CITY OF TEXAS CITY
REGULAR CALLED CITY COMMISSION MEETING

AGENDA

WEDNESDAY, AUGUST 6, 2025- 5:00 P.M.
KENNETH T. NUNN COUNCIL ROOM - CITY HALL
1801 9th Ave. N.

Texas City, TX 77590

PLEASE NOTE: Public comments are limited to posted agenda items only and are generally limited to 3
minutes in length. If you would like to request to speak, please do so in advance of the meeting by filling
out a Request To Address Commission form. All in attendance are required to remove hats and/or
sunglasses (dark glasses) during meetings and to also silence all cell phones and electronic devices.

(1)

(2)

3)

(4)

(@)

(b)

®)

(a)

ROLL CALL

INVOCATION

PLEDGE OF ALLEGIANCE

REPORTS

Engineering, Transportation, and Planning Department Annual Report (City
Engineer)

Ambulance Fleet Status Report. (Fire)

PUBLIC HEARING

To consider and approve the Community Development Block Grant (CDBG)
2025 Consolidated Plan and Annual Action Plan -2nd Public Hearing

Public Hearing to receive comments regarding amending the Code of Ordinances
Title XV entitled "Land Usage", Chapter 160 entitled "Zoning" to designate
Section 160.051 District S-P (Site Plan) as the zoning designation for Battery
Energy Storage Systems and similar projects.

Public Hearing for comments on the zoning change of 38.653 acres from District
H Heavy Industry to District SP Site Plan for a Battery Energy Storage System
(BESS) located in an area south of the GCWA canal, north of Moses Bayou, east
of South Humble Camp Rd., and west of property owned by the Galveston Bay
Area Foundation



(6)

(8)

(9)

(@)

PRELIMINARY ZONING APPROVAL

Consider and take action on Preliminary Zoning Approval for Red Egret, LLC for a
zoning change of 38.653 acres from District "H" Heavy Industry to District "SP"
Site Plan for a Battery Energy Storage System (BESS) located in an area south
of the GCWA canal, north of Moses Bayou, east of South Humble Camp Rd., and
west of property owned by the Galveston Bay Area Foundation.

Consider and take action on request for an extension of time to Preliminary
Zoning Approval for Lakeside Bayou Subdivision.

Request for Extension of Time to Preliminary Zoning Approval for Alpha Omega
Power, LLC to rezone from District “F” (Light Industrial) to District “S-P” (Site
Plan) for development of a BESS project to be located at 701 Hwy 146 N.

PUBLIC COMMENTS

CONSENT AGENDA

Approve City Commission Minutes for July 16, 2025 meeting. (City Secretary)

Consider and take action on Resolution No. 2025-077, consenting to
annexing 17.968 acres of Section 5 Marlow Lake North Subdivision into GCMUD
79. (Engineering)

Consider and take action on Resolution No. 2025-078, approving the Second
Amendment to the Utility Services Agreement with Lakeside Bayou, LLC and
GCMUD 53. (Engineering)

Consider and take action on Resolution No. 2025-079, approving a Development
Agreement with Red Egret LLC. (Engineering)

Consider and take action on Resolution No. 2025-080, adoption and submission
of the CDBG 2025-2029 Consolidated Plan and Annual Action Plan. (Community
Development)

Consider and take action on Resolution No. 2025-081, approving and awarding
Commission Grant funds in the amount of $1,500 to the Texas City Foursquare
Church. (Commissioner DeAndre Knoxson)

REGULAR ITEMS



(b)

(c)

(d)

(10)

(11)

(12)

NOTICE OF ANY SUBJECT APPEARING ON THIS AGENDA REGARDLESS OF HOW THE MATTER

Consider and take action on the third and final reading of Ordinance No. 2025-06,
amending the Texas City Code of Ordinances by creating Chapter 162 entitled
"Battery Energy Storage Systems" and Amending Title XV entitled "Land Usage",
Chapter 160 entitled "Zoning" to designate Section 160.051 District S-P (Site
Plan) as the zoning designation for Battery Energy Storage Systems and similar
projects. (City Engineer)

Consider and take action on Ordinance No. 2025-14, establishing the
Commission Rules of Procedure/Order of Business. (Management Services)

Consider and take action on proposed ad valorem tax rate (Fiscal Year 2026 —
October 1, 2025, to September 30, 2026) by record vote and schedule public
hearings, if necessary. (Finance)

Consider and take action on Ordinance No. 2025-15, amending the Code of
Ordinance, City of Texas City, Texas, Title lll "Administration", Chapter 32 "Law
Enforcement and Fire Department”, Section 32.009 "Fire Department; Class of
Positions", to reflect one (1) fewer position in the classification of Captain and one
(1) additional position in the classification of Firefighter; the total number of
authorized Fire Department personnel will remain unchanged. (Fire)

COMMISSIONERS' COMMENTS

MAYOR'S COMMENTS

ADJOURNMENT

IS STATED MAY BE ACTED UPON BY THE CITY COMMISSION.

NOTICE: The City of Texas City will furnish free transportation to handicapped individuals via a 4-door
sedan for anyone wishing to attend the City Commission meetings. Call 948-3111, City Secretary's

Office before noon on Monday preceding the meeting to make arrangements.

|, THE UNDERSIGNED AUTHORITY, DO HEREBY CERTIFY THAT THIS NOTICE OF MEETING WAS
POSTED ON THE BULLETIN BOARDS AT CITY HALL, 1801 9TH AVENUE NORTH, TEXAS CITY,
TEXAS, AT A PLACE CONVENIENT AND READILY ACCESSIBLE TO THE GENERAL PUBLIC AND
ON THE CITY'S WEBSITE ON JULY 31, 2025, PRIOR TO 5:00 P.M. AND REMAINED SO POSTED

CONTINUOUSLY FOR AT LEAST 72 HOURS PRECEDING THE SCHEDULED TIME OF SAID

MEETING.

RHOMARI LEIGH
CITY SECRETARY



CITY COMMISSION REGULAR MTG

Meeting Date: 08/06/2025

Engineering, Transportation and Planning Department Report (City Engineer)
Submitted By: Rhomari Leigh, City Secretary

Department: City Secretary

(4) (a)

Information
ACTION REQUEST
Transportation and Planning Department Report (City Engineer)

BACKGROUND (Brief Summary)
RECOMMENDATION

Fiscal Impact

Attachments
Eng & Planning Annual Report 2025
Regional Transportation Plan 2050




e GCOMMUHITY matters

Engineering & Planning
2023
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ENGINEERING & PLANNING ™~ /" (e
BUILDING & INSPECTIONS /3811 e
7800 Emmett F. Lowry Expy . et iy
Texas City, TK 77591
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STAFFING
Engineering & Planning

Administrative
Assistant

Consulting Engineer Planning & Zoning Engineering &
(Contract) Technician Planning

Administrator

777



ENGINEERING & PLANNING HIGHLIGHTS

* Administered continued balanced growth of the City
* Planning Board
e Zoning Commission
* Board of Adjustments
* Promoted public facing GIS based Zoning Search Tool

 Established kiosk sign program to remove bandit signs in the rights of way
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ESTIMATED POPULATION

AS OF JULY 1

Population est

2021 2024

58,049

11.02% increase since 2020
2.54% annually
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ENGINEERING & PLANNING

Performance Measures

Master Plans Approved

Total Preliminary Plat Approved (Lots)

Total Final Plats Approved (Lots)

Total Acres Subdivided — Master Plans
Total Acres Subdivided - Preliminary

Total Acres Subdivided - Final
Development Plan — Applications Received
Development Plan — Applications Approved

Final Plats Recorded

etas City
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0
266.596
277.699

33
19
20

Memorial Village - 99
Willow Wood - 213

411

297

112
141.1251
109.2521
25

23

16

Lago Mar East- 1,973
417

604

1,229.9

208.2242

214.614

18

©




Construction or Shovel-Ready In Platting In Planning & Pre-Development
(Master Plan Approved)

965 Lots
306.10 acres 1,045 Lots

1,924 Lots

654 acres
359.45 acres

Brookwater Section 1

Central Park Section 3 Cobblestone Sections 3 & 4
Lago Mar Pod 9 and Pod 10 Heron’s Landing Section 5 Bay Street
Heron’s Landing Section 4 Marlow Lake Section 5 Grand Cay Harbour
Lakeside Bayou Memorial Village MHI Tract
Steed Landing Pearlbrook Section 10 Padgett Tract
Lago Mar East Phase |
Willow Wood Sections 1 & 2
Grand Cay Harbour Section 4A

Sunrise Cove Sections 1 &2
Vida Costera Section 3

etas City
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Director of Engineering &
BUILDING & INSPECTIONS

Administrative
Assistant

Chief Building
Official

Assistant Building Official &
Floodplain Manager

Deputy Building Official

Commercial & Permit Technicians
Residential
Plan Reviewer

Third-Party Plan
Reviewers &
Inspectors

Residential
Plan Reviewer

i EST. 1911



BUILDING & INSPECTIONS

Highlights

* Administered the issuance of 48 permit types
* Conducted 119 types of inspections
* Certificates of Occupancy - new residential and commercial
 Abatement of substandard structures through remodels
* Assisted Community Development new construction projects

* Achieved the certification of 2 Plumbing Inspectors

* Maintained the qualifications of 6 Combination Inspectors

© leras City
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BUILDING & INSPECTIONS

Performance Measures

Total Number of Permits Issued

Number of New Residential Permits

Number of Commercial Certificates of
Occupancy

Total Number of Inspections

Number of substandard structures abated
through forbearance agreements

etas City
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BUILDING & INSPEGTIONS

Performance Measures

Permits Inspections

25,000
20,000

15,000

10,000
o .

2023 Actuals 2024 Actuals 2025 YTD Total Number of Inspections

m Total Number of Permits Issued Number of New Residential Permits W 2023 Actuals 2024 Actuals m2025YTD

vas 612 B




NEW COMMERCIAL DEVELOPMENTS
2020 - 2025

Pit Stop BBQ Kung Fu Tea Lercy’s Diner

Gus’ Fat & Juicy BBQ Blue Lagoon Bar & Grill
Starbucks Scooter’s Coffee Café Petra

MOD Pizza Texas Roadhouse Time Out No. 5

Hoppe’s Bar & Grill Bag O’ Crab Grazia Italian Restaurant
Hoppe’s Cantina Peking Duck Whiskey Bay

Johnae’s Jay’s Café Mr. Taco

Brick and Spoon Waffle House Dunkin’ Donuts*

* Not Complete

etas City
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NEW COMMERCIAL DEVELOPMENTS
2020 - 2025

Victoria’s Secret Lagoon Fest Pool Tractor Supply

Smart Living Apts Take 5 Oil Change Brad’s Boat Storage
Sally Beauty Supply Lia’s Jewelry O’Reilly Auto Parts
Rich’s Car Wash Timewise C-Store Roadster Gas Station
T-Mobile Fuel Plus #8 Always Market C-Store
Bell Zion Church Sports Clips Fuel Plus C-Store

Fuel Depot Oakley Hernandez Retail Center
Five Below Twice the lce Texas City Hair Salon
Brazos Urethane SBA Alliance C-Store Shoe Palace

Houston Painting Hey Dudes Burlington Coat Factory*
Frost Bank King Nail Spa Quick Quack Car Wash*

* Not Complete

etas City
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NEW COMMERCIAL DEVELOPMENTS
2020 - 2025

Industrial Specialist Aspen Dental Texas City Fire Training Center

Gulf Coast Water Authority Newcor Medical Partners TC Fire Station #4

Broad Reach Power (BESS) Select Physical Therapy TC Community Plaza*

Eastman Chemical Office Crisis Center TCISD Stem Center

Topaz Generating LLC Little Stars Pediatric Center TCISD Calvin Vincent Learning Center
LMISD Middle School
DISD Elementary School*
DISD Middle School
COM New Industrial Careers Center*
COM Cosmetology School*
COM Public Safety Careers Center*
COM Continuing & Corporate Education Center*
COM Library & Classroom Building*
Galveston County Clerk’s Office Annex

* Not Complete

etas City
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BUILDING & INSPEGTIONS

Upgraded Web-based Permitting System

* Integrated with GIS

 Configured with Munis to eliminate double
entry of receipts

* Electronic Plan Review

* Enhanced Customer Service

e MGO Go Live -June 4, 2025
 MyGov Migration - September 2025

Watch on 38 Youlube

© feras ity
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LAGO MAR
TAK INGREMENT
REINVESTMENT ZONE
(TIRD)

EST. 1911




LAGO MAR TIRZ

Property Value Increase (2006 — 2024)

* Year 17 of its 30-year life
* 2,687 completed homes as of 12/31/2024

Increase in Tax Base Market Value by Year

Commercial Residential Totals
2006 Base Value $82,650 $321,530 $404,180
2022 Value $176,695,679 $476,164,818 $652,861,497
2023 Value $201,833,329 $624,276,018 $826,109,347
2024 Value $228,774,944 $889,838,573  $1,118,613,517

Increment $228,692,294 $889,517,043  $1,118,209,337

etas City
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LAGO MAR TIRZ

2024 Tax Increment

Tax increment revenue $2,500,000.00
to TIRZ fund from Texas
City share of tax
revenue

$2,000,000.00

$1,500,000.00

$1,000,000.00

$500,000.00

$_
Year Year Year Year
2021 2022 2023 2024

etas City
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LAGO MAR TIRZ

2024 Tax Increment

TIRZ Increment Revenue by Year - Texas City

.
2500000
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2026 -2021

e Electronic Plan Review
* Web-based Portal for Planning & Zoning

* Master Parks Plan
* Performthe CIP forW &S
Building Renovations & Expansion
* Traffic Signal Projects

EST. 1911




TRAFFIC SIGNAL PROJECTS

Construction beginning Summer 2025
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REGIONAL TRANSPORTATION PLAN
2050

. Call 832-821-2050
Email RTP2050@h-gac.com

3 Follow Us @HouGalvAreaCog
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REGIONAL B

TRANSPORTATION .|, _fgls o

PLAN 2050

RTP2050 FACT SHEET

What is the Regional Transportaiion Plan 20507

The Regional Transportation Plan 2050, or RTP, is a big-picture plan for how we will travel in the
future. It looks ahead to the year 2050 and inciudes all the ways people move around—like
highways, buses, trains, sidewalks, and bike lanes. The plan helps decide which projects to build
and how to pay for them.

Why This Plan Matters What the Plan Covers
A strong transportation plan can help: * Roads and highways.
* Make roads safer and reduce traffic. e Public transportation (buses and rail).
¢ Support job growth and new businesses. e Sidewalks and bike paths.
* Protect our air, water, and land. ¢ Freight and goods movement.
e Give people more travel options. ¢ Emergency routes and safety.
e Connect communities to jobs, schools, e Environmental impacts.
and services. e Fair access to transportation.
* Guide how local, state, and federal ¢ Tourisim.
funds are spent. * How we’'ll track progress with goals

and measures.

RTP 2050 Timeline

Existing
Conditions wmm=
+ Visioning

Summer 2025 ‘ Fall 2025 . Spring 2026 . Fall 2026

Public Meeting Public Meeting Public Meeting
PHASE 1 PHASE 2 PHASE 3




REGIONAL . BB
TRANSPORTATION . _#sl; S
PLAN 2050 iy

RTP2050 FACT SHEET

Our Region, Our Plan, Our Voices How You Can Help Shape the Plan

This plan includes ideas from: We want to hear from you!
e Local cities and counties. ¢ Take the survey.
* Transportation agencies. * Attend a public meeting.
* Businesses and workers. * Send us your ideas: RTP2050@h-gac.com.
* Community and neighborhood groups. ¢ Sign up for updates at RTP2050.com.

* People like you.

Who We Are

The Houston-Galveston Area Council (H-GAC) is a group of local governments and leaders from
13 counties in the Texas Gulf Coast region. This area covers over 12,500 square miles and is home
to more than 7 million people. H-GAC helps these communities work together on important
regional issues, including transportation, emergency planning, housing, and economic
development.

Since 1974, H-GAC has also served as the Metropolitan Planning Organization (MPO) for eight of
those counties: Harris, Montgomery, Liberty, Chambers, Galveston, Brazoria, Fort Bend, and Waller.
As the MPO, H-GAC is responsible for regional transportation planning and helps decide how
federal transportation funds are spent.

The RTP is one of the most important responsibilities of the MPO. It lays out a shared vision for how
people and goods will move throughout the region over the next 20 to 25 years. The RTP guides
decisions about which transportation projects—like new roads, transit lines, and bike trails—should
be built, and how they support safety, mobility, equity, and economic growth. Every major
transportation investment in the region must align with the RTP in order to receive federal funding.

Call 832-821-2050
Email RTP2050@h-gac.com
Follow Us @HouGalvAreaCog




Hoeo RTP2050 SURVEY

Houston-Galveton Existing Conditions and Visioning

Let's Hear From Youl!

Your voice matters! Help the Houston-Galveston Area Council (H-GAC) plan for the
future of transportation in our region. The 2050 Regional Transportation Plan (RTP) will
guide policies and development of transportation over the next 25 years.

Whether you bike, drive, take the bus, walk, or roll every experience counts. Help us
create a Regional Transportation Plan that meets the needs of our community and
enhances your daily commute.

Take a few moments to share more of your thoughts and ideas. Together, we can pave
the way for a more connected, efficient, and sustainable transportation system. Let's hit
the road to a brighter future!

Section 1

1. What are your greatest concerns when driving, riding, biking, or walking in the
region? (Select all that apply)

Traffic Congestion

Safety

Poor road conditions

Comfort / Weather

Delays or Reliability

Other

oooooad

2. How often do you use the following fypes of transportation per week?
Mode Daily 2-3 times Rarely (Tor less) Never

Personal Car

Bus or Train

Bicycle

Walking/Rolling
Ride-share (e.g. Uber, lift)

O0000O0
000000
O000O0O0
O0O000O0

Carpool



HoXO RTP2050 SURVEY

o g Existing Conditions and Visioning

3. How long is your average one-way commute to work or school?
O Less than 15 minutes
O 15-30 minutes
O 31-60 minutes
O More than 1 hour

O | remote work / telecommute

4. How frequently have you or a member of your family delayed or cancelled going
to the store, doctor, school, work, events/hobby, or anywhere due to a concern
about transportation or the transportation system?

O Frequently - Daily
O Often — 3 to 4 days per week
O Sometimes — 1 to 2 times a month
O Rarely — Every few months
L Never
What are some of the reasons?

5. Are there any transportation issues that make it hard for you to travel safely or
easily in the region? (Select all that apply)

Roadway, biking, and walking/rolling facilities and connectivity

Areas of excess traffic congestion and delay

Public transit service availability

Transportation cost

Roadway safety

Limited travel options

None

Other

If yes, please describe issues or improvements needed and include specific

locations if you can.

ooooooonoaod




Ho O RTP2050 SURVEY

T e Existing Conditions and Visioning

6. How would you rate the condition of the following infrastructure in your area?

Infrastructure Type Excellent Good Fair Poor N/A

Roads and Highways O O O O O
Public Transit (Bus/Train) O O O O O
Sidewalks and crossings O O O O O
Bike lanes/trails O O O O O

7. What transportation options in your area are accessible for people of all ages and
abilities? (Select all that apply)

Accessible sidewalks

Bike Lanes

Bus/Train

Paratransit (Pickup transportation services for elderly and disabled)
None

Other

OooooonO

8. What should be the top goals for improving transportation in your area? (Select
top three)

Repair existing roads and facilities

Add biking and walking/rolling options

Add bus and rail options

Add more vehicle lanes

More educational programs and safety campaigns

OooOoo00oo0Oood

Transportation for the elderly and disabled

8. Describe your ideal transportation system by 2050. (Write response below)




HoO RTP2050 SURVEY

e it Existing Conditions and Visioning

9. What factors did you consider when choosing where to live2 (Select top two)
Cost/Affordability

Travel time (Near work, shopping, good schools, and other daily needs)
Bigger house

Transportation options/services (buses, bike lanes, sidewalks)

Safety (Less crime, away from traffic)

Other

oooood

Section 2: About You.

1. Home Zip Code

2. What is the zip code of your place of employment? If unknown, what is the nearest
intersection or landmark?

3. lam:
O A full-time student
O Employed full-time
O Employed part-time
O Unemployed
O Retired
4. What is your age range?
O Under 18
018-24
0 25-34
0 35-44
0 45-54
0 55-64
0 65+

O Prefer not to say



HoAO RTP2050 SURVEY

oo Gateson Existing Conditions and Visioning

5. What is your gender?
O Male
O Female

O Other
O Prefer not to say

6. What best describes your race or ethnicity? (Select all that apply)
O Black or African American

White

Hispanic or Latino

Asian or Pacific Islander

Native American or Alaska Native

Other: [Open text box]

Prefer not to say

OoO0o0O00O0oad

7. What is your income level?
O Below $30,000
O $30,000 - $60,000
O $60,000 - $100,000
O Above $100,000



HoO RTP2050 SURVEY

e Cotreyon Existing Conditions and Visioning

Section 3

1. Would you like to receive updates about the Regional Transportation Plan (RTP)
and be entered to win a gift card?

O Yes, please provide name, and email or phone number

O No

2. Are you interested in participating in future workshops or focus groups?
O Yes
O No
O Maybe
If yes or maybe, then provide name, email address, and/or phone number

3. What time of day are you most likely to attend a public meeting? (Select all that
apply)
O Mornings 8am- 12pm
O Afternoons 12pm-3pm
O Evenings 3pm-7pm
O Night 8pm or later

4. Where did you hear about this survey?
Online search engines

H-GAC website

Public meeting

Billboard, radio, TV ad

Social media

Word of mouth

Flyer, newspaper or other print media

OooooOooood

Thank you for your time. Please check the RTP2050.com for survey results and more
information about how to get involved in the 2050 Regional Transportation Planning
Process.



CITY COMMISSION REGULAR MTG (4) (b)
Meeting Date: 08/06/2025

Ambulance Fleet Status Report

Submitted For: Dennis Harris, Fire Department

Submitted By: Dennis Harris, Fire Department

Department: Fire Department

Information
ACTION REQUEST

No commission action requested.

