It’s HURRICANE Season – Do You Have National Flood Insurance?
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If you don’t read any other newsletter – READ THIS ONE!
Your Property is likely to be affected by new regulations

Stay Well
Stay Safe
MASK UP

26 Years Preserving Our History – Protecting Our Future

ALWAYS wear a Mask Completely Covering Your Mouth & Nose

N AT I O N A L
NIGHT OUT
OCTOBER 6

Transit Oriented Development Ordinance

Light Up your fence, balcony,
or porch in blue and come
ZOOM in your best Plague Mask!

PAVI N G

THE

YEL LOW BRICK ROAD

THE SECOND EDITION OF HOUSTON’S
TRANSIT ORIENTED DEVELOPMENT
ORDINANCE (TODO-2) takes effect
October 1st without the proposed
maps approved, owing to a
technical glitch last month—
proper legal notice was not given
to all property owners and
neighborhood associations prior
to the Planning Commission
Meeting.
The item was pulled from the
agenda at the eleventh hour, but
it is back again October 29th
TODO-2 contains many excellent
provisions to preserve our canopy of trees, increase pedestrian
safety and amenities, and encourage use of public transportation—all laudable and desirable
objectives. But it’s what else
that’s included in the 46 page ordinance that threatens at least

IN

GOLD

three of the City’s Historic Districts by not explicitly stating that
the Historic Preservation Ordinance (Ch. 33 Art. VII) prevails in
case of conflicting standards between it and TODO-2. Further,
TODO-2 imposes many new permitting fees on property owners
(a sidewalk plan, a driveway
plan) and standards for landscaping within the “pedestrian
realm”.
“Pedestrian realm means the area
from the back-of-curb or the edge
of the roadway in a street without
curbs, to the front of the building
on the lot or tract.”

Yes, the “pedestrian realm”
includes your front yard, so the
landscaping standards apply.
More – Page 2 >

Join our open ZOOM room from 7:00
– 7:20 pm and visit with your neighbors, and then at 7:20 everyone
should go out on the porch (masked
and distanced!) and greet the HPD
Officers as they drive through FMC. I
know, it’s not like our usual notorious NNO parties, but, hey there’s a
pandemic going on!
After the HPD drive through, we’ll
meet briefly on ZOOM to discuss
TODO2 and what we can do to protect property owners in First Montrose Commons. Be sure to return to
the ZOOM room to learn what this
complicated ordinance means to
your property rights.

Early Voting Begins October 13
harrisvotes.com
Check out a sample ballot
Find a polling location
See how long the waiting times are

VOTE

There will be two CAFMC Meetings this month—one on October
6 as part of National Night Out,
and one on October 20, to discuss TODO-2 and the Adult
Boarding Home in our neighborhood.
It is important that you attend these
meetings to help us properly advocate for you at the October 29th
Planning Commission Meeting!
Volunteers needed NOW to sign up to
speak at Oct. 29th
Planning Commission Meeting.
CAFMC needs as many property
owner volunteers as we can get
to sign up online now to speak at
the Oct 29th online meeting of
the Planning Commission. The
meeting uses the Microsoft
Teams platform.
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District C Council Member

TODO-2
S TANDARDS ,

50-page Users’ Guide for Walkable Places
and Transit-Oriented Development – Slick
Graphics – Little Analysis of Actual Costs to
Developers or Property Owners
Since TODO-2 is 46 pages long,
The Planning & Development
Department produced a high
graphic impact 50 page Users’
Guide for walkable Places and
Transit-Oriented Development to
introduce “users” to the newly
promulgated standards.
Unfortunately, the Guide results in
more – not less- confusion for
folks who’ve not heard of the two
programs. The first half of the
Guide deals with standards that
apply to Walkable Places (something entirely new to Houston).
You must dig way back to Section
4, more than halfway through, to
find the presentation applicable
to Transit-Oriented Development
(now in its second iteration in
Houston, and the program they
mean to apply to First Montrose
Commons and other areas in Neartown).
On Page 31 the Guide states, “A
Secondary TOD Street is between 1,000 feet and one-half
mile walking distance from the
transit station where properties
along the street may opt-in to
the TOD rules.” (emphasis added)

opt-in:

phrasal verb –

Abbie Kamin
districtc@houstontx.gov
832-393-3004
At Large 1 Council Member
Mike Knox

P LANS ,

AND

FEES – O H MY!

