Slide No. 2295 A&B). 

 

 Section 2.  That the permit is subject to the following conditions: 

 

1. The site is developed in accordance with the site plan as shown (Exhibit B). 

2. The landscaping is developed in accordance with the landscaping plan as shown (Exhibit 

C). 

3. The building and canopy are constructed in accordance with the building and site elevations 

as shown (Exhibit D.1, D.2, E, F.1, F.2). 

4. All canopy lighting will be recessed and all other site or building lighting will be full cut-

off (Exhibit E). 

5. All delivery and fuel trucks will only access the site via University Boulevard (Exhibit G). 

6. Cross access shall be provided in accordance with the private access easement (Exhibit H). 

7. Tree protection shall be provided in accordance with (Exhibit I) 

8. The maximum number of fuel pumping stations will be limited to 16. 

9. No outdoor speakers will be allowed at pump stations, except those required by state or 

federal law. 

 

 Section 3.  That the premises must be developed, operated, and maintained in accordance 

with the ordinances of the City of Sugar Land and in accordance with the following Exhibits, 

attached to and incorporated into this ordinance by reference.  If there is a conflict between a 

provision of this ordinance and a provision of the Code of Ordinances or the Sugar Land 

Development Code, the more stringent provision controls.  

 

1. Vicinity Map- Exhibit A 

2. Site Plan – Exhibit B 

3. Landscape Plan – Exhibit C 

4. Site Elevations – Exhibits D.1, D.2 
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5. Building Perspective and Site Features – Exhibit E 

6. Building Elevations – Exhibits F.1, F.2 

7. Truck Circulation Plan – Exhibit G 

8. Private Access Easement – Exhibit H 

9. Tree Protection Plan – Exhibit I 

 

 Section 4.  That any person found guilty of intentionally violating this ordinance will be 

fined not more than $2,000 for each offense.   

  

 APPROVED on first consideration on __________________, 2017. 

 

 ADOPTED upon second consideration on _______________, 2017.  

 

 

 

       ________________________ 

       Joe R. Zimmerman, Mayor 

 

ATTEST: 

 

 

 

 

APPROVED AS TO FORM: 

 

 
 

Attachments:    

 

Exhibit A – Vicinity Map 

Exhibit B – Site Plan 

Exhibit C – Landscape Plan 

Exhibits D.1, D.2 – Site Elevations 

Exhibit E – Building Perspective and Site Features 

Exhibits F.1, F.2 – Building Elevations 

Exhibit G – Truck Circulation Easement 

Exhibit H – Private Access Easement 

Exhibit I – Tree Protection Plan 
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Exhibit A - Vicinity Map 
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 Site Layout Plan 
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Landscape Plan 
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Site Elevations 
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Site Elevations 

 
  



16 

 

Building Perspective and Site Features 
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Building Elevations 
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Building Elevations 
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Delivery Truck Circulation Plan 
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Private Access Easement 
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Private Access Easement 
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Tree Protection Plan 
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