BACKGROUND (Brief Summary)
Emergency Medical Services Fleet Overview: Operational Challenges and Unit Losses.

RECOMMENDATION
No commission action requested. (Report Only)

Fiscal Impact
Funds Available Y/N: Y
Amount Requested: No funds requested.
Source of Funds: No funds requested.
Account #: No funds requested.
Fiscal Impact:

Attachments
Staff Report




Texas City Fire
Department

EMS Fleet Status Summary




EMS Unit Assignment and
Status

e Medic 11 (2021): Out of service — totaled in rear-end accident, not
replaced yet.

e Medic 10 (2023): Station 1 — Reserve/Backup Unit: Medic 45

e Medic 15 (2012): Out of service — totaled in rear-end accident, not
replaced yet.

e Medic 20 (2016): Station 2 — Backup unit is R13 (2007)

e Medic 30 (2016): Station 3 — No reserve/Backup unit

e Medic 40 (2022): Station 4 — No reserve/Backup unit

¢ Medic 45 (2016): Reserve unit at Station 1

* Rescue 13 (2007): Reserve/Backup unit Station 2. Unit is at the end of
serviceable life, not recommended for remount



Maintenance &
Operational
Concerns

N RRN

* Fleet aging significantly, especially
units from 2012-2016

* Only two reserve ambulance units
available citywide (Medic 45)

e Stations 3, and 4 lack backup EMS
Unit reserves

e Major repairs including
transmissions and engines reported
recently

e Limited redundancy puts system at
risk during emergencies




M20 — Recent Maintenance

$5.522.03 22407068 FUEL PUMP, MANIFOLD, PUM
ASSEMBLY, GASKETS, ORINGS

$1.999.97 22407561 REPLACE AND PROGRAM GL!
PLUG MODULE, OIL TEMP SENSOR & PI(
OIL PRESSURE SENSOR AND PIGTAIL,
AC SWITCH

$1.450.00 22406573 SUSPENSION COMPRESSOR
Total: $8,972.00



$5,583.49 — REMOVE AND REBUILD
TRANSMISSION.

$2,998.53 — REAR DIFFERENTIAL ASSEMBLY

M30

$5,873.82 — LEFT FUEL RAIL, DEF INJECTOR &
R E C E N T REGEN, HIGH PRESSURE FUEL PUMP.
$10,740.86 — REPLACE DPF, EGT SENSORS, NOX
IVI I SENSORS, REAR BRAKE PADS.
‘ \ | I | $5,517.46 — TURBO REPLACE, ANTI FREEZE,
THERMOSTAT REPLACE, OIL PRESSURE SWITCH.
( 2 O 1 6 ) $27,567.38 — TOW, MOTOR REPLACE, HP FUEL

SYSTEM REPLACE

TOTAL: $58,281.54













CITY COMMISSION REGULAR MTG (5) (a)
Meeting Date: 08/06/2025

CDBG 2025 Consolidated Plan and Annual Action Plan -2nd Public Hearing

Submitted For: Titilayo Smith, Community Development/ Grant Admin

Submitted By: Patricia Mata, Community Development/ Grant Admin

Department: Community Development/ Grant Admin

Information
ACTION REQUEST

To consider and approve the Community Development Block Grant (CDBG) 2025
Consolidated Plan and Annual Action Plan -2nd Public Hearing

BACKGROUND (Brief Summary)

The 5-year Consolidated Plan is designed to assist states and local jurisdictions in assessing
their affordable housing and community development needs, as well as market conditions,
enabling them to make data-driven, place-based investment decisions. The consolidated
planning process serves as a framework for a community-wide dialogue to identify housing
and community development priorities that focus on funding from the CPD formula block grant
programs. Implementation of the Consolidated Plan occurs through Annual Action Plans,
which provide a concise summary of the actions, activities, and specific federal and
non-federal resources utilized each year to address the priority needs and goals identified by
the Consolidated Plan.

A minimum of two public hearings are required to meet the Citizens Participation Plan before
finalizing the 2025 Consolidated Plan and Annual Action Plan draft after the 30-day comment
period. The draft will be available from June 4, 2025, to July 20, 2025. Copies will be
available at the Community Development Department at 928 5th Ave. N, Moore Public Library
at 1701 9th Ave. N, and City Hall at 1801 9th Ave. N, Texas City. It will also be available via
the City’s website at www.texascitytx.gov on the Community Development Department page.

RECOMMENDATION

The Director of Community Development & Grants Administrator recommends that the
Commission hold a Public Hearing on August 6, 2025.

Fiscal Impact

Funds Available Y/N: Y

Amount Requested: N/A

Source of Funds: Entitlement

Account #: 601

Fiscal Impact:

There is no fiscal impact at the time, as the request is for a public hearing.

Attachments



PowerPoint-CDBG 25-29
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CDBG 2025-2029 CONSOLIDATED PLAN,
2025 ACTION PLAN




CONSOLIDATED PLAN PROCESS/REQUIREMENTS

Consolidated Plan

= HUD entitlement grant programs are administered through the Consolidated Plan (Con Plan)

= Managed through HUD’s Integrated Disbursement and Information System (IDIS) Online
= Helps grantees to determine activities and organizations to fund in the coming years

= Describes community needs, resources, priorities, and proposed activities to be undertaken for the following
five years

Action Plan

=  The Annual Action Plan (AP) is submitted to HUD every year during the five-year Con Plan cycle.

= Describes specific planned usage for the CDBG Program funds.



CON PLAN- FIVE COMPONENTS

= Needs Assessment

HUD 2025 Fund Allocations

CDBG $432,691

=  Housing Market Analysis
®  5-Year Strategic Plan
= Annual Action Plan

= Citizen Participation



COMMUNITY DEVELOPMENT BLOCK GRANT (CDBG)

Flexible funding source that can be used for a variety of activities targeted towards low- to moderate-
income individuals, households, and neighborhoods (80% Area Median Income and below).

Eligible uses include:

= Public Improvements (Streets, Sidewalks, Parks, Sewers, etc.)

= Public Facilities (Neighborhood Centers, Nonprofit Centers, Homeless Facilities)
= Rehabilitation of residential and non-residential buildings

= Acquisition of land or real property for eligible activities

" Economic Development activities
= Public Services including healthcare, homeless services, literacy, youth development, and senior services

= Planning and Administration



PRIORITY NEEDS & GOALS

Preserve Existing Housing Stock Modernize/Repair Public Housing Buildings
Housing Assistance

Public Services and Quality of Life Improvements Provide Supportive Services for Youth
Provide grant assistance to nonprofits

Improve Infrastructure and Neighborhood Address and leverage funds in critical infrastructure:
Conditions enhance sidewalks and drainage

Enhance Community Planning Capacity Planning and Administration



ACTION PLAN PROJECTS

Project Name Funding 2025

CDBG: Administration & Planning

$86,538
CDBG: Public Services $146,153
CDBG: Housing Programs $200,000

Total: $432,691



NEXT STEPS

= Public Comment Period — June 6, 2025 — August |, 2025
= 2" Public Hearing — August 6, 2025

"  Present to City Commission — August 6, 2025

= HUD Submission Date — August |5, 2025



CITY COMMISSION REGULAR MTG (5) (b)
Meeting Date: 08/06/2025

Public Hearing for comments on Ord. 2025-06 Amending Title XV entitled "Land Usage", Chapter
160 entitled "Zoning" to designate Section 160.051 District S-P (Site Plan) as the zoning
designation for Battery Energy Storage Systems and similar projects.

Submitted For: Kim Golden, Transportation and Planning
Submitted By: Curt Kelly, Transportation and Planning
Department: Transportation and Planning

Information
ACTION REQUEST

Public Hearing to receive comments regarding amending the Code of Ordinances Title XV
entitled "Land Usage", Chapter 160 entitled "Zoning" to designate Section 160.051 District
S-P (Site Plan) as the zoning designation for Battery Energy Storage Systems and similar
projects.

BACKGROUND (Brief Summary)

Battery Electrical Storage Systems (BESS) are installations of large containers of batteries
which are usually located close to an electrical power substation. The batteries charge during
periods of low demand and then supplement the electric grid during periods of high demand.
Locations close to an existing substation are essential for most of the projects. Texas City has
two existing BESS installations at 505 34th Street N and 430 SH 146 N, and a two approved
sites on SH 146 (410 Hwy 146 N and 701 SH 146). All four locations are south of Palmer Hwy
and in or near areas of existing industrial uses.

In 2020 and 2021 respectively, these installations were found most comparable to the District
F-1 Outdoor Industrial zoning classification. Since 2022 and 2023 the applications have been
processed for rezoning to District S-P as specific uses which are not normally found in zoning
districts. Numerous pre-development inquiries have been received for sites located in various
other zoning districts throughout the city, including several in close proximity to existing
residential uses or zoning districts. Some of the proposed projects include energy generation
as a component of the projects. During reviews of the various applications and presentations
to the Planning Board and Zoning Commission, concerns have been expressed regarding risk
of battery fire, contamination from site runoff, contamination of air and water byproducts of fire
suppression in the event of catastrophic failure, and the ultimate cost of decommissioning.

The BESS installations are characterized by their developers as temporary installations. The
review procedures of the District SP - Site Plan process were found to be the most thorough
for evaluating the proposed projects in the various locations and zoning districts when
presented. To provide for consistency and uniformity of review, the Zoning Commission is
recommending District SP as the exclusive zoning classification for the BESS and similar
projects.

Staff are also recommending the adoption of Chapter 162 Battery Energy Storage Systems to
establish criteria for review of applications as well as requirements and limitations for
screening, setbacks, landscaping, maximum impervious area, and other provisions etc.



Adoption of Chapter 162 will provide guidance for potential applicants and developers and
assist the Planning Board members, Zoning Commissioners and staff with standards for the
consistent administration and application of the zoning and land use regulations to BESS and
similar projects.

RECOMMENDATION

On March 25, 2025, the Zoning Commission voted to recommend the amendment to Section
160.051 to designate District SP Site Plan as the zoning district for Battery Energy Storage
Systems and similar projects.

Staff recommends approval of Ordinance 2025-06 to create Chapter 162 entitled "Battery
Energy Storage Systems" and to amend the Zoning Ordinance Section 160.051 to designate
District S-P Site Plan as the zoning district for Battery Energy Storage Systems and similar
projects. The Texas City Fire Marshal, Emergency Manager, Chief Building Official and City
Attorney have assisted with the drafting and review of Chapter 162 Battery Energy Storage
Systems and offer no objection to its adoption.

Fiscal Impact

Attachments
Final Draft Ordinance - 6.25-2025
Minutes




ORDINANCE NO. 2025-06

AN ORDINANCE BY THE CITY COMMISSION OF THE CITY OF TEXAS CITY,
TEXAS, AMENDING THE TEXAS CITY CODE OF ORDINANCES BY CREATING
CHAPTER 162 ENTITLED “BATTERY ENERGY STORAGE SYSTEMS” AND
AMENDING THE CODE OF ORDINANCES TITLE XV ENTITLED “LAND USAGE”,
CHAPTER 160 ENTITLED “ZONING” AND PROVIDING FOR PUBLICATION AND
AN EFFECTIVE DATE

WHEREAS, the City of Texas City, Texas, is authorized to regulate ordinances pursuant
to the Texas Local Government Code;

WHEREAS, the City Commission of the city of Texas City, Texas, needs to amend the
Texas City Code of Ordinance Title XV Entitled “Land Usage,” to CREATE Chapter 162 entitled
“Battery Energy Storage Systems” and to AMEND Chapter 160 — Zoning to add Battery Energy
Storage Systems (BESS) and similar uses as a Use restricted to the District S-P Site Plan zoning
classification;;

WHEREAS, pursuant to Tex. LocaL Gov't. Copt § 211.001 et seq., the city of Texas City,
Texas, is authorized to adopt zoning regulations for the purpose of promoting the public health,
safety, morals, or general welfare and protecting and preserving places and areas of historical,
cultural, or architectural importance and significance; and

WHEREAS, the City’s Zoning Commission have reviewed and recommended the
amendment to Chapter 160 — Zoning to add Battery Energy Storage Systems (BESS) and similar
uses as a Use restricted to the District S-P Site Plan zoning classification at a meeting held on
March 25, 2025; and

WHEREAS, the City Commission determines that creating Title XV, Chapter 162 entitled
“Battery Energy Storage Systems” and amending Title XV, Chapter 160, “Zoning” to restrict
Battery Energy Storage Systems and similar uses to the District S-P Site Plan zoning classification
will promote the health, safety and welfare of the City;

NOW, THEREFORE BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY
OF TEXAS CITY, TEXAS, THAT:

Section 1. The above and foregoing recitals are hereby found to be true and correct and are
incorporated herein as findings of fact. The City Commission hereby further finds and determines
that this ordinance's rules, regulations, terms, conditions, provisions, and requirements are
reasonable and necessary to protect public health, safety, and quality of life.

Section 2. That City of Texas City’s Code of Ordinances Chapter 162 — Entitled *“ Battery
Energy Storage Systems” is hereby created and established in Title XV Land Usage as indicated

in Exhibit A, which is attached and incorporated into this ordinance.

Section 3. The City of Texas City’s Code of Ordinances, Chapter 160 - Entitled “Zoning,”
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Sec. 160.051. District S-P, Site Plan is amended to add the following:

Sec. 160.051 District S-P, Site Plan

(C)  Uses.

(1) Uses and reasons for classification. The following uses are included under
District S-P due to the following reasons:

(b)

Uses restricted to District S-P
(14) Battery energy storage systems (BESS) and similar projects.

a. Basic zoning district most closely comparable to this
requested principal use is District F — Light Industrial. However,
due to the unique characteristics of these projects, potential hazards,
environmental concerns, changing technologies and long-term
impacts, the site-specific review required for District SP is
warranted and required in all districts, including District F. Planning
Board and Zoning Commission and City Commission shall each
have broad discretion to consider any and all aspects of the
development and its intended use and operation in the interest of
promoting the public health, safety, order, convenience, prosperity
and general welfare; to protect and conserve the value of land and
buildings in the area; and, to minimize conflicts among the uses of
land and buildings.

b. Location in, near, or adjacent to existing residential uses or
districts is not favored and shall be avoided.

c. BESS projects shall be located at least one half mile from any
existing or planned use for vulnerable populations such as schools,
daycare centers, assisted living and nursing homes, hospitals,
elderly or supportive housing. This distance may be increased or
reduced by the City Commission upon recommendation from the
Planning Board and Zoning Commission.

d. Site Plans shall comply with the requirements of Chapter 162
Battery Energy Storage Systems.

Section 4. This ordinance shall be cumulative of all provisions of the City of Texas
City, Texas, except where the provisions of this Ordinance are in direct conflict with the provisions
of such Ordinances, in which event the more restrictive provision shall apply.

Section 5. It is hereby declared to be the intention of the City Commission of the City
of Texas City that the phrases, clauses, sentences, paragraphs, and sections of this Ordinance are
severable, and if any phrase, clause, sentence, paragraph or section of this Ordinance should be
declared unconstitutional by the valid judgment or decree of any court of competent jurisdiction,
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such unconstitutionality shall not affect any of the remaining phrases, clauses, sentences,
paragraphs or sections of this Ordinance, since the same would have been enacted by the City
Commission without incorporation in this Ordinance of any such unconstitutional phrase, clause,
sentence, paragraph or section.

Section 6. All rights and privileges of the City of Texas City are expressly saved as to
any and all violations of the provisions of any Ordinances affecting land use or development, which
have accrued at the time of the effective date of this Ordinance; and, as to such accrued violations
and all pending litigation, both civil and criminal, whether pending in court or not, under such
Ordinances, same shall not be affected by this Ordinance but may be prosecuted until final
disposition by the courts.

Section 7. That this Ordinance shall be read on three (3) separate days and shall
become effective upon its final reading, passage, and adoption.

Section 8. That this Ordinance shall be finally passed upon the date of its introduction

and shall become effective from and after its passage and adoption and publication by caption only
in the official newspaper of the City of Texas City, Texas.

PASSED ON FIRST READING this 2nd day of July, 2025.

Dedrick D. Johnson, Sr., Mayor
City of Texas City, Texas

ATTEST:

Rhomari D. Leigh
City Secretary

PASSED ON SECOND READING this 16™ day of July 2025.

Dedrick D. Johnson, Sr., Mayor
City of Texas City, Texas

ATTEST:

Rhomari D. Leigh
City Secretary
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PASSED AND FINALLY ADOPTED this 6" day of August 2025.

Dedrick D. Johnson, Sr., Mayor
City of Texas City, Texas

ATTEST: APPROVED AS TO FORM:
Rhomari D. Leigh Kyle L. Dickson
City Secretary City Attorney
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Exhibit A to Ordinance 2025-XX
Texas City Code of Ordinances
Title XV Land Usage
Chapter 162 Battery Energy Storage Systems
Final Draft 6.25.2025

Battery Energy Storage Systems

a. Purpose. The purpose of this Chapter is to establish regulations for Battery Energy Storage
System (BESS) and similar project sites with the following objectives:

1. Ensure the health, safety, and welfare of the community.

2. Provide a regulatory scheme for the designation of properties suitable for the
location, construction, and operation of BESS sites.

3. Mitigate any negative impacts of BESS sites.

4. Provide regulations for proposed, current and existing BESS sites.

b. Definitions.

1. Battery Energy Storage System (BESS) means one or more devices (i.e. group of
batteries), assembled together capable of storing energy in order to supply electrical
energy at a future time. BESS facilities charge from the electrical grid or other generating
source, typically when there is excess low cost electrical power available, store it in a
series of batteries and then discharge when demand is high or supply is low. The rate
paid for providing the power back to the grid during the periods of high demand/low
supply will typically be more than the rate paid for the power used to charge the batteries.

2. Energy Management System (EMS) means a software solution designed to interact
with the grid and manage the actions and performance of the BESS. EMS also provides
remote oversight via SCADA of the project, including monitoring and status of alarms
and provides analytics on the state of health and condition of the battery systems. The
EMS includes a Battery Management System (BMS).

3. Battery Analytics Software means a cloud-based software solution using energy storage
system (ESS) raw data collected by the Battery Management System (BMS) and applies
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physics-based algorithms to offer immediate and some predictive detection, of thermal
runaway and its associated root causes.

4. Similar projects means data centers and similar high energy demand installations which
may or may not return energy to the grid. Applicability of this Chapter shall be
determined by the Director of Engineering & Planning at the time of application.

c Use Classification

1. BESS facilities and similar uses shall be restricted to locations zoned in accordance

with Chapter 160 — “Zoning,” Sec. 160.051, District S-P — Site Plan.

2. Installations shall be unmanned — to avoid the mixing of incompatible uses onsite

office or shop facilities shall be prohibited. This prohibition is not intended to limit
necessary ancillary uses such as equipment storage and maintenance or service
related facilities which are not permanently attended or the occasional intermittent
temporary access by personnel with knowledge and training about the hazards as
necessary for the maintenance of the installations.

d. BESS Development Plan Application Requirements.

1.

Application Fee: A $5,000 fee is due at time of application submittal in addition to
any other fees for zoning change, platting, building permits, or certificates of
occupancy.

BESS Development Plan requirements. An application for a BESS site shall be
submitted to the Engineering & Planning Department in the form of a BESS
Development Plan. The regulations required for a BESS Development Plan are in
addition to and are not in lieu of, permits required by any other provision of the
Texas City Code of Ordinances or other governmental agency.

a. The BESS Development Plan application for a BESS site shall include the
following information:

1. Site Plan indicating the distance between battery containers and
distance from all adjacent property lines and structures.

2. Landscaping and Screening Plan

3. Elevations and Renderings/Illustrations

4. Preliminary plume study based upon general design standards and

prevailing winds if requested by the Planning Board, Zoning Commission or
City Commission as necessary to evaluate a site plan due to particular
conditions of the site or surrounding areas. A final plume study based upon
the actual design of the BESS may be required during the permitting process.
6. Reimbursement Agreement for the payment of the City’s third party
expert and deposit in amount determined by the Director of Engineering &
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Planning.

7. Applicants shall provide contact information and the operational
experience for each of the following: the developer/operator, equipment
manufacturer, Engineer, system operator, insurance, and on-site operations

and maintenance. Operational experience shall include any record of fire
incidents with installations similar in type or kind to the project being
proposed in the application.

8. Such other information as the City deems reasonably necessary to
administer this Chapter.

e. Setbacks and Location and Area Regulations

1. BESS Systems shall meet the minimum setback requirements established in their
respective zoning district.

2. A BESS site shall be no closer than 1,500 feet perpendicular in any direction from
another BESS site measured at the perimeter fence. This distance may be increased or
reduced by the City Commission upon recommendation from the Planning Board and
Zoning Commission.

3. The setback requirement for a BESS site perimeter fence shall be the greater of
either:

a. A minimum of 200 feet from the nearest property zoned for single-family
uses or school; or

b. A setback distance required based on Plume modeling and testing data.

c. A distance set by the City Commission upon recommendation from the
Planning Board and Zoning Commission.

4. Additional setbacks may be considered based on proximity to underground
pipelines, railroad tracks, and overhead utilities.

5. Increased setbacks may be recommended by the Planning Board or Zoning
Commission to the City Commission on a case-by-case or site-by-site basis.

6. Spacing of on-site containers shall be a minimum of 15ft when submitted for the
Development Plan approval and/or any zoning change. At the time of building
permitting, on-site container spacing may be determined by a Hazard Mitigation
Analysis relying on data produced by the UL 9540A Fire Testing upon
recommendation of the City’s third party expert with the approval of the Fire
Marshal and Chief Building Official.

Page 7 of 19



7. All driveways, driving areas, and any area subject to vehicle movement shall be
paved. Parking areas and laydown yards shall be paved as necessary to provide
access, avoid rutting, and prevent noxious dust from affecting adjacent and nearby
areas. Consideration shall be given to maintaining the quality and value of the area
for future development of adjacent and nearby properties.