LOOK FURTHER INTO THE G UIDE -- On Page 34 you’ll discover the
PEDESTRIAN REALM – “Pedestrian realm width along TOD
streets is measured from the back-of-curb or edge of street
pavement to the ground floor building façade.” (emphasis added)
There are lots of things that are regulated within this newly created jurisdiction, parts of which extend onto private property.
Along Secondary TOD streets, for example, sidewalks must be
either 8 or 6 feet in width. There is no consideration given to recently completed CIP projects that cost more than $21million.

atlarge1@houstontx.gov
832-393-3014
At Large 2 Council Member

New Safety Buffers measuring at least 4 feet are required. This
is not a bad thing, but along Jack St. it would require moving the
sidewalks onto private property – or further narrowing this already narrow street—to comply. To be fair, a City Engineer can
make an exception if he determines this requirement is not feasible, but why include a street in the plan which is already
known not to be built to comply with TODO-2?

David Robinson
atlarge2@houstontx.gov
832-393-3013
At Large 3 Council Member

Maximum Softscape within the Pedestrian Realm is limited to
35% of the area of the Pedestrian Realm [see definition of Pedestrian Realm above] While this new restriction on overly enthusiastic landscaping along public sidewalks will result in better visibility and safety for pedestrians, should the City be able
to dictate landscaping choices on that part of the Pedestrian
Realm that lies on private property? Moreover, this Pedestrian
Realm also includes restrictions on what can be done with trees
whose trunks penetrate the ground within it.

Michael Kubosh
atlarge3@houstontx.gov
832-393-3005
At Large 4 Council Member

TODO-2 also restricts fencing along TOD streets to less than 48
inches height and requires them to be “non-opaque and decorative”. TODO-2, however, does not provide any additional police
patrols to compensate for the change in security or potential increases in trespass on private property.

BUT WAIT! There’s More…
Letitia Plummer
atlarge4@houstontx.gov
832-393-3012
At Large 5 Council Member

to choose to do or be
involved in something.
“Opt in.” Merriam-Webster.com Dictionary,
Merriam-Webster, https://www.merriamwebster.com/dictionary/opt%20in. Accessed 2 Oct. 2020.

AND

Sallie Alcorn
atlarge5@houstontx.gov
832-3933017

We’ve only just gotten to page 36—14 more pages of standards
and rules to learn!
Perhaps one of the most objectionable is that ‘opting-in’ to
TODO-2 means ‘opting-in’ to Market Based Parking.
You remember the promises made when the City extended Market Based Parking from the Central Business District down into
Midtown, don’t you? The neighborhoods in Montrose don’t need
to worry about this, -- it’s designed for Midtown, not for the
neighborhoods on the other side of the Spur. Market Based
Parking means that a developer or business is required to provide 0 (ZERO) off-street parking spaces for their business or development. If problems result, property owners are free to petition for the creation of a Special Parking Management District-
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“The magic must be very powerful, or they wouldn’t want it so badly!” (apologies to Noel Langley, Florence Ryerson and Edgar Allen Woolf)