8. Containment of runoff shall be in accordance with state and local regulations and
shall protect the public surface water supply and drainage system from the runoff
of any contaminants into the water supply or drainage system.

9. Preference will be given to sites that are not adjacent to or within 300 feet of a
roadway classified as an arterial or higher.

10. Flood Risks. BESS shall not be installed in a FEMA designated Special Flood
Hazard Area or other site with known history of flooding or drainage issues.

11. For sites located in remote currently undeveloped areas which do not have direct access to a
paved public street but can provide paved access satisfactory to the Fire Marshal by recorded
easement in form satisfactory to the City Engineer and City Attorney, the platting requirements of
Section 159.050(D)(Street Frontage), Section 159.053 (Water System) and 159.054 (Sanitary
Sewer) may be deferred by the City Commission, upon recommendation from the Planning Board
and Zoning Commission until such time as other development commences in the area. This deferral
shall not operate as a precedent for the waiver of these requirements for the BESS project or for any
other purpose except the sole installation of an unmanned BESS. The deferral period may be ended
by the City Commission based upon subsequent development and platting in the area. Upon such
ending of the deferral period, the BESS owner shall satisfy the deferred requirements in a timely
manner as determined by the City Commission upon no less than six (6) months written notice.

Failure to satisfy the deferred requirements in an acceptable timeframe may result in revocation or
non-renewal of the Certificate of Occupancy for the site.

f. Fire and life safety. BESS sites are required to meet, but are not limited to, the following
applicable codes and standards as adopted by Texas City, including amendments and updates:

1. IFC and the listed NFPA references within the IFC including any and all local
amendments.

2. NFPA 855 Standard for the Installation of Stationary Energy Storage Systems. The
most current version adopted by the City shall apply.

3. Provide a environmental site plan that includes significant
environmental features such as floodplain and watercourses
and general description of proposed protective and firefighting
water containment measures.
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10.

There shall be an enclosure-level air monitoring system for vapor detection to the
satisfaction of the Fire Chief and Fire Marshal.

Make provision for fire protection and fire fighting water satisfactory to the Fire
Marshal and TCFD Fire Chief. When connecting to public water supply, provide a
water fire flow analysis at the permitting phase to ensure the existing water
infrastructure including any improvements required to be made by Applicant can
support the anticipated firefighting demands.

Provide the Fire Department with any requested or recommended equipment
needed to monitor and test the air and water for any hazards at these sites during
emergencies. All monitoring equipment satisfactory to the Fire Marshal and TCFD
Fire Chief shall be provided to the Fire Department by the BESS owner prior to the
delivery of the first BESS unit to the site and at any time thereafter when a need is
reasonably identified by the Fire Department.

Provide annual training to the Fire Department and mutual aid agencies for hazards
and responses related to the BESS systems.

Furnish all necessary firefighting equipment, related to the proposed BESS site, as
requested by the Fire Marshal to the City’s Fire Department prior to the delivery of
the first BESS unit to the site and at any time thereafter when a need is reasonably
identified by the Fire Department.

The fire command center and water supply should be situated at a safe distance
from the closest BESS enclosure, based on deflagration data and satisfactory to the
Fire Marshal.. At minimum, the distance should be 100 feet, as per NFPA

requirements, unless approved otherwise by the Fire Marshal.

The fire service command center shall be sheltered from the weather and have an
overhang to reduce glare on the command center and allow emergency personnel
to work under and review all emergency response plans and information needed to
bring the incident under control.
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11. All BESS sites shall adhere to any additional requirements and/or safety items set
forth by the most current version of NFPA and IFC, specifically addressing ESS
sites if 25% or more batteries are replaced or added to the site/containers.

12. Any incidents that exceed a 12-hour working period shall require a third-party
hazardous materials team to respond to help control/monitor them for the duration
of the event.

13. The City’s Public Works approved water meters shall be installed on-site to
monitor how much water is used during emergency responses to BESS sites.

14. A documented plan if an exhaust fan fails to work during an emergency.

8. Landscaping and Screening. The BESS site shall comply with the following landscaping
and screening requirements. Additional requirements may be imposed by the City Commission
upon recommendation from the Planning Board and Zoning Commission.

l. The BESS installations shall be fully screened from visibility on any and all
gateway or thoroughfare and/or adjacent streets and shall have and maintain
substantial landscaping of at least 15% or more as recommended by the Planning
Board.

2. A masonry wall, at least the height of the containers, shall be installed around the
perimeter of the facility. Where adjacent to surrounding communities, the
screening wall shall match existing walls in style and material to the greatest extent
possible.

3. The masonry wall shall be designed to withstand a blast door from a BESS
container striking it unless the containers are shown to be compliant with the blast
containment requirements of applicable codes and satisfactory to the Fire Marshal.

4. For projects visible from any public right of way which is not gateway,
thoroughfare or public street, a continuous hedge shall be installed adjacent to the
masonry wall.  Planning Board may consider the minimum landscaping
requirement to be at least one large shrub capable of reaching a minimum height of
four feet for each eight linear feet of required screening fence and one street tree for
each 50 feet of required screening fence, provided that, not less than one street tree
and three large shrubs are provided for each site. The Planning Board may apply a
greater standard as it finds appropriate based on the location and characteristics of
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the particular site.

At least 50% of the site shall be pervious. All pervious areas shall be landscaped
and maintained in accordance with Section 160.088 of this chapter. The Planning
Board may recommend approval conditioned upon a site-specific higher standard.

For sites located in currently undeveloped areas which are not visible from a
gateway, thoroughfare, public street or public right of way, the City Commission,
upon recommendation from the Planning Board and Zoning Commission may defer
implementation of the requirement for landscaping until such time as development
commences in the area. This deferral shall not operate as a precedent for the waiver
of the landscaping requirements which may otherwise be applicable to development
in the area. The deferral period may be ended by the Planning Board based upon
development and platting in the area. Upon such ending of the deferral period, the
BESS owner shall have six (6) months upon written notice to install the requisite
landscaping. Failure to install the required landscaping may result in revocation or
non-renewal of the Certificate of Occupancy for the site.

h. BESS Building Permit Application Requiremes:

1. Building Permit Application Fee: Building permit fee to be

assessed as Commercial Electric based upon valuation in accordance with fee schedule
approved by City Commission.

2.

Building Permit Application Requirements: The Chief Building Official
with consultation from the Fire Marshall shall establish forms and
guidelines for the BESS Building Permit Application. The Building Permit
Application for a BESS site shall include the following information at
minimum:
i.  Final Site Plan Drawing
ii.  Hazard Mitigation Analysis based on specific BESS
equipment to be installed
iii.  Emergency Response Plan
iv.  Sound modeling, if required: (1) by the Planning Board,
Zoning Commission or City Commission as a condition for
approval of a Development Plan approval; or (2) by the
Chief Building Official for a BESS site located within 500
feet of a property zoned or used for single-family use
v.  Plume Study, if required: (1) by the Planning Board,
Zoning Commission or City Commission as a condition for
approval of a Development Plan approval; or (2) by the
Chief Building Official for a BESS site located within 500
feet of a property zoned or used for single-family use
vi.  Contact information and the operational experience for each of the
following: the developer/operator, equipment manufacturer,
Engineer of record, system operator, insurance, and operations and
maintenance.
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i. Emergency Response Plan. A copy of the approved Emergency Response Plan shall be given
to the system owner, the Fire Department, mutual aid agencies, and the Emergency Management
Department. The Emergency Response Plan shall be approved by the TCFD, TCPD, Fire Marshal
and Emergency Manager any others as may be required by the City prior to the BESS being
installed on the site. The Emergency Response Plan shall at a minimum include the following:

1. Procedures for safe shutdown, de-energizing, or isolation of equipment and
systems under emergency conditions to reduce the risk of fire, electric shock, and
personal injuries, and for safe start-up following cessation of emergency
conditions.

2. Procedures for inspection and testing of smoke, heat, gas and other alarms,
interlocks, and controls.

3. Procedures to be followed in response to notifications from the Battery Energy
Storage Management System, when provided, that could signify potentially
dangerous conditions, including shutting down equipment, summoning service and
repair personnel, and providing agreed upon notification to fire department
personnel for potentially hazardous conditions in the event of a system failure.

4. Emergency procedures to be followed in case of fire, explosion, release of liquids
or vapors, damage to critical moving parts, or other potentially dangerous
conditions. Procedures can include sounding the alarm, notifying the fire
department, evacuating personnel, de-energizing equipment, and controlling and
extinguishing the fire.

5. Response considerations similar to a safety data sheet (SDS) that will address
response safety concerns and extinguishment.

6. Identify a process to manage BESS equipment damaged in a fire or other
emergency event, including maintaining contact information for personnel
qualified to safely remove damaged battery energy storage system equipment from
the facility.
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7. Other procedures as determined necessary by the Fire Chief and Fire Marshal to
ensure the safety of occupants, neighboring properties, and emergency responders.

8. Procedures and schedules for conducting drills of these procedures and for training
local first responders on the contents of the plan and appropriate response
procedures.

9. A mitigation plan indicating actions for post-event response and clean-up. Should

an event occur, preventative action must be completed (with corrective action
report) to prevent reoccurrence.

10.  Provide a list of emergency contacts that shall be updated annually or when
significant changes are made, whichever is earlier.

1. A documented plan for natural disasters and/or extreme environmental conditions
such as high ambient temperatures and/or humidity, including how flooding or
brackish water would affect the BESS devices if compromised and emergency
procedures for mitigating the negative effects of such scenarios. How does the site
ensure in the event of an emergency that the BESS site is not contaminating the
ground or source water?

Je Noise. 1f a BESS site is located within 500 feet of a property zoned for single-family use,
a noise study indicating that noise level shall not exceed an ambient level measured at the single-
family property line may be required by the Planning Board, Zoning Commission or City
Commission.

k. Plume Modeling. To determine the potential toxic risk to those in proximity to the BESS,
including responding firefighters, a plume analysis may be required during the permitting process
by the City based upon existing conditions at the site or surrounding area. When required by the
City, the plume analysis shall utilize appropriate modeling to evaluate worst-case scenarios with
varying weather conditions and toxic gas release rates. The plume study shall address toxicity
hazards based on toxic gases expected to be released based on gas composition measurements
from the cell and module level testing pursuant to UL9540A or other testing. The plume analysis
shall include battery failures with both flaming and non-flaming scenarios. These scenarios should
be based on results from relevant tests such as UL 9540A tests and include modeling of a full
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propagation event involving an entire BESS enclosure. The modeling of multiple BESS enclosure
failures shall not be required except where testing or analysis indicates that this is to be reasonably
expected. Model assumptions, techniques, results, and a summary document shall be provided in
a report. The plume study shall be conducted by a qualified firm with experience in plume
modeling for battery energy storage systems. The city shall commission the plume model and all
costs incurred by the City shall be fully reimbursed by the BESS applicant. The City may in its
discretion allow the BESS owner to commission the plume study required by this section.

l.  Remote Monitoring. All BESS sites shall have a redundant 24/7 site monitoring system
(approved supervising station) to detect and prevent thermal runaway. The system shall be subject
to the following requirements:

1. The system shall have detectors for temperature, gases, and smoke installed.

2. System alerts and detection warnings of a potential thermal runaway, smoke
detector activation, or gas detector activation or any other critical nature shall be
sent to local emergency services (Fire and Police Departments), site and remote
operators, and owners.

3. Alerts and detections of a potential thermal runaway, smoke detector activation, or
gas detector activation shall trigger BESS unit shutdown and exhaust fan initiation
at a minimum.

4. All critical safety systems and remote monitoring systems shall have a secondary
source of power in the event of a power failure.

5. A plan shall be provided showing the capability of providing battery backup power
for as long as it takes for a permanent (generator) power source to be put in place.
The company shall send its backup power plan to the Fire Marshal's office at time
of permitting for review. The plan shall explain how they will sustain emergency
backup power until normal power is restored, especially during a natural disaster.

6. For additional safety and redundancy of a commercial energy storage system (ESS)
installation, a Battery Analytics software system shall be required to monitor the
data produced by the Battery Management System (BMS). Indications of a
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potential failure shall be immediately transmitted to the energy storage system
operator and to the fire department.

m. Listing and Testing of Site. The following standards are applicable to the listing and full-
scale testing of stationary energy storage systems. The City may accept battery systems listed
and tested to later editions of these standards when necessary to address evolving standards
applicable to a rapidly developing technology.

1. Listing. All stationary energy storage systems shall be tested and listed by
nationally recognized testing laboratory to the following standards:

a. Underwriters Laboratories (UL) Standard 1741, entitled "Inverters,
Converters, Controllers and Interconnection System Equipment for Use with
Distributed Energy Resources;"

b. Underwriters Laboratories (UL) Standard 1973, entitled "Batteries for Use
in Light Electric Rail (LER) Applications and Stationary Applications," and

c. Underwriters Laboratories (UL) Standard 9540, entitled "Energy Storage
Systems and Equipment."

d. Underwriters Laboratories (UL) Standard 1642, entitled "Standard for
Lithium Batteries."

2. Full-scale testing. Stationary energy storage systems shall be tested to
Underwriters Laboratories (UL) Test Method 9540A, entitled "Safety Test
Method for Evaluating Thermal Runaway Fire Propagation in Battery Energy
Storage Systems," or other approved standard or test data; and shall be
subjected to a large- scale destructive fire test of a complete BESS.

n. Supervision of Site. A stationary energy storage system shall be operated and
maintained under the general supervision of a technical expert held to the following
standards:
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1. Be trained and knowledgeable in the installation, maintenance, and operation
of the battery system, such as a person engaged in the design or installation of
such systems;

2. Possess the manufacturer's installation, specifications, ratings, listing, and
operating specifications for each battery system and any associated fire
protection systems;

3. Immediately report any emergency condition affecting a battery system to the
Fire Department; and

3. Provide technical assistance about the stationary energy storage system
installation to the Fire Department and, in coordination with the BESS owner
and/orenergy storage management system monitoring facility, identify a subject
matter expert (such as a representative of the manufacturer) who can provide
technical assistance about the battery's design and performance in the event of
an emergency condition affecting the battery system.

o Site Reviews and Inspections

1. The City will contract with a qualified 37 party expert with relevant knowledge and
experience to review all BESS sites for compliance with applicable life/safety
requirements. The 3 party expert shall provide the following deliverables for each

site:

a. General Safety Analysis of the proposed site.
b. Review to confirm compliance with IFC and NFPA regulations.
C. Review of building permit.
d. Inspections are conducted during construction, and a final
inspection is performed prior to operations commencing.
e. Any other matters requested by the City.

2. The Applicant proposing the BESS site shall execute a reimbursement agreement

with the City at the time of Development Plan application for all costs incurred by
the third-party expert for reviews and consultation with the City regarding the
application. The Applicant shall provide a deposit in an amount determined by the
Director of Engineering & Planning. The Applicant shall maintain a positive
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balance of funds on deposit for the reimbursement of the third-party expert fees.
Any unexpended funds remaining on deposit six (6) months after the site receives
an unconditional Certificate of Occupancy shall be refunded to the Applicant. Any
funds expended for reimbursement to the City for third party services may be
applied as a credit or pre-payment against the building permit fee when the permit
fee is collected by the Building Official.

3. The City’s Fire Marshal's office will be involved in all plan reviews, construction,
and inspections to ensure compliance with Fire Department requirements.

p-  Event Response. If City employees respond to an incident at the site; the operator of the
BESS site shall adhere to the following requirements:

1. A technical expert with knowledge of the BESS operations must be on-site
within one hour of any remote monitoring alert of a critical nature.

2. All City costs associated with the incident must be reimbursed at arate
specified by the City.

3. Any third-party response requested by the City or TCFD to provide for the health,
safety and protection of the public will be at the cost of the BESS owner or and/or
operator and/or property owner. (Hazardous materials company, Specialized fire
equipment, encapsulating agent, air monitoring, or other city assets).

Insurance. The operator of the BESS site shall provide and maintain, as current, a
certificate of liability insurance in form and content satisfactory to the City Engineer and City
Attorney. The City shall be named as an Additional Insured.

r. On-site Signage. The operator of the BESS site shall post in a conspicuous location at the
entrance to the facility a sign subject to the following regulations:

1. The sign shall be reflective and weatherproof and shall be placed at all entrance
gates to the facility, as well as on the entrance to any buildings that may house any
components of the BESS.

2. Lettering shall be a minimum letter height of 3/8" permanently affixed.

3. The sign shall display the following information:
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a. 24/7 Contact Information.

b. Types of technology associated with the BESS.

c. Any special hazards associated with the BESS.

d. Type of suppression system installed.

e. Disconnect and other emergency shutoff information.
f. Command Center location.

4. The sign shall be inspected annually by the BESS operator and by the City
to ensure its structural integrity and legible to the satisfaction of the City and to
determine if any additional information is required by the City.

s. Decommissioning.

1. Upon the ceasing of operations or the end of life of the facility, whichever comes
first, the site shall be decommissioned based on the following criteria:

a. The owner shall notify the city, the Fire Chief, and the Fire Marshal before
any work is started.

b. All above and below ground features (i.e. containers, underground utilities,
foundations, gravel, etc.) shall be removed from the site with the exception of the
drainage improvements and access road. The site shall be returned to its natural pre-
construction ground state.

C. All material removed from the site shall be disposed, reused, and recycled
in accordance with state and federal requirements.
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d. Any adverse substances that may have entered the ground during the course
of operations shall be removed from the property and properly disposed of.

2. Prior to issuance of the Certificate of Occupancy or any authorization to operate the
facility, the Applicant shall:

a. Provide a Decommissioning Bond, with the Applicant as the Principal and
the instrument shall run to the City, as obligee, and shall become effective
on or before the beginning of operations at the site and shall remain in force
until the property is fully decommissioned. The amount shall be based on a
Professional Engineer's signed and sealed estimate of current costs to
decommission the site, at build-out, with an adjusted inflation rate based on
the average CPI over the last 10 years from the U.S. Bureau of Labor
Statistics.

b. If approved by the Mayor on a case by case basis, a bond, letter of credit or
other financial security in the amount specified hereinabove in a form
acceptable to the City Attorney and the City Engineer may be provided in
lieu of a Decommissioning Bond.

c. The bond or other security shall remain fully enforceable and in effect so
long as the BESS system exists at the site, without regard to whether it is
operating or operational.

t.  Agreement for Payment in Lieu of Taxes. Prior to the issuance of a building permit, the

applicant shall enter into a Payment in Lieu of Taxes Agreement or similar agreement with the

City to compensate the local taxing authorities for the loss in tax revenue attributable to
depreciation and/or other factors. The agreement shall provide that if the value per square foot of
the BESS project site set by the Galveston County Appraisal District is less than the average per

square foot value of all commercial property located in Texas City, the BESS owner will make a
payment in lieu of taxes to Texas City equal to the amount necessary to equal the ad valorem tax
due to Texas City based upon a value equal to a fixed factor set by the Mayor multiplied by the
average value per square foot of all commercial property located in Texas City multiplied by the
square footage of the BESS project. The fixed factor set by the Mayor shall be stated in the PILOT

Agreement and shall not be more than 1.25 or less than 1.0.

u. Transfer of Ownership. The Applicant shall provide written notification to the Engineering &
Planning Department at least thirty (30) days prior to any change in ownership of a BESS. A
change in ownership includes any kind of assignment, sale, lease, transfer, or other conveyance of
20% or more of ownership or operating control of the applicant, the BESS owner or the BESS
operator, or any portion thereof. The Applicant or successors-in-interest or assignees shall remain
liable for compliance with all conditions, restrictions and obligations contained in the approved
Development Plan, the provisions of this Ordinance, and applicable City, state, and federal laws.
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EXCERPT FROM ZONING COMMISSION MEETING HELD ON MARCH 25, 2025

The Zoning Commission of the City of Texas City met in a regular meeting on Tuesday, March
25, 2025, at 5:00 p.m. Zoning Commission members present were: Chairman Perry O’Brien,
Co-Chairman Aric Owens, Commissioner Thelma Bowie, Alternate Lisa Salinas and Alternate
David Zacherl. Staff members present were: Kim Golden (Secretary), Casey Bennett (Chief
Building Official), David Kinchen (Deputy Building Official), Curt Kelly (Engineering & Planning
Administrator), Veronica Carreon (Planning & Zoning Technician), Jason Brown (Fire Marshal).
Guests were: Ron Stone, Jr., Patrick Tarpey, Bobbie Tarpey, Don Tarpey, Dennis Irby and
Henry Gomez.

Chairman Perry O’Brien indicated a quorum was present and called the meeting to order.

%k kkkkkk*k

(6) REGULAR ITEMS

a. Consider and make recommendation regarding an amendment to the zoning ordinance
to designate Battery Energy Storage Systems (BESS) and similar projects as a use
restricted to Section 160.051 District “S-P” (Site Plan) and further providing therewith.

Ms. Golden stated this matter is being presented again because the City Commission meeting
held on January 8", 2025 was null and void. The actions that occurred there were held to be
null and void which included the appointment of Alternate Member David Zacherl. Zacherl
attended the February 18, 2025 Zoning Commission meeting as an alternate member and was
a vote in favor. To avoid any issue with the validity of the Zoning Commission action, the matter
is being brought back to the Zoning Commission again. No changes have been made to the
proposed amendment to the Zoning Ordinance. Ms. Golden reiterated this was exactly the
same thing that was presented at the meeting in February.

She stated they are talking with the representatives of projects that have presented concerns
to the Commission and with BESS industry officials for additional input and tweaking to Chapter
162. There have been not objections made to the amendment to the Zoning Ordinance to make
it a requirement for the BESS projects to be in District “S-P”.

The Zoning Commission is required to make a recommendation about the proposed change to
the zoning ordinance. Staff's recommendation is that the Zoning Commission recommend this
change in the zoning ordinance to the City Commission to make the BESS and similar projects,
exclusive to the District “S-P” (Site Plan).

This change will make it necessary for all of the BESS projects to go through the full process of
review by the Planning Board, the Zoning Commission, and the City Commission, which will
include at least two public hearings for opportunity to get site specific input from the public about
each project as it is considered.

This change in the zoning ordinance would apply to any applications for BESS projects that are
presented to the City after the ordinance is changed. This change to the ordinance is basically
codifying the practice has been used for BESS projects for the last two years because under
District “S-P”, we have discretion when there are unique projects or new types of projects to
handle them through District “S-P”.

The Zoning Commission has in its agenda packets the minutes from the February 18" meeting
which included the comments that were received at that previous public hearing from the
projects and the industry representatives. Ms. Golden stated that if the Commission wanted her



to respond to any of those comments she would, but basically none of the comments were
directed toward the change in the zoning ordinance.

Ms. Golden advised that in conversations with the project representatives after the February
meeting, none of them had any issues with the proposed change to the zoning ordinance. There
is some edits to consider in Chapter 162, for some clarification. Some provisions that are going
to make it clear the City Commission has discretion to consider a number of factors when
deciding about the zonign change, which is what the BESS projects have requested.

Ms. Golden stated one thing that she forgot to mention last time, when she was telling you all
the folks they had talked to and who had helped them prepare this ordinance, staff consulted
with TNMP about BESS projects in general. Staff confirmed directly from TNMP the benefit of
these projects to the grid and now have a better understanding about how a project here in
Texas City is of some benefit to Texas City. It does, in fact, support the entire system, but
because of the way things are laid out, there is an enhancement and benefit to Texas City for
the projects to be located in Texas City.

Co-Chairman Aric Owens stated that he sat in on the Community Action Committee. He
understands the Spearmint project on Attwater Avenue is currently zoned heavy industrial. He
asked to help him understand how they go from heavy industrial to site plan. He asked if this is
still the same zoning change process?

Ms. Golden responded yes and again, it affords you the visibility about the project. Every project
will be looked at like that.

Chairman O’Brien added that District “S-P” has been used for a variety of different things

Co-Chairman Owens replied this one is just very specific and when he looked at this, he just
wants to make sure that these guys aren't spending as much money doing a site review for
trying to find a place that they can't confirm to their desired use. He just wants to make sure he
understood that was the process in using site plan.

Chairman O’Brien asked if that facility should go away what does that revert back to?

Ms. Golden responded the zoning designation would remain “S-P” but if the next person wanted
to do anything different from the exact same project, they would have to come in and go through
the process to rezone the site to whatever designation fit the next proposed use.

Co-Chairman Owens then stated he had another question. So, we have these decommissioned
bonds that were required in this step - how do those work? Is it in the sense that they pre-fund
that and it sits in an escrow account, or do they pay that annually? He doesn’t know enough
about these. For example, if he has a life insurance policy and he stops paying on it, does that
policy go away? If these developers run into a situation where they're not making money and
they become insolvent, but we've still got these assets on the ground, and they had a
decommissioning bond at one point ,do they keep funding that or do they fund that up front and
thenitis held in escrow? After that period when they get ready to vacate, either the city will have
to cash that bond in to clean up the site, or they clean up and the city refunds or that bond goes
away. How is that handled?

Ms. Golden responded there are ordinances which require similar conditions of surety. Pipeline
permits require it. Oil and gas drilling permits require it. So, the fact that we're requiring a surety
bond is not new. We're doing it already. Some other site plan development agreements, such
as for sandpits have a requirement for surety. They can do it with a bond, but the city has also
accepted cash deposits and letters of credit. The type of surety can be right sized to the
situation.

Co-Chairman Owens asked what would the BESS ordinance require. Ms. Golden replied as



written the type of security would be worked out on a case-by-case basis. It will be worked out
similar to the way the provisions in a development agreement are worked out. We currently do
that with subdivisions. It's not an unusual process for cities to do that. And again, what the
Zoning Commission is doing is balancing the interest of supporting the project with being sure
that the interest of the city is protected, too. And you're wanting to right-size that rather than set
in place, hard and fast one size fits all rule. As proposed, the ordinance will allow the City the
flexibility to right-size these requirements to each project.

Spearmint in particular is pushing back on having to provide all the required submittals all at
once at the beginning before they know if they can use the site. The intent and purpose of the
ordinance is to align the submittal requirements with the pace of the project development so
that as the applicants are developing their project, the information they have to develop to go to
the next step aligns with what the city is requiring. So there will be the development plan stage,
the building permit stage, and the certificate of occupancy stage. There will be submittal
requirements at each one of those stages which the projects will already have based on the
progression of the project.

Commissioner Bowie stated when the motion is read there are actually two recommendations.
Can they be combined or do we need to make separate recommendations to vote on?

Ms. Golden referred to the staff report and clarified that the Zoning Commission is
recommending approval of the specific text to be included as an amendment to the Zoning
Ordinance which is the text that will be advertised in the newspaper.

As she mentioned last time, and as a reminder, because Mr. Owens wasn't in attendance - the
only thing the Zoning Commission is voting on is the amendment to the zoning ordinance which
is printed in the staff report. It will read that this will be handled as a District “S-P”. It gives a few
criteria in there. The Chapter 162 information, which has all the other requirements, the
decommissioning and all that, is for the City Commission to consider. Chapter 162 is not a part
of the Zoning Ordinance.

Chairman O’Brien asked if there were any other questions.

Ms. Golden wanted to note that the ordinance is coming to the Zoning Commission as a
recommendation from her and from the city attorney, the Fire Marshal, the Building Officials and
Emergency Management. The City’s our third-party subject matter experts and outside legal
counsel also participated in writing and recommending the ordinance. There was a lot of input
obtained from industry including TNMP.

Chairman O’Brien added it is a tool that staff are recommending with a lot of effort and study
going into its development. He asked what would be the other option without the tool.

Ms. Golden replied they would keep use the optional District SP process, but it would be on an
ad-hoc basis and might not be as consistent from one administration to the next or as personnel
changed. As volunteers on these boards they have asked for clarity from the City Commission
about some of these things. This ordinance is the way the City Commission clear communicates
to the boards and to staff that it wants the BESS projects to be handled as District “S-P”. And
then there's no question for the boards about how to proceed.

Co-Chairman Owens stated he had one more question. Do we look at them as size? As he
recalled, the first BESS project approved was maybe four or five containers and now we've got
this large project by the water plant. Does the city or the ordinance have a maximum of
megawatts? Are they tiered? Are there some criteria to use as a guide?

Ms. Golden replied that staff have looked at ordinances that have been adopted by other cities
in other states. There haven't been a lot, but there have been some. Some of the other places



that have been doing this for a while do have separate criteria based on the size. Texas City
doesn’t really have a need to parse it out like that at this time. Because it's in District “S-P” you
have the flexibility to right-size it to whatever size project. So, if you've got 10 megawatts coming
in then you can handle the requirements for that. If you've got 200 or 300 megawatts, then we
can all look at it.

Co-Chairman Owens asked if it would be restricted based on the size of the property because
they have to be spaced so far apart.

Ms. Golden replied that it would be looked at through the review process.

Chairman O’Brien asked what everyone thought. There were not further questions or
comments.

A motion was made by Commissioner Thelma Bowie/Alternate David Zacherl to
recommend an amendment to the zoning ordinance to designate Battery Energy Storage
Systems (BESS) and similar projects as a use restricted to Section 160.051 District “S-
P” (Site Plan) and further providing therewith. All other members present voted aye.

Chairman O’Brien asked if this recommendation to the City Commission would come in the form
of a letter.

Ms. Golden replied that it would be presented in the minutes from this meeting and referenced
in the staff report to the City Commission.



CITY COMMISSION REGULAR MTG (5) (c)
Meeting Date: 08/06/2025

Public Hearing for comments on the zoning change of 38.653 acres from District H Heavy Industry
to District SP Site Plan for a Battery Energy Storage System (BESS) located in an area south of th
GCWA canal, north of Moses Bayou, east of South Humble Camp Rd., and west of property
owned by the Galveston Bay Area Foundation

Submitted For: Kim Golden, Transportation and Planning
Submitted By: Curt Kelly, Transportation and Planning
Department: Transportation and Planning

Information

ACTION REQUEST

Public Hearing for comments on the zoning change of 38.653 acres from District H Heavy Industry to
District SP Site Plan for a Battery Energy Storage System (BESS) located in an area south of the
GCWA canal, north of Moses Bayou, east of South Humble Camp Rd., and west of property owned by
the Galveston Bay Area Foundation

BACKGROUND (Brief Summary)

The applicant, Red Egret, LLC, requests a Zoning change of a 38.653-acre site from District
“H” (Heavy Industrial) to District “S-P” (Site Plan) for development and operation of a battery
electric storage system (BESS) utilizing lithium-ion battery technology. TNMP, as the current
owner of the property, is a co-applicant for the zoning change. The requested actions are
cross conditioned upon approval of all pending applications.

The applicant, Red Egret LLC, states an intent to build, own and operate a proposed BESS
project at the subject location. The project proposes to develop 149 lithium-ion containers and
75 medium voltage transformer skids with room for additional future containers to maintain
full project capacity of 300 MW, 600 MWh over the life of the project at the site. The applicant
seeks to begin construction in 2025 with the project to be online and fully operational in

2026. The proposed project will encompass 38.653 acres of vacant property which is
landlocked with no public access and no access to public water or sewer. The location is in
an area south of the GCWA canal, north of Moses Bayou, east of South Humble Camp Rd.,
and west of property owned by the Galveston Bay Area Foundation. The applicant states the
site is 2,000 feet from the nearest occupied structure. The property is currently zoned District
“H” (Heavy Industrial). The applicant proposes to access the site through private easements.

The applicant has a lease and purchase agreement with TNMP with the intent to purchase
the project site once the project begins commercial operations.

TNMP Freeway Park Substation — The applicant states it has an interconnect agreement in place with
TNMP for the Freeway Park Substation located at 25th Ave N and SH 3. The Freeway Park Substation
was recently rebuilt by TNMP and functions to convert high-voltage electricity supplied to the
substation by long-distance transmission lines to lower voltage which is then distributed from the
substation to nearby homes and businesses. TNMP will connect to the BESS project through
infrastructure upgrades within TNMP’s existing land rights.

At its regular meeting on July 7, 2025, the Planning Board reviewed and approved a Detailed



Site Plan for the requested rezoning upon certain conditions to be memorialized in a
Development Agreement approved by the City Commission.

The Zoning Commission held a public hearing upon notice to adjacent property owners on
July 15, 2025. The Notice of the Zoning Commission Hearing was mailed to 4 property
owners within 200 ft. No letters of opposition were received and no one appeared at the
hearing held on July 15, 2025 to oppose the zoning change. After conducting the public
hearing and having all questions answered by the Applicant the Zoning Commission voted 4-0
to recommend approval of the zoning change from District H Heavy Industrial to District SP
Site Plan subject to the Detail Site Plan approved and the conditions recommend by the
Planning Board.

The Applicant agreed with the conditions and has provided a Development Agreement for
approval by the City Commission.

RECOMMENDATION

At its meeting on July 7, 2025 the Planning Board voted 4-0 to approve the proposed Site
Plan for the referenced project and to recommend the zoning change upon conditions to be
memorialized in a Development Agreement approved by the City Commission. AT its
meeting on July 15, 2025 the Zoning Commission held a public hearing upon notice mailed to
adjacent property owners. No written comments were received and no comments were
presented in opposition to the zoning change at the public hearing. Following the close of the
public hearing the Zoning Commission voted 4-0 to recommend approval of the zoning
change from District H Heavy Industrial to District SP Site Plan subject to the Detailed Site
Plan and conditions recommended by the Planning Board as follows:

1. Posting of financial security satisfactory to the City for the commissioning and
decommissioning of the project.

2. Installation of three (3) 30,000-gallon water tanks on the site at locations approved by the
Fire Marshal, to be replaced by connection to a public water source if and when such source
becomes available to the site.

3. Landscaping improvements and requirements for platting and access to public utilities to be
deferred until other development is approved within 500ft of the property, provided the existing
suitable vegetation shall be retained and maintained to provide screening of the project until
future installation of the required landscaping improvements.

4. Private access easements in form and content acceptable to the City to be allowed for 25ft
paved access suitable for the ingress and egress of emergency response and public safety
vehicles.

5. Security fencing and screening acceptable to the City to be installed around the project, which shall consist of
no less than pre-cast concrete panels. Specific plans and specifications to be reviewed and approved through
the building permitting process

6. Posting of financial security for the maintenance of access during construction and direct
payment for the repair and restoration satisfactory to the Director of Public Works of any
damage caused by the project related construction traffic to public streets.

The Developer has signed an approved Development Agreement which memorializes the
recommended conditions.

City staff including the City Engineer, the Chief Building Official, the Fire Marshal, and the
Director of Emergency Management have reviewed the recommended Detailed Site Plan and



conditions to be memorialized in a Development Agreement and offer no objection to the
zoning change from District "H" (Heavy Industrial) to District "SP" (Site Plan) for the new
BESS project.

Fiscal Impact

Attachments
Vicinity Map
Zoning Commission - Staff Report
Exhibits
Legal Description & Final Plat
Planning Board - Staff Report
Planning Board - Minutes 7.7.25
DRAFT Zoning Commission Minutes - 7.15.2025
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* EST. 1911

ENGINEERING & PLANNING

STAFF REPORT

TO: Zoning Commission — Regular meeting on July 15, 2025
FROM: Kim Golden, P.E., City Engineer %Q%%/
CC:  Doug Kneupper, P.E., Consulting Engineer

DATE: July9, 2025

RE: P6911 Attwater Ave - Red Egret Attwater BESS Project

Background: The applicant, Red Egret LLC, states an intent to build, own and operate a proposed
BESS project at the subject location. The proposed project will encompass 38.653 acres of vacant
property which is landlocked with no public access and no access to public water or sewer. The
location is in an area south of the GCWA canal, north of Moses Bayou, east of South Humble Camp
Rd., and west of property owned by the Galveston Bay Area Foundation. The applicant states the
site is 2,000 feet from the nearest occupied structure. The property is currently zoned District “H”
(Heavy Industrial). The applicant proposes to access the site through private easements.

The applicant has a lease and purchase agreement with TNMP with the intent to purchase the
project site once the project begins commercial operations. The project proposes to develop 149
lithium-ion containers and 75 medium voltage transformer skids with room for additional future
containers to maintain full project capacity of 300 MW, 600 MWh over the life of the project at the
site. The applicant seeks to begin construction in 2025 with the project to be online and fully
operationalin 2026.

TNMP Freeway Substation — The applicant has an interconnect agreement in place with TNMP for
the Freeway Substation located at 25" Ave N and SH 3. The Freeway Park substation was recently
rebuilt by TNMP and functions to convert high-voltage electricity supplied to the substation by long-
distance transmission lines to lower voltage which is then distributed from the substation to nearby
homes and businesses. TNMP will connect to the BESS project through infrastructure upgrades
within TNMP’s existing land rights.

Requested action: The applicant, Red Egret, LLC, requests a Zoning change of a 38.653-acre site
from District “H” (Heavy Industrial) to District “S-P” (Site Plan) for development and operation of a
battery electric storage system (BESS) utilizing lithium-ion battery technology.

TNMP, as the current owner of the property, is a co-applicant for the zoning change. The requested
actions are cross conditioned upon approval of all pending applications.

Staff review:

ZONING CHANGE FROM DISTRICT “H” (HEAVY INDUSTRIAL) TO DISTRICT “S-P” (SITE PLAN): The
application is being processed as a District “S-P” (Site Plan) rezoning consistent with Section
160.051(A)(1)(f) provide for the development of specific uses which are not normally found in zoning
districts, and (h) provide additional information and regulatory controls concerning the proposed
use or uses for the protection of the public health, safety, morals and general welfare of the

“the place where COMMUNITY MATTERS”

1801 9th Avenne North * PO, Drawer 2608 * Texas City, TX 77592-2608
(409) 948-3111 * wwwitexascitytx.gov



community. The District “S-P” process also provides some limited flexibility from standard
ordinance requirements as long as those deviations continue to meet the intent of the chapter.

The District “S-P” rezoning is tied to a specific site plan as reviewed and recommended by the
Planning Board to the Zoning Commission. Zoning Commission recommendation will then be
presented to the City Commission for action regarding the requested zoning change.

The site is vacant and is currently zoned District “H” (Heavy Industrial). There are no developed
industrial uses in the area. All adjacent properties are vacant, with the nearest development being
the juvenile justice and state prison facilities located on Attwater Ave. and the low-density
residential occupancies on large acreage lots along S. Humble Camp Rd. The Future Land Use Plan
identifies the future development of the site as a Neighborhood Growth Area. The site is located
within the Texas City hurricane levee which supports its future use for residential neighborhood
development. The applicant acknowledges the BESS is an industrial use that fits within the District
“H” (Heavy Industrial) zoning designation.

At its meeting on July 7, 2024 the Planning Board voted 4-0 to approve the proposed Site Plan for the
referenced project and to recommend the zoning change upon the following conditions which are
agreeable to the Applicant and will be memorialized in a Development Agreement:

1) Posting of financial security satisfactory to the City for the commissioning and
decommissioning of the project.

2) Installation of three (3) 10,000-gallon water tanks on the site at locations approve by the Fire
Marshal, to be replaced by connection to a public water source if and when such source
becomes available to the site.

3) Landscaping improvements and requirements for platting and access to public utilities to
be deferred until other development is approved within 500ft of the property, provided the
existing suitable vegetation shall be retained and maintained to provide screening of the
project until future installation of the required landscaping improvements.

4) Private access easements in form and content acceptable to the City to be allowed for 25ft
paved access suitable for the ingress and egress of emergency response and public safety
vehicles.

5) Security fencing and screening acceptable to the City to be installed around the project, the
particulars to be determined and presented before presentation of the project to the Zoning
Commission.

6) Posting of financial security for the maintenance of access during construction and direct
payment for the repair and restoration satisfactory to the Director of Public Works of any
damage caused by the project related construction traffic to public streets.

SECURITY WALL - One of the conditions of the Planning Board approval was the presentation of
final specs for the installation of the masonry security wall. Applicant has indicated its intent to
use pre-cast concrete panels for the masonry fence, which is an acceptable concept for Texas City.
The specific plans and specifications will be reviewed and approved through the building permitting
process.
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The Staff Report to the Planning Board together with all exhibits and an excerpt from the draft
minutes of the July 7, 2025 Planning Board meeting are attached to this staff report.

Analysis and Recommendation: The proposed project is the largest to be considered by the City
of Texas City to date. Itis also twice as large as the only facility the applicant, Spearmint Energy, is
currently operating. The Applicant is a relatively new entity staffed with experienced personnel and
contracting with industry leaders for engineering, procurement and construction and for operations
and maintenance. The vetting and posting of confirmed financial security will be essential to assure
the performance of represented capacities and commitments to protect Texas City and its citizens.
For this reason, all conditions for approvals should be memorialized in a development agreement
which attaches to the project and will be binding upon successors and assigns of the Applicant.

The project site is currently remote from any other development and is landlocked with no access
to municipal water or sewer. But it is also located within and protected by the Texas City hurricane
levee and is close in proximity to one of TNMP’s largest and most updated substations in Texas City.
Although not currently developed, the site is developable with its potential for development
increasing as other areas of Texas City develop and build out.

The BESS technology is acknowledged as having benefits to system wide grid stability. Due to
current conditions of the grid there is some acknowledged direct benefit to Texas City residents and
industries by having the BESS projects located in Texas City. Policies and procedures to be
implemented by the Building Officials and Fire Marshals through the permitting process will provide
the flexibility to adapt to evolving technologies and assure the highest levels of protection and
accountability for the citizens of Texas City.

Concerns with fire protection and response have been noted and addressed with provisions in the
proposed site plan. Although the Fire Marshal has accommodated the installation of fire water
tanks to provide for fire suppression, it is upon condition the project will connect to public water
sources for fire protection when available to the area.

The lack of access to a public street is a concern which is being addressed with access easements
through private property. Although this accommodation is not a best practice and should not
prevailin other applications, itis compatible with the BESS project installations for two reasons.
First, the BESS projects are perceived as temporary installations which will be removed at the end
of the service life of the equipment and the site restored to pre-project conditions. In such case the
expiration/release/cancellation of the easement is not an issue. Secondly, TNMP is the grantor of
most of the easement and has a vested interest in the operation of the BESS projects. This
alignment of interest assures the parties have motivation to work through any issues which may
arise from the easement not being publicly dedicated permanent developments of any kind.

Concerns with land use regulations and impact on future development have been addressed with
deferrals regarding landscaping, platting and access to public utilities upon conditions which may
be triggered as development of the surrounding properties occurs. The installation of a masonry
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screening wall for security and weather resilience should be maintained as the operative standard
for a BESS project.

Anticipated damage to the public streets by construction related traffic and heavy loads is not a
new or unique issue. The development agreement should make provision for the developer to bear
the cost of keeping the public roads open and accessible during construction and to repair and
restore the road to pre-construction conditions when the construction period is complete.

Subject to the conditions recommended by the Planning Board being memorialized in a
development agreement and the construction of an acceptable masonry screening wall which

may be comprised of pre-cast concrete panels, staff have no objection to the rezoning from
District “H” (Heavy Industrial) to District “S-P” (Site Plan).
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CAPABILITIES AND EXPERIENCE

Spearmint Energy’'s team of more than 50 electrical engineers, construction managers,
project developers, transmission planners, and market experts is one of the most experienced
in the industry. The Spearmint team has developed over 15000 MW of energy generation
and storage projects.

We develop, build, own, and operate battery storage facilities with a focus on safety and
professionalism at every step of the process. As an American company, we are dedicated
to working in partnership with landowners, local government, and communities as well as
creating good paying jolbs and economic growth right here at home.

Spearmint owns and operates a 150MW/300 MWh BESS in Texas and has more than 20
projects in development across 10 US states.