… for an application fee, of course!
So, I’ll try to sum up TODO-2 and its potential benefits, and risks
to property owners, pedestrians, and the City of Houston when it
is shoe-horned into the City’s few Historic Districts.
1. TODO-2 likely will improve pedestrian and vehicular
safety within the Historic Neighborhoods by requiring
better visibility at intersections, driveways, and along
sidewalks. It has the potential to offer increased buffer
spaces between vehicular traffic and pedestrians on
the sidewalk – but only if the City’s right-of-way realm is
redesigned and reconstructed to meet the standards of
TODO-2 --- In the past two decades, Houston has only
rarely been able to afford a handful of demonstration
projects to test this theory (the Bagby Complete Street
Project, for example).
2. TODO-2 provides very strong protections for the tree
canopy—far stronger than previously.
3. Once/if implemented fully, TODO-2 compliant development is likely to encourage more pedestrian and cycling
engagement in a safer environment.
4. TODO-2 has the potential to severely constrain restoration/rehabilitation and new construction within Historic
Districts because the applicant must now apply for
sidewalk, landscape, and Certificates of Appropriateness, having each reviewed by different engineers. The
costs associated with repairing or rehabilitating or remodeling existing historic homes are already high, and
Houston provides very little financial incentives or assistance to homeowners of historic homes. The addition of a nonrefundable sidewalk/driveway fee of more
than $1,000 to the cost of a Certificate of Appropriateness, along with the addition burdens of shepherding
all these applications through the permitting process
provide a huge barrier to those seeking to buy into an
historic neighborhood. It also disincentivizes developers
from rehabilitating older affordable multifamily housing
within Montrose/Neartown, which is already critically
short of such options.

5. The “Opt-In” language is
frankly deceptive! The ordinance itself specifies
that “Except when designated as a primary
transit-oriented development street in accordance with section 33-445
of this Code, a potentially
eligible street segment
that is not excluded for
designation following the
evaluation in subsection
(b) of this section shall
be a secondary TOD
street” Sec. 33-444(c)
6. Property owners may
seek exceptions to the
rules under extenuating
circumstances, but the
determination of whether
to grant the exception
rests with a single City
engineer – once the applicable (non-refundable)
fees have been paid by
the property owner.
So, what to do?
TODO-2 took effect October 1st –
all that remains is for the Planning Commission to approve the
proposed maps, which designate
many FMC streets as Secondary
TOD Streets. That hearing is
scheduled as a Virtual Public
Meeting
Thursday, October 29, 2:30 p.m.
Call-In Option: +1 936-755-1521
Conference ID: 285 411 221#
Meeting link:
https://bit.ly/367Gzzb

We must submit our comments
on this issue to the Planning Commission in writing well before the
October 28 deadline, so they will
be included in every commissioner’s packet. Last month – the
public speaking session was abruptly canceled after a Microsoft
Teams technical glitch. We cannot
risk that another such “glitch”
would allow the Commission to
say, “no one spoke to oppose
this.”
Director Margaret Wallace Brown
will speak at our October 20
CAFMC meeting on this issue. We
will have only 45 minutes during
that meeting for her presentation
and our questions. The Westmoreland Civic Association has
expressed interest in working together with CAFMC on this.
As a permanent solution for the
future, our only option is to establish Minimum Lot Size/ Minimum
Building Line / or Minimum Lot
Size Area designations throughout much of FMC. TODO-2 expressly excludes streets in these
designated areas. There is one
such area in FMC – the south
face of the 600 block of W Main
is a Special Minimum Lot Size
Special Minimum Building Line
Blockface, established prior to
creation of the Historic District.
I realize this is a hugely complicated issue we face. But FMC has
handled big issues before, and I
am confident that working together we can find an acceptable
solution in this case as well--

BUT ONLY WITH ALL YOUR
INVOLVEMENT AND COMMITMENT
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Early Voting Begins Tuesday, October 13
Please thank them for providing
YOU with a park!
Stephen Longmire................... $2720
Zack & Jessica Brown ............. $2000
David & Leslie Turner .............. $1500
Michael & Michelle Ayers........ $1000
Dr. James Wheeler .................. $1000
Shine Chang ............................. $500
Bruce Clark .............................. $500
William Stewart ........................ $500
Richard Peoples ....................... $500
Margaret & Brooks Frazier ........ $500
Sally Vaughn ............................. $500
Joseph & Malinda May .............. $500
Spencer Sliter .......................... $500
Donna Drennen......................... $400
Ravi & Claudette Bhandari ........ $300
Viebig, McCommon & Assoc. ..... $250
Raju Adwaney ........................... $250
Karen Hurwitz ........................... $200
Craig & Helga Addington ........... $150
Ralph Leal ................................ $100
Christian Gibson ....................... $100
Ronald Boyd ............................... $50
Cornelia Williams ....................... $50
Gary Jackson .............................. $50
FMC Resident Total .............. $14,150
CAFMC ................................... $7500
CM Abbie Kamin ................... $18000
TIRZ 27 .............................. $150000
Spark ................................. $150000
You can still Donate –
Fully Tax Deductible

A check,
Made out to

Spark,

annotated
AIMS SPARK PARK IN FMC —
in whatever amount you feel is appropriate to provide this essential park for our
neighborhood.
The check should be mailed or delivered to:

CAFMC
603 W. Main St.
H ous ton, TX 77006-5618

Covid-19 has changed nearly everything we hold dear. Let’s not let it interfere with the sacred civic
duty to VOTE November 3! Go online now to https://votetexas.org and register to vote if you’re not already registered.
Postal Service disruptions mean it is even more important to register early, and to VOTE EARLY so that
every vote can be counted.

National Night Out – 2020 Style

Covid-19 precautions prevent us from throwing our usual National Night Out celebration, but we’ll do
our best to observe the spirit of the evening. Residents are encouraged to decorate their porches or
windows with bright blue lights to greet the Houston Police Patrol Parade as it winds its way through
First Montrose Commons on Tuesday, October 6.
We will also open a ZOOM Meeting room where you can meet your neighbors – and, just for fun, we
hope you’ll wear your best plague mask – think Middle Ages Venice, Paris, or London! Be sure to feature your best ZOOM “bombers” (pets, kids, significant others) in your ZOOM chat – it’s all meant to be
a fun moment in our challenging year.
An Email with the link to the NNO 2020 ZOOM will be sent the first week in October. Get your masks
and decorations ready!
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eighborhood Patrons provide very
substantial financial support to
The Civic Association of The First
Montrose Commons, greatly
facilitating our work to preserve and
protect our unique historic urban
neighborhood.
If you own a business in or near First Montrose
Commons and are interested in becoming a
Neighborhood Patron, please contact us via email
at president@firstmontrosecommons.org . We’d be happy
to discuss this program with you!

https://www.timberlinefitness.com

If you own a business and wish to become a commercial member of
First Montrose Commons, please contact us via our web page:
https://firstmontrosecommons.org
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T

he Nominating Committee

was appointed at the July
31 meeting of the CAFMC
Board. The importance of securing motivated and qualified candidates to fill all nine positions on
the Board, coupled with the uncertainties of the COVID-19 crisis
was the reason this committee
was appointed earlier than usual.

It’s not too late
to make a
difference
Complete the 9 questions of your
2020 US Census Online Now!

https://my2020census.gov/
Or you can scan the QR Code below

Residential Members (who either
live or own property in First Montrose Commons) in Good Standing
(2020 dues paid) may run for any
of the 5 Officer or 4 Director positions on the Board. Commercial
Members in Good Standing who
own or operate a business within
First Montrose Commons may run
for any of the 4 Directors positions.
All potential candidates must
announce their intention to
run by completing the Contact
the 2020 Nominating Committee page on the FMC website

Tuesday Oct 6 and Tuesday Oct 20
Discussion of TODO-2 and
Adult Boarding Home
October has shaped up to be a very busy month with
significant limits on our ability to engage two important issues due to increasing COVD-19 cases.
The Transit-Oriented Development Ordinance will have profound
impacts on FMC and the Historic District unless we act quickly
to provide input at the October 29 Planning Commission Meeting. This very complicated Ordinance requires two meetings so
property owners can understand its implications, and make
their positions known to the City, so we will devote 30 minutes
on National Night Out and 45 minutes on October 20 to it.
The Adult Boarding Home located in FMC (formerly know as the
Mental Health Co-Op) is a special challenge for our neighborhood. It has operated without complying with the first Boarding
House Ordinance and only recently begun steps to comply with
the second. We will devote the second 45 minutes of the October 20 FMC meeting to this important issue.
For the kids and their families, I am sorry that for the second
time as President I must say we will NOT have FMC’s special
Trick-or-Treat this year because it is just not safe during the
COVID-19 emergency. I recommend that parents consider The
Houston Zoo’s ZOO BOO festivities instead --