/;,§> =

KEY TEAM MEMBER EXPER
AND QUALIFICAT ]ﬁﬂwl@

Spearmint Energy’'s team has experience across the United States and in all aspects of
energy projects, including development, permitting, finance, construction and operations
and maintenance. Key team members’ experience is summarized below:

Peter Rood — Chief Development Officer

Peter has nearly 20 years of clean energy development
experience, including over a decade of experience developing
energy storage projects. Previously, he led the development
of a 3600 MW of battery storage portfolio at GlidePath Power
Solutions, and earlier held roles at RES Americas, NRStor, Acciona
Energy, and Gamesa Energy.

Jeff Jackson — SVP Project Execution

Jeff has more than a decade of experience in renewables
and data center site development, project implementation,
strategic partnerships, and leadership. In his prior role, Jeff
formed and led the teams responsible for site development,
engineering, procurement, construction, and origination for a
data center startup that was ranked on the Inc. 5000 Top 100
list.

www.spearmintenergy.com spearmlnt info@spearmintenergy.com
energy
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Gina Wolf - SVP, Strategy and Project Development

Gina Wolf is responsible for project strategy, mergers &
acquisitions, and greenfield development for the Spearmint
Energy portfolio. Gina brings more than 20 years of clean
energy development experience with over 2GW of wind, solar
and co-located battery storage projects constructed.

Nick Coil - Vice President, Development

Nick has nearly 15 years of experience developing renewable
energy projects throughout the country. He began his career
developing wind and solar at Tradewind Energy before
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Battery energy storage system (BESS) technologies are
propelling us towards a net-zero economy. They're necessary
for harnessing the full power of intermittent renewable
energy sources without experiencing gaps in power.

EXECUTIVE However, while generally effective and reliable, some have

SU M MARY expressed concerns over the quality and safety of batteries.
Leaders in the fossil fuel industry, for example, have been
quick to criticize this technology. And because batteries are
relatively new, the media and public tend to treat any issues

with heightened levels of attention and scrutiny, threatening
the deployment of battery technology.

To address these concerns and increase the adoption of BESS technology, companies need
to ensure that batteries are as safe, reliable, and powerful as possible.

Sungrow has recently introduced a new, state-of-the art energy storage system: the PowerTitan
2.0 with innovative liquid-cooled technology. The BESS includes the following unique attributes:

o Offers an easily scalable design with plug-and-play architecture backed by pre-certified
fire safety compliance testing.

» Maintains consistent temperatures — increasing performance, safety, reliability, and
profitability.

> Reduces installation time by 80%, compared to a conventional ESS, requiring only one
hour for cabinet installation due to its pre-integrated design.

© Ensures a Ensures a high ROI by reducing auxiliary power consumption by 40%
(compared to a conventional ESS) — prolonging system life and mitigating unnecessary
degradation.

o Sustains top performance in harsh environments - including high humidity areas,
dusty deserts, or high elevations up to 3000 meters (2843 feet) above sea level.

> Includes enhanced safety features for fire suppression and thermal management.

This white paper outlines the promise and criticisms of batteries, and highlights the key
features, benefits, and market significance of Sungrow'’s liquid-cooled PowerTitan 2.0 BESS
as an integrated turnkey solution from cell to skid.
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INTRODUCTION

Energy storage is essential to the future

energy mix, serving as the backbone of the
modern grid. The global installed capacity
of battery energy storage is expected to hit
500 GW by 2031, according to research firm
Wood Mackenzie.

The global energy storage ten-year market outlook is bright

Annual deployments by region: 2021-2031
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The U.S. remains the energy storage market
leader —and is expected to install_ 63 GW of
storage between 2023 and 2027, and exceed
130 GW by 2030. The U.S. Inflation Reduction
Act has further increased projected solar
and onshore wind capacity by 40% and
estimated battery capacity by an additional
20 GW.

As the young industry rapidly grows,
concerns about quality and safety have
emerged - including the possibility of
battery fires.

While rare, these issues can occur due to
low integration of energy storage systems,
inconsistent design standards and quality
control, lack of experience in managing
energy storage systems throughout the
life cycle, and improper understanding and
implementation of standards.

Ultimately, thermal runaway and system-
level defects can result in costly delays and
downtime —and in very unlikely scenarios,
potential threats to safety.

Importantlythough, batteries are
overwhelmingly safe and effective. The
California Public Utilities Commission, for
example, estimates that only 2% of grid
storage facilities will experience “major
safety-related” incidents.

Notably, the natural gas industry causes
thousands of explosions every year in the
United States. But these incidents often go
unreported or do not face heavy scrutiny.

Nevertheless, given lingering skepticism
about batteries, Sungrow recognizes the
importance of providing cutting-edge
solutions that meet top performance and
safety standards. Sungrow's PowerTitan

2.0 liquid-cooled BESS marks the next
generation of highly integrated, plug-and-
play, pre-certified grid-scale energy storage
- offering unmatched reliability, efficiency,
performance, and safety to invest in batteries
with confidence.
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UNDERSTANDING THE SAFETY
CONCERNS WITH BATTERIES

3.1. OVERVIEW OF BESS QUALITY RISKS
AND MANUFACTURING DEFECTS

Over the past decade, battery cells have
expanded their capacity from under 100 Ah
to 300+ Ah, transitioned from 12-meter walk-
in containers to highly integrated, adaptable
cabinets half the size, and incorporated
liguid-cooled technology to support larger
batteries. This rapid change and high
growth rate has introduced new risks across
the supply chain, such as manufacturing
defects and complex subsystems with
additional points of failure, which can

lead to uncontrolled thermal runaway (a

chain reaction that can cause fire, or rarely
explosions).

As more novice players enter the energy
storage industry, there are huge product
variations, which can result in various fire
hazards. Advanced components like the
battery management system (BMS), energy
management system (EMS), and power
conversion system (PCS) are supplied by
different companies — sometimes causing
difficult on-site installation, long system
commissioning cycles, poor operation
adaptability, and frequent on-site operation
and maintenance —negatively affecting the
levelized cost of energy (LCOE).

3.2. CEA’'S FINDINGS ON FIRE
SAFETY AND RISKS

Clean Energy Associates (CEA), a leading
renewable energy consultancy, conducted
over 320 quality and safety inspection audits
at 52 BESS factories worldwide, spanning 30
GWh of lithium-ion energy storage projects.
Their extensive audit — published in February
2024 — revealed that 26% of BESS projects
had quality issues related to fire detection
and suppression systems and 18% had
issues with thermal management systems.

Nearly half of CEA's quality assurance

(QA) findings were related to system-level
defects, highlighting overlooked integration
problems in the production process. The
BESS integration of the cell and module is a
highly manual, labor-intensive, and complex
process, leading to QA vulnerabilities

from lengthy production processes, high-
performance sensitivity, and less strict
quality control (QC) measures.

Notably, installers screen for and correct
these malfunctions during the installation
and commissioning process under the
nationally recommended safety standard
NFPA 855.

But correcting these issues can delay
projects for months and reduce profits. That
makes it all the more important to prioritize
pre-integrated systems and employ rigorous
quality control measures throughout the
manufacturing process.
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3.3. MARKET RESPONSE TO BESS FIRE SAFETY CONCERNS

Batteries are overwhelmingly safe. The

problem is: There are still renewable energy
naysayers who hope to prevent the utilization
of batteries. And as a newer technology,
batteries are naturally subject to heightened
public scrutiny.

At the Energy Storage Summit this past
March 2024, Aron Branam, VP of development

and construction for Arevon Energy, said, “One
fire for one battery is a fire for everyone in the
industry.” Mike DeSocio, founder and CEO of
Luminary Energy, chimed in, saying, “..there
has been a lot of trust lost in batteries in New
York in the last few years.”

Some communities have imposed
moratoriums on battery permits to assess

safety concerns and enhance emergency
response planning. Legislative measures, such
as California's Senate Bill 38 signed in October
2023, aim to enforce safety standards and
improve emergency response protocols for
battery storage facilities.

Safety measures are still evolving in the
energy storage industry, with strategies to
prevent battery fires differing across each
manufacturer as the industry evolves.

For example, in Moss Landing, California (the
largest operating battery storage facility in
the U.S. at 750 MW) the BESS' fire suppression
systems — designed to prevent thermal

runaway — were accidentally activated due

to rainwater intrusion (i.e. water ingress),
resulting in arcing and short-circuiting from
flooding the batteries. Clearly continuous
improvement is needed.

To quell public concern, it's
critical to do everything in our
power to reduce the risk of
battery malfunctions. Sungrow

has done precisely that.
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LIQUID-COOLED
TECHNOLOGY OVERVIEW

4.1. WHAT IS LIQUID-COOLED TECHNOLOGY?

Liquid-cooled technology is widely
utilized in energy storage, electric
vehicles, and other energy sectors due
to its high energy efficiency ratio and
temperature uniformity. The liguid-
cooled system uses coolant to move
heat from the battery cell enclosure to
the ambient environment to lower the
overall temperature.

As an ultra-efficient heat exchanger, liquid-cooled technology has a high specific heat
capacity and excellent thermal conductivity, able to rapidly transfer more heat from the
hotter to colder region and cool down the system more quickly and effectively.

4.2, ADVANTAGES OVER TRADITIONAL AIR-COOLING
LITHIUM-ION TECHNOLOGIES

Conventional air-cooled systems use fans to pull in external air, potentially
introducing humidity and condensation (i.e., water ingress) into the system, which
can lead to short-circuiting and thermal events. Instead, liquid-cooled technology

offers improved fire safety, among other benefits, by enabling faster and more

efficient cooling.

Liquid-cooled BESS Air-cooled BESS

Enhanced efficiency
Improved thermal performance

Extended system life

High energy density

Low noise
More reliable operation

SN S

Better scalability




SUNGROW'’S FULLY LIQUID-COOLED
POWERTITAN 2.0 BESS

As the world’s most valuable solar
company and bankable inverter
brand with over 27 years of experience,
Sungrow'’s energy storage systems
have exceeded 19 GWh of contracts
worldwide. Sungrow has been at the
forefront of liquid-cooled technology
since 2009, continually innovating and
patenting advancements in this field.

As a system solution supplier
and product OEM, as opposed
to an integrator, Sungrow

is able to achieve a tight
integration that is reliably
repeatable, high-quality, and
system-level safe to adhere to
strict third-party guidelines.

5.1. INTRODUCTION TO
POWERTITAN 2.0 BESS

Sungrow’s latest innovation, the

PowerTitan 2.0 Battery Energy Storage

System (BESS), combines liquid-cooled

technology with advanced power
electronics and grid support features,
marking a significant leap forward in
BESS solutions.

This plug-and-play BESS uniquely pre-
integrates all internal components—
including the batteries, string PCSs,
BMS, thermal management, and fire
suppression systems—within a 20-foot

container for easy installation, improved

adaptability, and high performance.

Customer reviews highlight flexibility,
reliability, safety, and ROI as key priorities.

Sungrow's PowerTitan 2.0 not only meets these
expectations but also effectively addresses

fire safety concerns. Our standout offering
includes a complete turnkey solution, from cell
to MV skid, supported by our local in-house
service and backed by a 20-year system-level
guarantee. This integrated approach reduces
project delays and eliminates the need for on-
site system-level certification, setting us apart
from competitors, such as DC lock providers,
who lack system-level solutions.

The globally liquid-cooled system
(encompassing the battery modules and
patented PCS) provides top-level performance
with a round-trip efficiency (RTE) up to 92.5%
for 4 hour solutions, with long duration options
of 2 to 8 hours available.
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Easily scalable

The PowerTitan 2.0 is a scalable plug-
and-play solution backed by pre-
certified fire safety compliance testing
for fast deployment and reduced risk.
The BESS also simplifies commissioning
efforts and site-level integration. That's
largely because it does not have to run
conduit between the battery and PCS

- lowering conduit by 50%, reducing
project footprint, and increasing energy
density relevant to traditional solutions.

High-performance

With liquid-cooled technology, the BESS
maintains consistent temperatures
within 2.5°C across almost 5,000
battery cells in one container and
eliminates any outlier cells to maximize
performance, safety, reliability, and
profitability. The system boasts an RTE
up to 92.5% for 4 hour solutions, with
long duration options of 2 to 8 hours
available. This is an enhancement of 2%
from the first-generation PowerTitan
1.0, with its Cell to Grid technology (C2G)
that simplifies the energy conversion
between DC and AC power.

Fast deployment

The all-in-one AC-DC block design
streamlines deployment with
embedded PCSs, pre-assembled
components, MVT, and comprehensive
factory testing toreduce installation
time by 80% (compared to a
conventional ESS), requiring only one
hour for cabinet installation.

Additionally, the system comes pre-certified
with AC-level UL 9540, shortening grid
interconnection processes, and adheres to
various safety standards. Grid-debugging
time is also cut by 50%, lasting only 15 days
compared to conventional BESS systems
due to necessary pre-installations.

High ROI

Using precise temperature control made
possible with liquid-cooled technology,
the PowerTitan 2.0 has a high ROl by
reducing auxiliary power consumption up
to 40% (compared to a conventional ESS),
prolonging system life, and mitigating
unnecessary degradation. Enhanced
temperature balancing enables individual
rack control — boosting usable capacity,
optimizing system availability, and reducing
the discharging barrel effect.

This advanced temperature balancing
results in up to a 7% increase in system
discharge (depending on site conditions).

In the case of a PCS fault, the system
experiences only an 8% loss, as the
remaining 11 PCS systems can remain online,
unlike traditional centralized BESS setups
where a shutdown leads to a 100% loss that
can last for days.

Environmental resilience

By eliminating the need for external air to
enter the system, the liquid-cooled BESS
enhances resilience in harsh environments,
such as high humidity areas, dusty deserts,
or high elevations up to 3000 meters above
sea level.



Enhanced safety 5.2. BESS SAFETY FEATURES FOR FIRE

SUPPRESSION AND THERMAL MANAGEMENT
The liguid-cooled PowerTitan 2.0 BESS

incorporates robust safety features superior ~ Effective fire suppression and thermal

to those required in NFPA (National Fire management are crucial for the safety and
Protection Agency) standards, including longevity of energy storage systems. Sungrow
separate partitions for power electronics prioritizes safety, with a superb track record of
and battery cabinets to prevent thermal zero reported BESS thermal events or explosions.
runaway, fire-resistant bulkheads lasting up

to two hours, and advanced fire protection To uphold Sungrow'’s strict safety priorities, the
mechanisms to minimize fire risks. PowerTitan 2.0 offers a comprehensive safety

design across the cell, electrical, and system

The battery energy storage system meets . .
Y Y ge sy levels. From compartmentalized designs to

glaballicuia-seriee heat dissipation advanced fire suppression systems, the system

stanestdsamg smgleys leehmology o ensures the highest level of safety and reliability

reduce short-circuiting and arcing risks. Also, . . . .
in various operating conditions.

without introducing foreign particles (such

as dust) and humidity into the enclosure, o i
As a liquid-cooled system, as opposed to air-

the system mitigates short-circuiting and & .
Y 9 g cooled, humidity and condensation are not

thermal events for added reliability. As the . ; :
Y introduced into the system, removing water

liguid-cooled system is low noise at or below : ; ,
ingress — allowing for more control of the system’s

75 dBA, the BESS can also operate in noise- . . 42 ;
internal environment conditions and reducing

restricted environments. s : s
the risk of short-circuiting.

The multi-level architecture of safety

measures, such as inter-rack fusing Sungrow's PowerTitan 2.0 liquid-cooled BESS
protection, active anomaly detection, and employs various features to address fire safety
millisecond-level arc detection, enhance concerns:

overall safety, while multi-stage overcurrent
protection and integrated BMS ensure rapid
response to potential hazards.

NFPA 855 compliance design options of:

- NFP (Deflagration venting) as standard offer NFPA 68 DEFLAGRATION PANEL
- NFP (Explosion prevention system) as an optional choice FOR EXPLOSION RELEASE

LY

=
NFPAI3 compliant Sprinkler and 1 < _ e =

- i e e 2 HERIGRYERTIANAL)
Dry Pipe as an optional choice L ’ = GAS DETCTOR, AIR
: : - EXGAUST
SMOKE/TEMPERATURE ' — - L b (& ﬁ
FACP

W PARTITION DESIGN
MULTIPLE LAYERS SPRINKLER (BATTERY VS PCS)
(BATTERY VS LCU)
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Balanced temperature control:
A patented liguid-cooled heat dissipation
scheme and 4D sensing technology
maintain a balanced system temperature
with a = 2.5°C temperature difference
across all battery cells — prolonging battery
life by two years, reducing degradation,
improving auxiliary power efficiency, and
enhancing system performance with a 15%
increase in discharge capacity over the
system’s life cycle.

20-year

system

Cell temperature performance life

difference < 2.5°c  28.1°C 29°C

30.5°C

Professional integration:

Integrating BMS and string PCSs
improves system compatibility and
adaptability for elevated safety and
performance — with an RTE up to 92.5%
for 4 hour solutions (with long duration
options of 2 to 8 hours available) and ease
of commissioning.

Overcurrent protection design:
Multi-level fuse protection ensures reliable
disconnection to minimize the risk of
thermal runaway.

Integrated arc fault detection and arc
fault circuit interruption:

Advanced algorithms detect electrical
abnormalities, improving system safety by
reducing short-circuit current by 75% in 10
microseconds and 100ms-level shutdown
for 100% rack-level protection to mitigate
thermal events.

Remote monitoring:

In the unlikely event of an electrical fire,
the system automatically triggers multiple
firefighting measures, preventing battery
deterioration and eliminating thermal
runaway at the early stage.

Compartmentalized design:
Partition design separates power electronics

and battery compartments with fire-resistant
walls to prevent fire from spreading for up to

two hours, minimizing damage and avoiding

fast contagion of thermal runaway.

Partition design

Enduring fire for 2h
* Heat-resistant steel plate

+ Fireproof panel

+ Heat-resistant steel plate

+ Avoid instant chain
reaction caused by fire

+ Prevent thermal runaway
after an arc incident

Integrated AC-DC blocks:

Compared with traditional centralized PCS
design, the built-in PCSs and factory-installed
interior DC wiring reduces project footprint
and safety risks by reducing the risk of short-
circuiting and arcing.

System-level fire safety:

To minimize fire risks, reduce flammable gas
concentrations, and ensure electrical safety, the
system employs overcurrent fast-breaking and
arc extinguishing protection, over-temperature
protection, NFPAG8-compliant deflagration
venting, optional integrated sprinklers inside
the BESS container, and optional NFPAG9S-
compliant explosion prevention systems.
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Manual switch disconnector (MSD):

The technology mitigates the risk of short
circuits for safer shipping, maintenance, and
lower personal protection equipment, or

PPE, classes, translating into faster project
deployment with more efficient installation and
commissioning.

Integrated AC-DC blocks:

Compared with traditional centralized

PCS design, the built-in PCSs and factory-
installed interior DC wiring reduces project
footprint and safety risks by reducing the
risk of short-circuiting and arcing.

System-level fire safety:

To minimize fire risks, reduce flammable
gas concentrations, and ensure electrical
safety, the system employs overcurrent
fast-breaking and arc extinguishing
protection, over-temperature protection,
NFPAG8-compliant deflagration venting,
optional integrated sprinklers inside the
BESS container, and optional NFPAG9-
compliant explosion prevention systems.

Rapid arc extinguishing:

Second-level arc extinguishing eliminates
potential fire hazards by blocking thermal
runaway at the source.

Pre-testing for fire safety compliance:

Various safety tests, including fire
simulations and fire testing, ensure
compliance above and beyond industry
standards.

Inter-rack fusing protection:

The system reduces the incident energy
with low arc energy and protects the safety
of maintenance personnel with a lower class
of required PPE by limiting exposure to high
voltages and currents.

Self-sealing coolant loop connectors:

The system's patented plug connectors for
liguid cooling have prevented 100% of leaks in
over 100,000 industrial installations.
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5.3. ADDITIONAL KEY FEATURES

AND INNOVATIONS

In addition to fire safety, below are various
other key benefits of the liquid-cooled
PowerTitan 2.0 BESS:

Multi-level monitoring devices:

Multi-level sensors, from the module to
the rack and system level, provide real-
time insights into performance and system
health to ensure system efficiency, safety,
and reliability, with integration into third-
party SCADA and control systems. These
devices enable proactive fault detection
and system optimization — decreasing
downtime, maximizing performance, and
prolonging the system’s life.

Increased capacity:

The high performance DC/AC inverter
supports 0% to 100% depth of discharge
with —enhancing overall efficiency,
adaptability, and revenue with increased
usable capacity.

Enhanced energy capacity
and efficiency:

Innovative technologies such as C2G
and liquid-cooled thermal management
improve energy capacity and efficiency.

Quieter operation:

The system produces less noise than
air-cooled systems, at or below 75 dBA,
making the BESS suitable for noise-
sensitive areas.

Individual rack-level management:

Independent control of charge

and discharge in each battery rack
increases discharge capacity by up to
7% (depending on site conditions) and
improves system flexibility.

Conventional ESS

il

1 cabinet for !
1PCS

® Highly visible interrack barrel effect
= in mmp(emrad(cm:gaami 3"'
Rack 2

Rack 1 Rack 12

PowerTitan 2.0

il

1 rack for L e =
1PCS | 4
® 100% rack charge and

discharge Rack 1 Rack 2 Rack 12

€

= Elimination of the
Interrack barrel effect

Higher energy density:

The system occupies 32% less footprint
than a conventional energy storage
system with a centralized PCS, improving
the LCOE and system energy density with
fewer containers, easier construction, and
lower balance of plant costs.

Stable operation in weak grids:

Integrated with leading grid following
and grid forming control algorithms,

the BESS offers advanced grid support
functions such as low voltage ride
through, frequency and voltage support,
black start capability (depending on

site conditions), wind-band oscillation
suppression, and flexible inertia support.
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User-friendly O&M:

Automatic coolant replenishment, auto-
calibration state of charge, and refined
battery management minimizes O&M
costs, enhances system longevity, ensures
long-term system reliability, and reduces
downtime to boost profitability.

5.4. CERTIFICATIONS AND
DESIGN STANDARDS

Sungrow's commitment to quality and
safety is reflected in the PowerTitan 2.0's
adherence to rigorous certifications and
design standards, including NFPA, IEC, and
UL standards.