We must elect a new Secretary for
the Civic Association for 2021.
This Officer’s Position is required
by the Articles of Incorporation
and cannot be vacant.
The Bylaws allow the appointment
of assistants for the Secretary
and/or Treasurer. So if several
people run for these positions, it
is possible that those receiving
less than the plurality of votes
could be appointed as assistants
by the new Board following the
election. This is in fact an excellent way to learn the ropes and
gain valuable experience.

Prior online tickets required https://www.houstonzoo.org/events/zoo-boo-2020/
Attending this event helps FMC families celebrate Halloween
in a convenient, safe environment while helping to support
one of Houston’s premiere institutions at the same time

On Common Ground
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All Applications for Certificates of Appropriateness MUST be filed ONLINE https://cohweb.houstontx.gov/hpt/Login.aspx
Next HAHC Meeting – Thursday, September 24, 2020 3:00pm ONLINE via TEAMS
https://www.houstontx.gov/planning/Commissions/HAHC.html for links to the TEAMS Meeting.
A L E R T: O C T O B E R 2 2 N D , 2 0 2 0 H A H C M E E T I N G W I L L N O T O C C U R
Please submit complete applications by September 2nd and you will be considered for review in the September 24th meeting.
Please continue to submit your applications and staff will review for potential Administrative Approval. If they must be reviewed by
HAHC, applications received between September 2, 2020 and October 27, 2020 will be heard on November 18, 2020

As of October 2, 2020 no applications had been filed for a Certificate of Appropriateness in the FMCHD.

HAHC to consider New
Harmonium Historic District

Have YOU answered the

Located in the Magnolia Grove Neighborhood along Buffalo Bayou between downtown and Memorial Park, the proposed Harmonium Historic
District would be the City’s 22nd Historic District, and the first created
following the recent revisions of the Historic Preservation Ordinance.
Consisting in eight addresses, it would also become the City’s smallest
Historic District, edging out
the West Eleventh Place Historic District by one home.

Determine the Future

A public hearing on the establishment of the Harmonium
Historic District is scheduled
Monday, October 5 at 6:00
pm online via Microsoft
TEAMS
https://bit.ly/3izM39a
This meeting is a good opportunity to learn the new
procedures under which Historic Districts can be created in Houston. Persons interested in seeing true grass-roots local government are encouraged to attend (please mute your device when
you enter).

9 Questions
that will
of the

United States
for the

Next Decade?
So far only 50% have, and
they determine YOUR future!
It’s Fast, It’s EASY! It’s
CONFIDENTIAL! It’s SECURE!

https://my2020census.gov/

9 QUESTIONS

10 MINUTES

10 YEARS OF RESULTS!

Although we believe the warranty
period for the Street Reconstruction Project has passed, you
should still report cracks in the
concrete via the 311 app. Include
a photo with a precise location.
Use the Category – PWE CIP Project
When prompted to Provide the
project WBS Number if known –
enter WBS N-000400-0001-4
Properly formulated and pour concrete should not be cracking only
two years after the project’s completion. We need your help to document this so we can get action
from the City of Houston.
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TIRZ 27 is different! Instead of
waiting to accumulate a huge increment balance before reinvesting it in Montrose, our TIRZ has
pushed forward with bold, evidence-based plans to improve our
unique district. Even before the
“Master Plan” was conceived, the
TIRZ Board applied for a grant to
be part of the HGAC Livable Centers Studies—in depth surveys of
an area’s assets, history, culture,
and needs, both structural and
cultural. The Board felt strongly
that their master plan should be
based on evidence, and the Livable Centers Study will serve to inform the Board’s decisions about
what projects it should pursue
and in what order
Last Thursday, September 10th,
they presented a nearly 2-hr webinar showcasing the initial findings
of the study and seeking community feedback and guidance as
the study moves on to its next
phases. You can watch the Facebook stream of that webinar here:

9

Don’t be discouraged by the dates shown! The Livable Centers Study still very much wants input from Montroseans!