Pre-certified with UL 9540, the
PowerTitan 2.0 eliminates the need
for on-site testing — preventing delays,
additional costs, and uncertainties for
an added layer of confidence.

The PowerTitan 2.0 BESS comes
pre-certified with, but not limited to:

o UL 9540 (2023)

o UL 9540A (2019 4th edition)

o UL 1973 (2022)

o UN 383 & UN 3536

© UL 1741 SB (PCS) (2019 3rd Edition)
o |[EEE 15472018 (PCS) (2018)

o CSA C22.2 No.107.1-16 (PCS) (2021 4th Edition)

The battery energy storage system also
adheres to the below design standards:

o NEC (2023)

o NFPA 855 (2023)

o NFPA 72 (2022)

© NFPA 68 (2023)

© NFPA 69 (optional configuration)(2024)
© NFPA 13 (optional configuration)(2022)

For more information, refer to the
PowerTitan 2.0's datasheet here.

5.5. QUALITY ASSURANCE AND
FACTORY ACCEPTANCE TESTING
Sungrow implements a comprehensive
QA and QC process management (ISO
900]1) to ensure the safety and reliability
of the PowerTitan 2.0 energy storage
system. This QA and QC includes
rigorous procedures such as functional
tests conducted in the factory and over
350 quality tests covering cell, pack, rack,
PCS, ESS, and energy management
strategy testing.

Additionally, Sungrow’s state-of-the-

art testing facility includes hardware-
in-the-loop setups, an in-house lab, a
temperature room, a noise room, and

a 5 MW grid simulator. Large-scale

fire simulations exceeding UL 9540A
standards are performed alongside IP55
liquid-cooled design testing to verify
the PowerTitan 2.0 container’s system
safety under various conditions. Factory
acceptance testing further enhances
developer and investor confidence,
minimizing commissioning delays.
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By the end of December 2023,
Sungrow's PowerTitan series had
secured 19 GWh of global contracts,
attributed to its exceptional security

features and advanced efficiency.

7. CONCLUSION

Customer feedback consistently points
to flexibility, reliability, safety, and return
on investment as the most critical factors

when choosing a BESS solution. Sungrow's

liguid-cooled PowerTitan 2.0 BESS excels
in these areas, while also effectively
addressing fire safety concerns.

What truly sets us apart is our Turnkey
Solution Value. From cell to MV skid, we
provide a complete, end-to-end solution,
supported by a local in-house service
team and backed by a 20-year system-
level guarantee. This integrated approach
not only reduces the risk of project delays
but also eliminates the need for on-site
system-level certification, enabling faster
and smoother deployment.

As the energy storage industry continues
to evolve, Sungrow remains at the
forefront of innovation, delivering
system-level solutions that meet the
highest standards of quality, safety, and
performance. To learn more about how
our liguid-cooled PowerTitan 2.0 BESS
can drive the success of your next utility-
scale project, reach out to our customer

service specialists today.
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ABOUT SUNGROW

Sungrow Power Supply Co,, Ltd. (“Sungrow”) is a global leading PV inverter and ESS
supplier with over 515 GW of power electronics equipment installed worldwide as
of December 2023. Founded in 1997 by University Professor Cao Renxian, Sungrow is
a leader in the research and development of solar inverters with the largest dedicated
R&D team in the industry and a broad product portfolio offering PV inverter solutions
and ESS for utility-scale, commercial & industrial, and residential applications, as
well as internationally recognized floating PV plant solutions, NEV driving solutions,
EV charging solutions and renewable hydrogen production systems. With a strong
27-year track record in the PV space, Sungrow products power over 170+ countries
worldwide. For more information about Sungrow, visit: www.sungrowpower.com.
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| ENERGY STORAGE EXPERIENCE SUMMARY

From gigawatt-scale renewable energy generation and storage to

commercial microgrids and more, we offer extensive expertise in Status #of Projects | Total MW Total MWh
designing and executing complex energy projects. Completed 99 3,117 8,966

, , ‘Under Construction 17 2,426 8,086
As one of the most experienced builders of energy storage
systems, we are revolutionizing the energy landscape through our Under Contract 13 4,210 15,206
team'’s integrated solutions - constantly expanding the breadth of Totals 9,753 32,258

our EPC capabilities to lead the industry with efficient execution.

By Technology TotalMW | Total MWh
1 0 50+ 32+ #1 Tesla 2,165 8,660
BYD 11 2,350 9,071

years projects gigawatt- ENR e 1 2,265 6,200
naure ramking Canadian Solar 2 300 800
LG 2 397 1,588
Powin 3 254 1,016
Fluence 1 500 2,000
Custom Enclosure 3 559 1,390
Other* 12 963 1,534
Total 9,753 32,258
Completed 1,030
Under Construction 7 1230 3,160
Under Contract 3 900 1,800

Totals 16 2,920 5,990

Energy Storage Qualifications | © 2025 M. A. Mortenson Company



NOVA POWER BANK | 2,720 MWh
MENIFEE, CA

. Mortenson was chosen as the

9§ EPC contractor for both the

® battery storage and substation

* scopes for Calpine Corporation’s
" Nova Power Bank energy storage
- project.

= The 680-megawatt project,
one of the largest standalone
projectsin the country, is
being built on the site of a
decommissioned gas plant.

EDWARDS & SANBORN | 3,287 MWh
MOJAVE, CA

contractor for both the solar and
energy storage scopes of the
Edwards & Sanborn solar and

~ energy storage project located in
~ Kern County, California.

The project consists of 864

- megawatts of solarand 3,287

- megawatt-hours of energy

. storage. Itis currently the largest

| operational solar and battery
energy storage project in the US.

Energy Storage Qualifications | © 2025 M. A. Mortenson Company

ENERGY STORAGE EXPERIENCE HIGHLIGHTS

REVOLUTION ENERGY STORAGE | 300 MWh
CRANE, TX

Mortenson was the EPC
contractor for Spearmint
Energy’s 150 megawatt, 300
megawatt-hour battery energy
storage project in West Texas.

| Mortenson designed and built

y the battery storage facility,
substation, and transmission

~ line connecting the project to
the Electric Reliability Council of
Texas (ERCOT) grid.

DECORDOVA ENERGY STORAGE | 260 MWh
GRANBURY, TX
et Vistra and Mortenson

successfully completed the
DeCordova Energy Storage
Facility, bringing 260 MW/260
MWh battery energy storage
58 to Texas. The facility is now
_«g# operational, storing and

¢ distributing electricity to the grid
across the region.

The project provides resiliency in
Texas by being co-located on the
Luminant (a subsidiary of Vistra)
| DeCordova gas power plant.



LET'S EXPAND
THE UNIVERSE
OF BIG IDEAS

Founded in 1954, Mortensonis a U.S.-based, family-owned construction and development
services company. Over the last 70 years, Mortenson has grown to over 7,000 team members
with project operations extending across 48 states and Canada. With revenues surpassing
$5.5 billion, Mortenson is recognized as the 27t largest construction firm in the United States,
according to Engineering News-Record (ENR) rankings. Our financial position is exceptionally
strong and is among the best in the construction industry.

FAMILY-OWNED FIRM

Founded by M. A. Mortenson, Sr.
Incorporated in Minnesota in 1954

: O ,
YEARS | **
STRONG -
SEEnedkr REGIONAL OFFICE LOCATIONS

:! ’ TOP BUILDER IN
THE UNITED STATES

ENR Top 400 Contractors
every year since 1969

0000000006 ,Hn0salaried

BEST WORKPLACE AWARDS 000022%%% teammembers

inthe last 5 i 00000 OQGOOO
Inthe last o years across our offices 000000000
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PEARCE

Nationwide RENEWABLES
O&M Services

Pearce Renewables is a forward-thinking organization committed to a clean energy future. With
over a decade of experience managing utility-scale and DG projects, we are uniquely qualified to
be the Operations and Maintenance service partner for your projects.

WHO WE ARE OUR SERVICES

Preventive Maintenance

Community, safety, and perpetual improvement are core
values at Pearce Renewables. We employ local, thoroughly « Visual inspections
trained, and full-time employees with an unwavering focus
on safety, quality and responsiveness. We incorporate the
latest technologies and procedures, ensuring that our team
has the tools, knowledge, and training to not only quickly
and safely identify, communicate, and resolve issues, but Corrective Maintenance
also apply industry-best maintenance practices to maximize
uptime and ROI. e Fault diagnosis

¢ Repairs and replacements

e Calibration and testing
WHY CHOOSE US e System revalidation

¢ Scheduled repairs and replacements
e Calibrations
¢ Daily work reports and activity logs

NatIOI?WIde Covgrage . . ' ROC Monitoring

Pearce is the largest independent service provider in the

renewables space in the country. We have full time e 24/7 active monitoring of operations
technicians dedicated to your assets or that can be e Remote diagnosis and self-dispatch
mobilized quickly nationwide to meet your needs « Active power control, ramping, and
Single Point of Contact curtailment

Pearce provides dedicated Project Managers to keep ¢ Forecasting and reporting

your projects organized and on time wherever your

project is we’re just a phone call away. NERC Services

Experience and Training = Quality, « Registration as GOP

Reliability, and Consistency » Reporting and documentation

With 500 SMEs, over 75-years of experience, and two ¢ Compliance monitoring and auditing
fully staffed and equipped training centers Pearce has e Cybersecurity and physical security
the experience and training chops to provide quality, « Training

value-added services to your portfolio of critical

renewable assets. Spare Parts Management
Technology o Spare parts procurement and
Pearce’s in-house designed CMMS platform, ‘Insite’, inventory management

provides seamless ticket issuance, work completion,
reporting and an asset service historian, that is stand-
alone or can integrate a customer’s own platform. e Management of the warranty process

¢ Consultation with OEMs for repairs

Warranty Management




Battery Energy Storage (BESS) 101

Battery Architecture

Li-lon Cells
Li-lon Module
‘(n- » -@1 : Li-lon Rack

!
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Li-lon Enclosure
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Battery Energy Storage (BESS) 101

Battery Architecture

Li-lon Enclosure
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Safety is the #1 Priority

Highly regulated industry:
Energy storage technology has evolved rapidly over the last several years, and largely due to the
level of regulatory pressure and lessons learned from previous generation of BESS

Overall Installation H
NFPA70, 855, IFC, UL9540, IEEE C2
Interconnection STANDARDS
IEEE 1547, 2800
Fire/Gas Detection Fire/Explosion Protection
IFC, NFPA 72, 855 IFC, NFPA 13, 15, 68, 69, 855

Power
Conversion
System
UL 1741

Cell/Battery
{ UL 1642, 1973, 9540A ‘

Communications, BMS
UL 1741, 9540, CSA C22.2 No. 340-201, IEEE 2686, 2688




Safety is the #1

Priority

Safety as a tiered approach: Prevention, Detection, Mitigation

‘o Module-level BMS Monitoring
of Voltage and Temperature

Active Ventilation Systems

Heat, Smoke, and Gas
Detection Systems

Enclosure-level Shutdown

Deflagration System -
additional protection against

fires

Fire Rated Exterior Walls

—

PREVENTION

DETECTION

« Heat, smoke, and gas detection systems

+ Voltage, current, and temperature monitoring.

« State-of-Charge and State-of-Health monitoring
and assessment.

« Cell Balancing: maximizes overall performance
and lifespan.

« Protection against overvoltage, overheating, etc.

» Thermal Management: activates cooling
systems if necessary.

» Communication Systems provide real-time
data and receive commands.

MITIGATION

+ Deflagration system

« Fire rated exterior walls

« Enclosure level shut down

« Active ventilation systems

+ Automatic shut down at the component level if
an issue is identified.



LEGAL DESCRIPTION

DESCRIPTION OF A 38.653 ACRE TRACT OF LAND SITUATED IN THE JOHN
SELLERS SURVEY, ABSTRACT NUMBER 180, CITY OF TEXAS CITY, GALVESTON
COUNTY, TEXAS, SAID TRACT BEING PART OF THAT CERTAIN LOT 8 AND A PART
OF THAT CERTAIN LOT 9 OF THE W.A. RIGHTER SUBDIVISION, RECORDED IN
VOLUME 57, PAGE 588, GALVESTON COUNTY DEED RECORDS, SAID 38.653 ACRE
TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT A 4 INCH IRON PIPE FOUND AT AN INTERIOR ELL CORNER OF
SAID LOT 8, AND BEING AT THE NORTHWEST CORNER OF THAT CERTAIN
CALLED 7.38 ACRE TRACT OF LAND CONVEYED TO TEXAS GULF COAST
HOLDINGS | LP RECORDED IN DOC. NO. 2004020691, GALVESTON COUNTY
OFFICIAL PUBLIC RECORDS,,

THENCE NORTH 80 DEGREES 20 MINUTES 24 SECONDS WEST, OVER AND
ACROSS SAID LOT 8, A DISTANCE OF 356.00 FEET TO THE SOUTHWEST CORNER
AND POINT OF BEGINNING OF THE HEREIN DESCRIBED TRACT;

THENCE OVER AND ACROSS SAID LOT 8 AND SAID LOT 9 FOR THE FOLLOWING
COURSES AND DISTANCES:

NORTH 03 DEGREES 19 MINUTES 18 SECONDS WEST, A DISTANCE OF
836.79 FEET TO A POINT;

NORTH 86 DEGREES 40 MINUTES 24 SECONDS EAST, A DISTANCE OF 142.
12 FEET TO A POINT:

NORTH 03 DEGREES 19 MINUTES 35 SECONDS WEST, A DISTANCE OF
442.77 FEET TO A POINT AT THE BEGINNING OF A TANGENT CURVE TO
THE RIGHT;

IN A NORTHEASTERLY DIRECTION ALONG SAID CURVE TO THE RIGHT,
HAVING A CENTRAL ANGLE OF 44 DEGREES 07 MINUTES 00 SECONDS, A
RADIUS OF 167.96 FEET, AND AN ARC DISTANCE OF 129.33 FEET TO A
POINT AT THE END OF SAID CURVE;

SOUTH 66 DEGREES 47 MINUTES 52 SECONDS EAST, A DISTANCE OF
911.81 FEET TO A POINT,

SOUTH 64 DEGREES 12 MINUTES 07 SECONDS EAST, A DISTANCE OF 77.49
FEET TO A POINT,;

SOUTH 72 DEGREES 44 MINUTES 33 SECONDS EAST, A DISTANCE OF
583.17 FEET TO A POINT,;

SOUTH 03 DEGREES 21 MINUTES 02 SECONDS EAST, A DISTANCE OF
747.55 FEET TO A POINT,;

SOUTH 86 DEGREES 40 MINUTES 25 SECONDS WEST, A DISTANCE OF
1616.59 TO THE POINT OF BEGINNING,;

CONTAINING, 1,683,731 SQUARE FEET OR 38.653 ACRES OF LAND, MORE OR
LESS.
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FINAL PLAT
RED EGRET BESS SUBDIVISION

BEING A REPLAT OF A PORTION OF THE
W.A. RIGHTER SUBDIVISION
CITY OF TEXAS CITY, GALVESTON COUNTY, TEXAS
A 38.653 ACRE TRACT OF LAND SITUATED IN THE JOHN SELLERS SURVEY, ABSTRACT NUMBER 180, CITY OF TEXAS CITY, GALVESTON

COUNTY, TEXAS, SAID TRACT BEING PART OF THAT CERTAIN LOT 8 AND A PART OF THAT CERTAIN LOT 9, OF THE W.A. RIGHTER
SUBDIVISION, RECORDED IN VOLUME 57, PAGE 588, GALVESTON COUNTY DEED RECORDS
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ENGINEERING & PLANNING

STAFF REPORT

TO; Planning Beard _
FROM: Kim Golden, P.E., City Engineer

CC:  Doug Kneupper, P.E., Consulting Engineer
DATE; June 28, 2025
RE: P6911 Attwater Ave - Red Egret Attwater BESS Project

Background: The applicant, Red Egret LLC, states an intent to build, own and operate a proposed
BESS project at the subject location. The proposed project will encompass 38.653 acres of vacant
property which is landlocked with no public access and no access to public water or sewer. The
location is in an area south of the GCWA canal, north of Moses Bayou, east of South Humble Camp
Rd., and west of property owned by the Galveston Bay Area Foundation. The applicant states the
site is 2,000 feet from the nearest occupied structure. The property is currently zoned District “H”
(Heavy Industrial). The applicant proposes to access the site through private easements.

The applicant has a lease and purchase agreement with TNMP with the intent to purchase the
project site once the project begins commercial operations. The project proposes to develop 149
lithium-ion containers and 75 medium voltage transformer skids with room for additional future
containers to maintain full project capacity of 300 MW, 600 MWh over the life of the project at the
site. The applicant seeks to begin construction in 2025 with the project te be online and fully
operationalin 2026.

TNMP Freeway Substation - The applicant has an interconnect agreement in place with TNMP for
the Freeway Substation located at 25" Ave N and SH 3. The Freeway Park substation was recently
rebuilt by TNMP and functions to convert high-voltage electricity supplied to the substation by long-
distance transmission lines to lower voltage which is then distributed from the substation to nearby
homes and businesses. TNMP will connect to the BESS project through infrastructure upgrades
within TNMP’s existing land rights.

Requested action: The applicant, Red Egret, LLC, has two applications presented for Planning
Board action:

)] Zoning change of a 38.653-acre site from District “H” (Heavy Industrial) to District
“S-P” (Site Plan) for development and operation of a battery electric storage system
(BESS) utilizing lithium-ion battery technology.

(in Development Plan {Site Plan) for the District “S-P” rezoning of the proposed BESS
installation.

TNMP, as the current owner of the property, is a co-applicant for the zoning change. The requested
actions are cross conditicned upon approval of all pending applications.

Staff review:

ZONING CHANGE FROM DISTRICT “H” (HEAVY INDUSTRIAL) TO DISTRICT “S-P” (SITE PLAN): The
application is being processed as a District “5-P” (Site Plan} rezoning consistent with Section

“the place where COMMUNITY MATTERS"

1801 9th Averme North * PO, Drawer 2608 * Texas City, 1X 77592-2608
409 948-3111 * wwwiexascitytz.gov



160.051(A)(1)(f} provide for the development of specific uses which are not normally found in zoning
districts, and (h) provide additional information and regulatory controls concerning the proposed
use or uses for the protection of the public health, safety, morals and general welfare of the
community. The District “S-P” process also provides some limited flexibility from standard
ordinance requirements as long as those deviations continue to meet the intent of the chapter.

The District “S-P” rezoning is tied to a specific site plan as reviewed and recommended by the
Planning Board to the Zoning Commission. Zoning Commission recommendation will then be
praesented to the City Commission for action regarding the requested zoning change.

The site is vacant and is currently zoned District “H” (Heavy Industrial). There are no developed
industrial uses in the area. All adjacent properties are vacant, with the nearest development being
the juvenile justice and state prison facilities located on Attwater Ave. and the low-density
residential occupancies on large acreage lots along S. Humble Camp Rd. The Future Land Use Plan
identifies the future development of the site as a Neighborhood Growth Area. The site is located
within the Texas City hurricane levee which supports its future use for residential neighborhood
development. The applicant acknowledges the BESS is an industrial use that fits within the District
“H” (Heavy Industrial) zening designation.

DEVELOPMENT PLAN (Site Plan): The project will start with 149 individual battery containers for the
dasigned 300 MW, 600 MWh two-hour capacity at the site. The project will be augmented with more
containers over the life of the project to maintain the design capacity as the battery units age and
decrease in charging capacity. The two-hour designation is in reference to the time to fully charge
and fully discharge under standardized conditions. The applicant estimates the fully charged
capacity of the project equates to powering an estimated 200,000 homes for up to a 2-hour
duration. The stated aim of the project is to reduce grid volatility, increase system resiliency and
help minimize carbon emissions in a responsible and efficient way.

This proposed BESS installation is approximately 50% larger in battery capacity than the largest
previously approved BESS installation in Texas City which is the Southern Select Energy project at
701 Hwy 146 at 205 MW and 410 MWh with 106 containers. The site is also approximately 5 times
as large as the Southern Select Energy project which was 6.29 acres with 5.71 acres in use for
batteries. The two projects previously approved before the Southern Select Energy project were
0.48 acres and 1.5 acres respectively with fewer than 10 containers at each site.

Existing site - The existing site is vacant, wooded, and landlocked with no access by public street,
no frontage on a public street and no access to public water or sewer services.

Proposed Site Jmprovements ~ The site improvements will include a 20ft concrete perimeter fire
lane with access to all containers and two points of access approved by the Fire Marshal. Proposed
container spacing is the 15ft spacing required by the Fire Marshal and the local amendments to the
2024 International Fire Code.

Water and Sewer - The site improvements will NOT include water or sewer service, Applicant
represents the site will be un-manned with no office or restroom facilities provided on site.

Offsite Access and Improvements - The applicant proposes to access the site via private access
easement agreaments with no public access to the Project. Paved access drive and fire lanes to be
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designed as 25ft. The City standard in Chapter 159 is 30ft wide concrete street with curb and gutter
in a 601t publicly dedicated right of way. The private access easement is shown as 60ft on the
detailed site plan, Any recommendation to approve the applications should be conditioned
upon the easements being in form satisfactory to the City Attorney and City Engineer.

Construction related damage and maintenance of S. Humble Camp Rd. - Site preparation will
require a significant amount of heavy traffic transporting dirt which is likely to damage S. Humble
Camp Rd., which is not built for heavy loading. Aliernate access is not available through Attwater
Ave., which also has limited load carrying capacity due to the existence of several pipeline
crossings. It is recommended that consistent with prior practice the Applicant provide a
maintenance bond for repairs to maintain access during construction and then either restore or pay
for restoration of the roadway to pre-construction conditions. The Applicant has indicated support
for this concept with details to be worked out in coordination with Public Works consistent with
prior practice. Staff recommend any recommendation to approve the applications be
conditicned upon the Applicant providing a bond to maintain access during construction and
be responsible for the cost of any repairs needed to restore the roads to pre-construction
conditions after construction of the project is complete.