Montrose Livable Centers Study Area

Route of the Self-Guided Tour

https://www.facebook.com/watch/?v=1190107981363906&extid=HLhXyVanDn6lTtB0

Unfortunately, the stream begins
about 5 minutes into the webinar
owing to technical difficulties.
The Livable Centers Study is a
unique opportunity for Montrose
residents and workers to help
shape the future of our neighborhood over the next quarter century!
The TIRZ website has links to a
self-guided tour of Greater Montrose, focusing on 19 stops, each
uniquely Montrose. You are encouraged to take the tour and
then to complete the Livable Centers Questionnaire.
https://montrosehtx.org/

ost of you know I have a
bit of a reputation for
blunt – er frank criticism
when things are not handled well.
In this case, however, I must express how delightful it has been
to work with CM Abbie Kamin and
her District C team!
Despite the challenges of off-site
operations and Microsoft’s notoriously “simple, reliable, and easy”
technologies, they have consistently gone the extra mile to address issues in our area at warp
speed. So, Kudos CM Kamin and
the whole District C Team - keep
up the spectacular work!

First – attend both FMC Meetings this October (on the 6 th and
20th) so you have the background.
Second – decide whether you prefer to comment in writing, or
verbally, or both, and prepare your verbal presentation to last no
longer than 1 minute.
Third – submit your written materials online to BOTH the
Planning Commission and to FMC – see
https:\\firstmontrosecommons.org\TODO-2 for links
Fourth – and most important submit comments or sign up to
speak before Wednesday, October 28, 2020 online.
This will likely be Item 1 on the agenda, so speakers who’ve
signed up to speak on this issue will go in the order they signed
up while the Item is being discussed rather than at the end of
the meeting. BE SURE TO DOWNLOAD Microsoft TEAMS well before the meeting and set it up on your device.
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2020 Board of Directors – The Civic Association of The First Montrose Commons, Inc.

The Civic Association of The First Montrose Commons, Inc. is a not-for-profit 501(c)4 Corporation. Dues and Donations are NOT tax deductible under IRS
Regulations. We meet at 7:00pm each third Tuesday, except April, October, and December. Residential Membership is open to anyone who lives or owns
property in our incorporated area (bounded by W. Alabama, Richmond, Montrose and Spur 527-Milam). Dues are $10 per person per year, payable each
January. Commercial Memberships are open to qualifying businesses and institutions subject to Board approval – see our website for details.
The First Montrose Commons Historic District of the City of Houston is wholly contained within First Montrose Commons. It is the policy of our Civic
Association to attend each meeting of the Houston Archaeological and Historical Commission to assure full compliance with the provisions of the City’s
Historic Preservation Ordinance as it applies to our Historic District.

The Civic Association of The First Montrose Commons
will meet via Zoom® Tuesday, Oct 6 and 20 at 7pm
You will receive an email with a link and invitation

HELPFUL CONTACT INFORMATION
CRIMEREPORTS™
https://www.crimereports.com/
LEXISNEXIS® | COMMUNITY CRIME MAP
https://communitycrimemap.com
EMERGENCIES -LIFE, PROPERTY IN
IMMEDIATE DANGER 

911

NON-EMERGENCY POLICE
(Parking Violation, Crime Report)
713-884-3131
HPD NO DOPE HOTLINE

713-466-3673

The STREET

IS NOT

YOUR GAR-

AGE

ALL OTHER CITY SERVICES
311
BEST TO USE SMARTPHONE APP
NEXTDOOR.COM
– South Montrose Group

HIDE - LOCK – REPORT
EVERYTHING!
POLICE PATROLS ARE DATA DRIVEN
©2020 The Civic Association of The First Montrose Commons, Inc. ALL RIGHTS RESERVED