Drainage — The applicant proposes to provide stormwater impoundment for a 2-year design event
(8.3-acre feet) and remains in consultation with Galveston Drainage District No. 2 regarding final
selection from the two design options presented in the detailed site plan. Once a design option is
selected, the necessary drainage easements will need to be dedicated to the drainage district.

Security fencing - Proposed security fencing is not yet compliant with the standards applied to the
previously approved projects which had masonry walls and at least 15% improved landscaping.
Proposed fencing is chain link with plastic inserts, which Applicant cites as the existing fencing at
TNMP substations. However, for reasons of security and weather resilience TNMP is replacing the
chain link fencing at existing substations with masonry walls and is building masonry walis at all
naw substations. Staff recommend maintaining consistency with the previous approvals and
maintaining the requirement for a masonry screening wall and/or a decorative metal fence
with masonry columns which has been deemed an acceptable alternative to the full masonry
screening wallin some applications. The Applicant advised it is committed to working with the
City to reach a solution that meets the City’s needs and concerns, but requires additional time to
review the engineering, design and feasibility of a masonry wall. The Applicant advises a final
commitment on a screening wall can be presented for review and recommendation before
presentation to the Zoning Commission.

Landscaping - Proposed site improvements do not include any landscaping improvements. The
applicant maintains the existing foliage of the site supports an exception for the landscaping
requirement citing the comparability standard embedded in Section 160.051(D}(12). The Applicant
proposes instead to defer the installation of landscaping until the City approves and permits
residential devetopment on adjacent properties and provided such development is actually
installed within 500 feet of the property line. This deferral is consistent with the provisions
recommended in the proposed BESS ordinance and recommended by staff.

Fire Protection - The site does not have access to a public water supply. The nearest water main is
8,000ft from the site, would require boring under Moses Bayou and would need to be looped to
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provide the required pressure and flow for fire protection. Although current best practices would
not use water for fire suppression of BESS fires, other events may occur at occupied facilities such
as work injuries, vehicle fires, grass or vegetation fires, or other events that would need access to
water for fire suppression, The applicant has coordinated with the Fire Marshal and amended the
site plan to add three (3) 30,000-gallon water tanks with alarms and enunciatoer 1o alert when
water volume is below 75% capacity. Applicant notes this capacity is three times the
requirements of the NFPA Section 1142 for BESS facilities. Applicant has also agreed to annual
inspections to ensure proper maintenance and functionality of the tanks, annual trainings regarding
the BESS units, and to provide and maintain connectors compatible with TCFD firefighting
apparatus. Additionally, in the event public water supply becomes reasonably available to the site,
the Applicant commits to making a permanent public water supply available to emergency
responders in lieu of the water tank solution.

On site Access - The applicant proposes two gated access points to the BESS area. Primary access
gate on the west side of the BESS and secondary access gate on the east side of the BESS. The
primary and secondary access points will be separated by more than 800ft, with another 500ft from
the nearest intersection point. The access peoint locations have been reviewed and coordinated
with the Fire Marshal and Texas City emergency response officials. The NFPA requires a separation
of 100ft from exposures.

Adjacent Properties — The site is adjacent to the GCWA canal which supplies the Texas City
reservoir and the Thomas Mackay Water Treatment Plant. Access to the site will require a crossing
agreement from GCWA 1o use an existing crossing of the canal. Applicant indicates initial contacts
with the GCWA presented no initial concerns and a willingness of the agency to work with the
Applicant. All other adjacent properties are vacant. The applicant indicates the nearest occupied
structure is 2,0004t from the site.

Flood Plain/Coastal Environment - The site is not located in a designated flood plain (Special Flood
Hazard Area). It is located inside the area protected by the Texas City Hurricane Levee. Based on
hydrologic studies completed as part of the development process, the BESS and substation
equipment areas will be elevated to 8.0 MSL minimum finished floor elevation and equipment
located on piles will he above that elevation.

The coastal environment {additional atmospheric corrosivity) is accounted for by the BESS
enclaesures having NEMA 3R ratings and by having all of the BESS enclosures specified with “C5”
Marine Coating on the exterior to mitigate any type of external corrosion of the enclosures from the
salt spray or corrosive atmosphere. A NEMA rating is the humeric standard created by the National
Electrical Manufacturers Association (NEMA]} to indicate the level of protection for electrical and
electronic enclosures. NEMA 3R is the standard enclosure rating for outdoor equipment which
needs to be protected in an outdoor environment.

Battery Chemistry and Manufacturer ~ The applicant states an intent to use the Sungrow
PowerTitan 2.0 system for the Project. The Battery Management System (BMS) is included in the
PowerTitan 2.0 system from Sungrow. The Project will also employ an Energy Management System
{EMS) provided by Indie Energy, Inc.
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The BMS s the brain of the BESS enclosures, focusing on monitoring, protecting, and optimizing
battery performance. It continuously tracks essential parameters such as voltage, current,
temperature, and state of charge ensuring the batteries operate within safe limits. The EMS
oversees the entire BESS facility as the operational brain. It coordinates the interaction between the
BESS and the power grid and acts as the master controller responsible for the overall coordination
and control of the subsystems. It provides visibility into the BMS data for all units. Ultimately, the
EMS ensures that the BESS operates safely and in compliance with grid regquirements.

Applicant’s Experience/Company History — Red Egret LLC, is a subsidiary of Spearmint Energy
(Spearmint Renewable Development Company, LLC} and is the intended developer, owner and
operator of the Red Egret BESS project at the Attwater location. Both Spearmint Energy and Red
Egret LLC were formead in November 2022 in Delaware. Spearmint Energy headquarters are located
in Miami, FL with a second office in Eden Prairie, MN where the Chief Development Officer and
many development and operations staff are located. Spearmint Energy is a rapidly growing
company with over 80 employees as of July 1, 2025. The Spearmint Energy team is identified as
having a strong history of developing energy generation and storage projects with a total of
15,000MW of installed capacity.

Notwithstanding the individual qualifications of its leadership and staff, Spearmint Energy owns
and operates one project which is half the size of the proposed Red Egret Attwater project in Crane
County, TX. It has 20 other projects in 10 states under development with two of those currently
being in construction in Texas. Mortenson has been selected as the engineering and construction
partner responsible for project design and construction of the Red Egret Attwater project.
Mortenson has been the EPC contractor for all of Spearmint’s projects and is represented by
Applicant as being one of the largest BESS Engineering, Procurement and Construction contractors
in the United States, having completed more than 35 BESS projects with aver 12 GW combined
capacity. It is ranked #1 in the BESS category by Engineering News-Record. Pearce Renewables is
operator of the Crane County project and is the expected Operations and Maintenance (O&M)
provider for the Red Egret Project and the other projects Spearmint Energy has in development.
Pearce Renewables is represented by Applicant as being the largest independent services provider
in the United States with a total O&M capacity of 4.5GW with includes 8,600MWh of operating
energy storage projects. It is a large organization with 500 subject matter experts available as
resources and has two fully staffed and equipped training centers.

Commissioning and Decommissioning - Applicant affirms testing, inspections, and commissioning
will occur at periods during construction and upon completion of the construction period. During
operations, there will be one (1) full-time technician dedicated to the Red Egret BESS Project. At the
end of commercial operations, Red Egret will be responsible for removing all BESS components and
associated facilities. In collaboration with Texas City a detailed Decommissioning Plan will be
provided prior to the application for Building Permits. The plan will include a proposed financial
security in a form agreeable to Texas City, to provide sufficient resources to cover the cost of
decommissioning in the event the Project does not meet its decommissioning obligations.
Applicant agrees to provide the necessary security prior to the issuance of a Certificate of
Occupancy or cther authorization to operate the facility. This condition is consistent with the
provisions recommended in the BESS ordinance and recommended by staff.
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Analysis and Recommendation: The proposed project is the largest to be considered by the City
of Texas City to date. It is also twice as large as the only facility the applicant, Spearmint Energy, is
currently operating. The Applicant is a relatively new entity staffed with experienced personnel and
contracting with industry leaders for engineering, procurement and construction and for operations
and maintenance. The vetting and posting of confirmed financial security will be essential to assure
the performance of represented capacities and commitments to protect Texas City and its citizens.
For this reason, all conditions for approvats should be memorialized in a development agreement
which attaches to the project and will be binding upon successors and assigns of the Applicant.

The project site is currently remote from any other development and is landlocked with no access
to municipal water or sewer. But it is also located within and protected by the Texas City hurricane
levee and is close in proximity to one of TNMP’s largest and most updated substations in Texas City.
Although not currently developed, the site is developable with its potential for development
increasing as other areas of Texas City develop and build out.

The BESS technology is acknowledged as having benefits to system wide grid stability. Due to
current conditions of the grid there is some acknowledged direct benefit to Texas City residents and
industries by having the BESS projects located in Texas City. Policies and procedures to be
implemented by the Building Officials and Fire Marshals through the permitiing process will provide
the flexibility to adapt to evolving technologies and assure the highest levels of protection and
accountability for the citizens of Texas City.

Concerns with fire protection and response have bheen noted and addressed with provisions in the
proposed site plan. Although the Fire Marshal has accommodated the installation of fire water
tanks to provide for fire suppression, it is upon condition the project will connect to public water
sources for fire protection when available to the area.

The lack of access to a public street is a concern which is being addressed with access sasements
through private property. Although this accommodation is not a best practice and should not
prevail in other applications, it is compatible with the BESS project installations for two reasons.
First, the BESS projects are perceived as temporary installations which will be removed at the end
of the service life of the equipment and the site restored to pre-project conditions, In such case the
expiration/release/cancellation of the easement is not an issue. Secondly, TNMP is the grantor of
most of the easement and has a vested interest in the operation of the BESS projects. This
alignment of interest assures the parties have motivation to work through any issues which may
arise from the easement not being publicly dedicated permanent developments of any kind.

Concerns with land use regulations and impact on future development have been addressed with
deferrals regarding landscaping, platting and access to public utilities upon conditions which may
be triggered as development of the surrounding properties occurs. The installation of a masonry
screening wall for security and weather resilience should be maintained as the operative standard
for a BESS project.

Anticipated damage to the public streets by construction related traffic and heavy loads isnota
new or unique issue. The development agreement should make provision for the developer to bear
the cost of keeping the public roads open and accessible during construction and to repair and
restore the road to pre-construction conditions when the construction period is complete.
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Subject to the following conditions being memorialized in a development agreement, staff have no
objection to approval of the proposed site plan and the rezoning from District “H” (Heavy Industrial)
to District “S-P” (Site Plan):

1)

2)

3)

Posting of financial security satisfactory to the City for the commissioning and
decommissioning of the project.

Installation of three (3) 10,000-gallon water tanks on the site at locations approve by the Fire
Marshal, to be replaced by connection to a public water source if and when such source
becomes available to the site.

Landscaping improvements and requirements for platting and access to public utilities to
be deferred until other development is approved within 500ft of the property, provided the
existing suitable vegetation shall be retained and maintained to provide screening of the
project until future installation of the required landscaping improvements.

Private access easements in ferm and content acceptable to the City 1o be allowed for 25ft
paved access suitable for the ingress and egress of emergency response and public safety
vehicles.

Security fencing and screening acceptable to the City to be installed around the project, the
particulars to be determined and presented before presentation of the project to the Zoning
Commission.

Posting of financial security for the maintenance of access during construction and direct
payment for the repair and restoration satisfactory to the Director of Public Works of any
damage caused by the project related construction traffic to public streets.
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PLANNING BOARD MINUTES
July 7, 2025

The Planning Board of the City of Texas City met in a regular meeting on Monday, July 7, 2025,
at 5:00 p.m. Staff members present: Ms. Kimberly Golden, P.E. (City Engineer, Secretary), David
Kinchen (Deputy Building Official), Curt Kelly (Engineering & Planning Administrator), Veronica
Carreon (Planning & Zoning Technician) and Caroline Luke (Administrative Assistant). Guests
were: Megan Van De Pitte (Mastec Communications Group), Maria Valenzuela (AT&T), Nick Coil
(Spearmint Energy), Amanda Latkany (Spearmint Energy), Terry Lee (KAOH Media), Erin Knesek
(SPI Engineering), Eric Joseph (Del Papa Distributing), and Felix Herrera (Awesome Auto
Accessories).

Chairman Dickey Campbell indicated a quorum was present and called the meeting to order.

(1) ROLL CALL

The following members answered roll call: Commissioner Jami Clark, Co-Chairman Perry
O’Brien, Chairman Dickey Campbell and Commissioner Thelma Bowie.

*kkkkkkkkkx

(4) REGULAR AGENDA

a. Consider and make recommendation to the Zoning Commission on a zoning change
request from Red Egret, LLC to change the zoning from District “H” (Heavy Industrial)
to District “S-P” (Site Plan) for the purpose of constructing, owning and operating a
Battery Energy Storage System (BESS) on 38.653 acres. Located at P6911 Attwater
Avenue.

Ms. Kimberly Golden introduced the project and noted the location for the project as a vacant site
north of Moses Bayou. She reminded the Planning Board this was a different location from the
previously considered application for a site at SH3 and 25" Ave N which the Planning Board had
declined to recommend about two years previously.

The significant challenge for location is there is no access to public water. Even though using
water is not recommended for fighting fire at a BESS location, a site which is occupied or used
by humans needs to have access to water for public safety reasons. The Applicant has
coordinated with the Fire Marshal and revised its proposed site plan to add three (3) 30,000-gallon
water tanks with alarms and enunciators to alert when water volume is below 75% capacity. The
Applicant notes this capacity is three times the requirements of the NFPA Section 1142 for BESS
facilities. The Applicant has also agreed to annual inspections to ensure proper maintenance and
functionality of the tanks, annual trainings regarding the BESS units, and to provide and maintain
connectors compatible with TCFD firefighting apparatus. Additionally, in the event public water
supply becomes reasonably available to the site, the Applicant commits to making a permanent
public water supply available to emergency responders in lieu of the water tank solution.

Another issue of concern is the project site being remote from any other development and
landlocked with no access to municipal water or sewer. The Applicant proposes to provide a very
long private access easement to be obtained from three (3) property owners, the longest part of
the easement being granted by TNMP. The site is also located within and protected by the Texas
City hurricane levee and is close in proximity to one of TNMP’s largest and most updated
substations in Texas City. Although not currently developed, the area around the site is
developable with its potential for development increasing as other areas of Texas City develop
and build out.



Nicholas Coil, Spearmint Energy, added that access easement is made possible by two (2)
property owners in front of the site.

Ms. Golden stated staff's concern about construction traffic on Humble Camp Road. Because the
road as existing is not intended for heavy construction loads, the development agreement should
make provision for the developer to bear the cost of keeping the public roads open and accessible
during construction and to repair and restore the road to pre-construction conditions when the
construction period is complete.

Attwater Avenue is in poor condition and is also not built for heavy traffic. There are pipelines
present that prevent the construction of a heavy-duty road. The post-construction restoration of
damages caused to Attwater Avenue by the heavy construction vehicles should also be in the
development agreement. Ms. Golden believes there will be minimal issues in this agreement
process because the developer has been willing to negotiate thus far, and it is a process familiar
to Public Works which has made similar agreements with other developers and contractors.

The applicant proposes to provide stormwater impoundment for a 2-year design event (8.3-acre
feet) and remains in consultation with Galveston Drainage District No. 2 regarding final selection
from the two design options presented in the detailed site plan. Once a design option is selected,
the necessary drainage easements will need to be dedicated to the drainage district.

Ms. Golden regarded the composition of the security fence. Security fencing should be masonry
but doesn’t necessarily have to be as nice as a brick fence. Staff recommend maintaining
consistency with the previous approvals and maintaining the requirement for a masonry screening
wall. Landscaping requirements can be deferred in the development agreement until the
surrounding area develops eventually and probably as residential.

The site is located inside the area protected by the Texas City Hurricane Levee. Based on
hydrologic studies completed as part of the development process, the BESS and substation
equipment areas will be elevated to 8.0 MSL minimum finished floor elevation and equipment
located on piles will be above that elevation.

Red Egret LLC is a startup company started in 2022 and is a subsidiary of Spearmint Energy.
Although it is a startup company, it is an experienced team of individuals creating a new company.
The developer is also proposing a project team of experienced companies. Mortenson will be the
engineering, procurement and construction contractor, with Pearson Renewables as the
proposed Operations and Maintenance (O&M) provider for the Red Egret Project. These are
recognized as experienced providers in the industry.

Ms. Golden added that when dealing with a startup company, the soundness of the financial
security posted for performance is very important and will be addressed during the building
permitting process.

Staff are recommending the six conditions listed in the staff report as conditions for the approval
of the site plan to be memorialized in the development agreement.

Commissioner Jami Clark stated that there was obviously a lot of work put into this project.

Chairman Campbell had questions about the financial security of the city in this situation and
BESS as a whole. Ms. Golden replied that the security would be discussed and decided upon
between BESS and City of Texas City.

Chairman Campbell asked about the BESS ordinance and the financial security aspect and
wanted to know whether the securities would be bonds or deposits. Ms. Golden responded that
the type of security will be sorted out through the permitting process. The development agreement
will have the same language as the ordinance which allows the form of security to be worked out



with the City on a case-by-case basis in a form that is acceptable to the City Attorney, City
Engineer and Mayor.

Chairman Campbell stated there will be two security provisions tied to two different pieces of the
puzzle. How does this comply with the new BESS ordinance now that the first reading has been
completed? Was it included in the current ordinance or will revisions be made to include them.

Ms. Golden replied that the security provisions in the development agreement will be the same
as in the proposed ordinance. There are two things in the proposed BESS ordinance which will
not apply to this project because the ordinance has not yet been adopted. First is the required
application fee of $5,000.00 for BESS applications. Currently, BESS applicants are just paying
the normal zoning fee of $300/$350. Also, the ordinance as introduced makes provision for a
payment in lieu of taxes if the appraised value of the property ever goes below the average value
of commercial property in Texas City. This provision established a floor for the valuation of the
property. There is also a reimbursement agreement that the proposed ordinance will require the
application which will be applied to this project as part of the building permitting process. The
reimbursement agreement will reimburse the city for its cost to have a third-party expert review
the applications, but anything paid to reimburse for the 3" party will be applied as a credit on the
building permitting fee. The purpose of the reimbursement agreement is to be sure the City is not
caught with unreimbursed out of pocket expenses if for any reason the project does not receive
a building permit.

Chairman Campbell spoke about the potential of depreciation to negatively impact the school
district. State comptroller gauges a value; local CAD has to be between 97 to 103 percent of the
state comptroller value or the school district gets penalized. He then asked if Ms. Golden was
saying that the new proposed ordinances for BESS will contain a multiplier to offset any penalty.

Ms. Golden replied, yes, the provision for a payment in lieu of taxes is in the proposed ordinance
but will not apply to this project because the new ordinance has not yet been approved.

Chairman Campbell asked how close the project site is to the Kohfeldt tract. Ms. Golden replied
the project lies north of Moses Bayou and most of the Kohfeldt tract is located south of Moses
Bayou, although there is a small part of one parcel which is north of the bayou.

Chairman Campbell noted this would be a zoning recommendation. Ms. Golden reminded him
that they are also considering a site plan in Item 4d to approve as a basis for the rezoning.

Chairman Campbell commented that this BESS project is certainly in a better location than the
previous application.

A motion was made by Commissioner Thelma Bowie/Commissioner Jami Clark to
recommend to the Zoning Commission on a zoning change request from Red Egret, LLC
to change the zoning from District “H” (Heavy Industrial) to District “S-P” (Site Plan) for
the purpose of constructing, owning and operating a Battery Energy Storage System
(BESS) on 38.653 acres subject to the following conditions being memorialized in a
development agreement.

1) Installation of three (3) 10,000-gallon water tanks on the site at locations approve
by the Fire Marshal, to be replaced by connection to a public water source if and
when such source becomes available to the site.

2) Landscaping improvements and requirements for platting and access to public
utilities to be deferred until other development is approved within 500ft of the
property, provided the existing suitable vegetation shall be retained and
maintained to provide screening of the project until future installation of the
required landscaping improvements.



3) Private access easements in form and content acceptable to the City to be allowed
for 25ft paved access suitable for the ingress and egress of emergency response
and public safety vehicles.

4) Security fencing and screening acceptable to the City to be installed around the
project, the particulars to be determined and presented before presentation of the
project to the Zoning Commission.

5) Posting of financial security for the maintenance of access during construction
and direct payment for the repair and restoration satisfactory to the Director of
Public Works of any damage caused by the project related construction traffic to
public streets.

All other members present voted aye. Motion carried 4-0.
b. Consider and take action on the Development Plan/Site Plan for Red Egret, LLC to

construct a Battery Energy Storage System (BESS) on 38.653 acres. Located at
P6911 Attwater Avenue. Subject to approval of District “S-P” (Site Plan) rezoning.

After discussion of Agenda Item 4a, a motion was made by Commissioner Thelma
Bowie/Commissioner Jami Clark to approve the Development Plan/Site Plan for Red
Egret, LLC construct a Battery Energy Storage System (BESS) on 38.653 acres. Located
at P6911 Attwater Avenue. Subject to approval of District “S-P” (Site Plan) rezoning.

All other members present voted aye. Motion carried 4-0.

END OF EXCERPT



ZONING COMMISSION
JULY 15, 2025

The Zoning Commission of the City of Texas City met in a regular meeting on Tuesday,
July 15, 2025, at 5:00 p.m. Zoning Commission members present were: Chairman Perry
O’Brien, Commissioner Thelma Bowie, Member Bruce Clawson, and Alternate David
Zacherl. Staff members present were: Kim Golden (Secretary), David Kinchen (Deputy
Building Official), Curt Kelly (Engineering & Planning Administrator), Veronica Carreon
(Planning & Zoning Technician), Jason Brown (Fire Marshal), Joe Tumbleson
(Emergency Management), and Caroline Luke (Administrative Assistant). Guests were:
Amber Zuhlke, Amanda Latkany, Felix Herrera, Nick Coil, and Henry Gomez.

Chairman Perry O’Brien indicated a quorum was present and called the meeting to
order.

1) ROLL CALL

The following members answered roll call: Chairman Perry O’Brien, Commissioner
Thelma Bowie, Alternate David Zacherl, and Member Bruce Clawson.

2) APPROVAL OF MINUTES

A motion to approve the minutes of March 25, 2025, was made by Chairman Perry
O’Brien/ Member Bruce Clawson. All other members present voted aye.

3) PUBLIC COMMENTS
There were no public comments.
4) PUBLIC HEARING

a. Red Egret LLC seeks to rezone from District “H” (Heavy Industrial) to
District “S-P” (Site Plan) for construct and operate a proposed Battery
Energy Storage System (BESS).

Ms. Kimberly Golden stated the Applicant, Red Egret, LLC has requested to rezone the
property at P6911 Attwater Avenue from District “H” (Heavy Industrial), and the
application was to change the zoning to District “S-P” (Site Plan) to allow the
development and operation of a battery energy storage system (BESS).

Ms. Kimberly Golden acknowledged Fire Marshal Jason Brown and Emergency
Manager Joe Tumbleson and said they were in attendance to answer any questions
about the project.

This is the largest BESS Texas City has considered so far. The property is land-locked,
has no public access by road, is not served by city water or sewer, but has proximity to



a TNMP electrical substation. The area around the proposed site will eventually be
developed residential. To address the unique condition of the property, six conditions
were developed as part of a proposed development agreement between the Applicant
and the city.

Ms. Golden gave a recap of the six conditions that have been negotiated between the
city and the applicant to address concerns. The conditions are that (1) Red Egret will be
required to post sufficient financial security for Texas City during commissioning and in
the event of decommissioning/ (2) There will be three 30,000 gallon water tanks that
were approved by Fire Marshal installed on site. Red Egret will connect to city water if it
ever extends to the area; (3) When development extends to neighboring properties,
landscaping and platting requirements which have been deferred will come into effect
and be satisfied by the project; (4) Red Egret LLC will provide 25ft paved access
through a private easement to ensure access for emergency vehicles; (5) the BESS
installation will also be enclosed by a masonry fence to provide security for the batteries
and deter unauthorized entry. Ms. Golden informed the board that an updated
development plan has been submitted to reflect the change of the fence from chain-link
to masonry.

Ms. Golden explained the final condition of the development agreement concerns the
potential damage done to streets impacted by construction. After construction has been
completed, Red Egret LLC will be responsible for paying to return the impacted roads to
their pre-construction condition.

All these conditions will be memorialized in a development agreement that will be
presented to City Commission as a condition for zoning approval.

Ms. Golden informs the board that Red Egret representatives are present in the
meeting. Notices of hearing were sent to adjacent property owners, but no one
responded with comments or opposition.

Mr. Nick Coil, a BESS representative, spoke about the process of addressing the city’s
concerns and expressed gratitude for making it this far in the process. He then asked if
any of the board members had questions for him.

Member Bruce Clawson asked Mr. Coil about the ability of the soil to support
construction weight. Mr. Coil said there have been geotechnical surveys completed to
assess the quality of the subsoil. Red Egret LLC plans to bring in 4-7 feet of gravel fill to
build up the site to meet elevation requirements. The battery enclosures will also be
built across metal beams to distribute the weight evenly across the ground’s surface.
Mr. Coil said he would take note of these concerns and address them with engineers.

Member Clawson then inquired as to why there are water tanks if water is not used to
put out these potential battery fires. Fire Marshal Jason Brown said the water tanks are



to protect other assets on the property. If anything else catches fire, emergency
response personnel will need water access.

Member Clawson voiced concerns about the site being so close to the water canal. Is
there any way to make sure you’re as far as possible from the canal with anything that
might harm the water supply? Mr. Coil said there are two options for the detention basin
and there is nothing in the batteries that would leech into soil and damage the water
system. Member Clawson reinforced to Mr. Coil that this is where the city gets its water.
Mr. Coil further reassured Member Clawson by saying that Red Egret LLC has been
collaborating with the water authority and drainage district to ensure that the
development plans do not pose a threat to the water systems. The slope of the
development site accommodates stormwater runoff not draining into the water canal.
Even if the site flooded, there wouldn’t be any liquid from the batteries that would
contaminate the water canal.

Ms. Golden informed Member Clawson that Red Egret LLC would have to get a permit
from the Gulf Coast Water Authority to use the existing canal crossing to access the
site. If the Authority had any issues whatsoever with Red Egret LLC using the crossing,
they wouldn’t be able to get the crossing permit.

There were no further questions to which a motion was made by Alternate David
Zacherl/Member Bruce Clawson to close the Public Hearing. All other members
voted aye.

5) PRELIMINARY ZONING APPROVAL

a. Consider and take action on a Zoning Change Request from Red Egret,
LLC to rezone property from District “H” (Heavy Industrial) to District
“S-P” (Site Plan) for development and operation of a Battery Electric
Storage System (BESS) utilizing lithium-ion battery technology.
Located at P6911 Attwater Avenue, Texas City, TX 77590 - south of the
GCWA canal, north of Moses Bayou, east of South Humble Camp Road
and west of property owned by the Galveston Bay Area Foundation.

Ms. Golden informed the Zoning Commission that the Development Plan was approved
by the Planning Board last week. Staff recommended approval of the development plan
to the Planning Board and she is now recommending it to the Zoning Commission.
There are no objections to the rezoning based on the conditions that were outlined
during the open public hearing and will be memorialized in a development agreement.
All safety agreements will be sorted out when Red Egret LLC begins the permitting
process.

Chairman Perry O’Brien made a note that there is a discrepancy in the name being
used for the substation. TNMP refers to it as the Freeway Park Substation instead of



the Freeway Substation as referenced in the staff report. Ms. Golden took note of this
comment and advised corrections would be made in the report to the City Commission.

A motion was made by Alternate David Zacherl/Chairman Perry O’Brien to
approve the zoning change request from Red Egret LLC to rezone from District
“H” (Heavy Industrial) to District “S-P” (Site Plan) for the purpose of constructing,
owning and operating a Battery Energy Storage System (BESS) on 38.653 acres
subject to the following conditions being memorialized in a development
agreement.

1)

2)

3)

4)

5)

6)

Posting of financial security satisfactory to the City for the commissioning
and decommissioning of the project.

Installation of three (3) 30,000-gallon water tanks on the site at locations
approve by the Fire Marshal, to be replaced by connection to a public water
source if and when such source becomes available to the site.

Landscaping improvements and requirements for platting and access to
public utilities to be deferred until other development is approved within
500ft of the property, provided the existing suitable vegetation shall be
retained and maintained to provide screening of the project until future
installation of the required landscaping improvements.

Private access easements in form and content acceptable to the City to be
allowed for 25ft paved access suitable for the ingress and egress of
emergency response and public safety vehicles.

Security fencing and screening acceptable to the City to be installed
around the project, which shall consist of no less than pre-cast concrete
panels. Specific plans and specifications to be reviewed and approved
through the building permitting process.

Posting of financial security for the maintenance of access during
construction and direct payment for the repair and restoration satisfactory
to the Director of Public Works of any damage caused by the project
related construction traffic to public streets.

There were no further questions, all members voted Aye.

(9) ADJOURNMENT

A motion was made by Member Bruce Clawson/Alternate David Zacherl to
adjourn. All members present voted aye.



Kimberly Golden, Secretary Date

Minutes approved by the Zoning Commission at its meeting on




CITY COMMISSION REGULAR MTG (6) (a)
Meeting Date: 08/06/2025

Consider and take action on Preliminary Zoning Approval for Red Egret, LLC for a zoning change
of 38.653 acres from District "H" Heavy Industry to District "SP" Site Plan for a Battery Energy
Storage System (BESS) located in an area south of the GCWA canal, north of Moses Bayou, east
of South Humble Camp Rd., and west of property owned by the Galveston Bay Area Foundation.

Submitted For: Kim Golden, Transportation and Planning
Submitted By: Curt Kelly, Transportation and Planning
Department: Transportation and Planning

Information
ACTION REQUEST

Consider and take action on Preliminary Zoning Approval for Red Egret, LLC for a zoning
change of 38.653 acres from District "H" Heavy Industry to District "SP" Site Plan for a Battery
Energy Storage System (BESS) located in an area south of the GCWA canal, north of Moses
Bayou, east of South Humble Camp Rd., and west of property owned by the Galveston Bay
Area Foundation.

BACKGROUND (Brief Summary)

The applicant, Red Egret, LLC, requests a Zoning change of a 38.653-acre site from District
“H” (Heavy Industrial) to District “S-P” (Site Plan) for development and operation of a battery
electric storage system (BESS) utilizing lithium-ion battery technology. TNMP, as the current
owner of the property, is a co-applicant for the zoning change. The requested actions are
cross conditioned upon approval of all pending applications.

The applicant, Red Egret LLC, states an intent to build, own and operate a proposed BESS
project at the subject location. The project proposes to develop 149 lithium-ion containers and
75 medium voltage transformer skids with room for additional future containers to maintain
full project capacity of 300 MW, 600 MWh over the life of the project at the site. The applicant
seeks to begin construction in 2025 with the project to be online and fully operational in

2026. The proposed project will encompass 38.653 acres of vacant property which is
landlocked with no public access and no access to public water or sewer. The location is in
an area south of the GCWA canal, north of Moses Bayou, east of South Humble Camp Rd.,
and west of property owned by the Galveston Bay Area Foundation. The applicant states the
site is 2,000 feet from the nearest occupied structure. The property is currently zoned District
“H” (Heavy Industrial). The applicant proposes to access the site through private

easements. The applicant has a lease and purchase agreement with TNMP with the intent to
purchase the project site once the project begins commercial operations.

TNMP Freeway Park Substation — The applicant states it has an interconnect agreement in
place with TNMP for the Freeway Park Substation located at 25th Ave N and SH 3. The
Freeway Park Substation was recently rebuilt by TNMP and functions to convert high-voltage
electricity supplied to the substation by long-distance transmission lines to lower voltage
which is then distributed from the substation to nearby homes and businesses. TNMP will
connect to the BESS project through infrastructure upgrades within TNMP’s existing land
rights.




At its regular meeting on July 7, 2025, the Planning Board reviewed and approved a Detailed
Site Plan for the requested rezoning upon certain conditions to be memorialized in a
Development Agreement approved by the City Commission. The Zoning Commission held a
public hearing upon notice to adjacent property owners on July 15, 2025. The Notice of the
Zoning Commission Hearing was mailed to 4 property owners within 200 ft. No letters of
opposition were received and no one appeared at the hearing held on July 15, 2025 to
oppose the zoning change. After conducting the public hearing and having all questions
answered by the Applicant the Zoning Commission voted 4-0 to recommend approval of the
zoning change from District H Heavy Industrial to District SP Site Plan subject to the Detail
Site Plan approved and the conditions recommended by the Planning Board.

The Applicant agreed with the conditions and has provided a Development Agreement for
approval by the City Commission.

RECOMMENDATION

At its meeting on July 7, 2025 the Planning Board voted 4-0 to approve the proposed Site
Plan for the referenced project and to recommend the zoning change upon conditions to be
memorialized in a Development Agreement approved by the City Commission.

At its meeting on July 15, 2025 the Zoning Commission held a public hearing upon notice
mailed to adjacent property owners. No written comments were received and no comments
were presented in opposition to the zoning change at the public hearing. Following the close
of the public hearing the Zoning Commission voted 4-0 to recommend approval of the zoning
change from District H Heavy Industrial to District SP Site Plan subject to the Detailed Site
Plan and conditions recommended by the Planning Board as follows:

1. Posting of financial security satisfactory to the City for the commissioning and
decommissioning of the project.

2. Installation of three (3) 30,000-gallon water tanks on the site at locations approved by the
Fire Marshal, to be replaced by connection to a public water source if and when such source
becomes available to the site.

3. Landscaping improvements and requirements for platting and access to public utilities to be
deferred until other development is approved within 500ft of the property, provided the existing
suitable vegetation shall be retained and maintained to provide screening of the project until
future installation of the required landscaping improvements.

4. Private access easements in form and content acceptable to the City to be allowed for 25ft
paved access suitable for the ingress and egress of emergency response and public safety
vehicles.

5. Security fencing and screening acceptable to the City to be installed around the

project, which shall consist of no less than pre-cast concrete panels. Specific plans and
specifications to be reviewed and approved through the building permitting process.

6. Posting of financial security for the maintenance of access during construction and direct
payment for the repair and restoration satisfactory to the Director of Public Works of any
damage caused by the project related construction traffic to public streets.

The Developer has signed an approved Development Agreement which memorializes the
recommended conditions.

City staff including the City Engineer, the Chief Building Official, the Fire Marshal, and the
Director of Emergency Management have reviewed the recommended Detailed Site Plan and
conditions to be memorialized in a Development Agreement and offer no objection to the



zoning change from District "H" (Heavy Industrial) to District "SP" (Site Plan) for the new
BESS project.

Fiscal Impact

Attachments
Vicinity Map
Zoning Commission - Staff Report
Exhibits
Legal Description & Final Plat
Planning Board - Staff Report
Planning Board - Minutes 7.7.25
DRAFT Zoning Commission Meeting 7.21.2025
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* EST. 1911

ENGINEERING & PLANNING

STAFF REPORT

TO: Zoning Commission — Regular meeting on July 15, 2025
FROM: Kim Golden, P.E., City Engineer %Q%%/
CC:  Doug Kneupper, P.E., Consulting Engineer

DATE: July9, 2025

RE: P6911 Attwater Ave - Red Egret Attwater BESS Project

Background: The applicant, Red Egret LLC, states an intent to build, own and operate a proposed
BESS project at the subject location. The proposed project will encompass 38.653 acres of vacant
property which is landlocked with no public access and no access to public water or sewer. The
location is in an area south of the GCWA canal, north of Moses Bayou, east of South Humble Camp
Rd., and west of property owned by the Galveston Bay Area Foundation. The applicant states the
site is 2,000 feet from the nearest occupied structure. The property is currently zoned District “H”
(Heavy Industrial). The applicant proposes to access the site through private easements.

The applicant has a lease and purchase agreement with TNMP with the intent to purchase the
project site once the project begins commercial operations. The project proposes to develop 149
lithium-ion containers and 75 medium voltage transformer skids with room for additional future
containers to maintain full project capacity of 300 MW, 600 MWh over the life of the project at the
site. The applicant seeks to begin construction in 2025 with the project to be online and fully
operationalin 2026.

TNMP Freeway Substation — The applicant has an interconnect agreement in place with TNMP for
the Freeway Substation located at 25" Ave N and SH 3. The Freeway Park substation was recently
rebuilt by TNMP and functions to convert high-voltage electricity supplied to the substation by long-
distance transmission lines to lower voltage which is then distributed from the substation to nearby
homes and businesses. TNMP will connect to the BESS project through infrastructure upgrades
within TNMP’s existing land rights.

Requested action: The applicant, Red Egret, LLC, requests a Zoning change of a 38.653-acre site
from District “H” (Heavy Industrial) to District “S-P” (Site Plan) for development and operation of a
battery electric storage system (BESS) utilizing lithium-ion battery technology.

TNMP, as the current owner of the property, is a co-applicant for the zoning change. The requested
actions are cross conditioned upon approval of all pending applications.

Staff review:

ZONING CHANGE FROM DISTRICT “H” (HEAVY INDUSTRIAL) TO DISTRICT “S-P” (SITE PLAN): The
application is being processed as a District “S-P” (Site Plan) rezoning consistent with Section
160.051(A)(1)(f) provide for the development of specific uses which are not normally found in zoning
districts, and (h) provide additional information and regulatory controls concerning the proposed
use or uses for the protection of the public health, safety, morals and general welfare of the

“the place where COMMUNITY MATTERS”
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community. The District “S-P” process also provides some limited flexibility from standard
ordinance requirements as long as those deviations continue to meet the intent of the chapter.

The District “S-P” rezoning is tied to a specific site plan as reviewed and recommended by the
Planning Board to the Zoning Commission. Zoning Commission recommendation will then be
presented to the City Commission for action regarding the requested zoning change.

The site is vacant and is currently zoned District “H” (Heavy Industrial). There are no developed
industrial uses in the area. All adjacent properties are vacant, with the nearest development being
the juvenile justice and state prison facilities located on Attwater Ave. and the low-density
residential occupancies on large acreage lots along S. Humble Camp Rd. The Future Land Use Plan
identifies the future development of the site as a Neighborhood Growth Area. The site is located
within the Texas City hurricane levee which supports its future use for residential neighborhood
development. The applicant acknowledges the BESS is an industrial use that fits within the District
“H” (Heavy Industrial) zoning designation.

At its meeting on July 7, 2024 the Planning Board voted 4-0 to approve the proposed Site Plan for the
referenced project and to recommend the zoning change upon the following conditions which are
agreeable to the Applicant and will be memorialized in a Development Agreement:

1) Posting of financial security satisfactory to the City for the commissioning and
decommissioning of the project.

2) Installation of three (3) 10,000-gallon water tanks on the site at locations approve by the Fire
Marshal, to be replaced by connection to a public water source if and when such source
becomes available to the site.

3) Landscaping improvements and requirements for platting and access to public utilities to
be deferred until other development is approved within 500ft of the property, provided the
existing suitable vegetation shall be retained and maintained to provide screening of the
project until future installation of the required landscaping improvements.

4) Private access easements in form and content acceptable to the City to be allowed for 25ft
paved access suitable for the ingress and egress of emergency response and public safety
vehicles.

5) Security fencing and screening acceptable to the City to be installed around the project, the
particulars to be determined and presented before presentation of the project to the Zoning
Commission.

6) Posting of financial security for the maintenance of access during construction and direct
payment for the repair and restoration satisfactory to the Director of Public Works of any
damage caused by the project related construction traffic to public streets.

SECURITY WALL - One of the conditions of the Planning Board approval was the presentation of
final specs for the installation of the masonry security wall. Applicant has indicated its intent to
use pre-cast concrete panels for the masonry fence, which is an acceptable concept for Texas City.
The specific plans and specifications will be reviewed and approved through the building permitting
process.
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The Staff Report to the Planning Board together with all exhibits and an excerpt from the draft
minutes of the July 7, 2025 Planning Board meeting are attached to this staff report.

Analysis and Recommendation: The proposed project is the largest to be considered by the City
of Texas City to date. Itis also twice as large as the only facility the applicant, Spearmint Energy, is
currently operating. The Applicant is a relatively new entity staffed with experienced personnel and
contracting with industry leaders for engineering, procurement and construction and for operations
and maintenance. The vetting and posting of confirmed financial security will be essential to assure
the performance of represented capacities and commitments to protect Texas City and its citizens.
For this reason, all conditions for approvals should be memorialized in a development agreement
which attaches to the project and will be binding upon successors and assigns of the Applicant.

The project site is currently remote from any other development and is landlocked with no access
to municipal water or sewer. But it is also located within and protected by the Texas City hurricane
levee and is close in proximity to one of TNMP’s largest and most updated substations in Texas City.
Although not currently developed, the site is developable with its potential for development
increasing as other areas of Texas City develop and build out.

The BESS technology is acknowledged as having benefits to system wide grid stability. Due to
current conditions of the grid there is some acknowledged direct benefit to Texas City residents and
industries by having the BESS projects located in Texas City. Policies and procedures to be
implemented by the Building Officials and Fire Marshals through the permitting process will provide
the flexibility to adapt to evolving technologies and assure the highest levels of protection and
accountability for the citizens of Texas City.

Concerns with fire protection and response have been noted and addressed with provisions in the
proposed site plan. Although the Fire Marshal has accommodated the installation of fire water
tanks to provide for fire suppression, it is upon condition the project will connect to public water
sources for fire protection when available to the area.

The lack of access to a public street is a concern which is being addressed with access easements
through private property. Although this accommodation is not a best practice and should not
prevailin other applications, itis compatible with the BESS project installations for two reasons.
First, the BESS projects are perceived as temporary installations which will be removed at the end
of the service life of the equipment and the site restored to pre-project conditions. In such case the
expiration/release/cancellation of the easement is not an issue. Secondly, TNMP is the grantor of
most of the easement and has a vested interest in the operation of the BESS projects. This
alignment of interest assures the parties have motivation to work through any issues which may
arise from the easement not being publicly dedicated permanent developments of any kind.

Concerns with land use regulations and impact on future development have been addressed with
deferrals regarding landscaping, platting and access to public utilities upon conditions which may
be triggered as development of the surrounding properties occurs. The installation of a masonry
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screening wall for security and weather resilience should be maintained as the operative standard
for a BESS project.

Anticipated damage to the public streets by construction related traffic and heavy loads is not a
new or unique issue. The development agreement should make provision for the developer to bear
the cost of keeping the public roads open and accessible during construction and to repair and
restore the road to pre-construction conditions when the construction period is complete.

Subject to the conditions recommended by the Planning Board being memorialized in a
development agreement and the construction of an acceptable masonry screening wall which

may be comprised of pre-cast concrete panels, staff have no objection to the rezoning from
District “H” (Heavy Industrial) to District “S-P” (Site Plan).
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CAPABILITIES AND EXPERIENCE

Spearmint Energy’'s team of more than 50 electrical engineers, construction managers,
project developers, transmission planners, and market experts is one of the most experienced
in the industry. The Spearmint team has developed over 15000 MW of energy generation
and storage projects.

We develop, build, own, and operate battery storage facilities with a focus on safety and
professionalism at every step of the process. As an American company, we are dedicated
to working in partnership with landowners, local government, and communities as well as
creating good paying jolbs and economic growth right here at home.

Spearmint owns and operates a 150MW/300 MWh BESS in Texas and has more than 20
projects in development across 10 US states.

/;,§> =

KEY TEAM MEMBER EXPER
AND QUALIFICAT ]ﬁﬂwl@

Spearmint Energy’'s team has experience across the United States and in all aspects of
energy projects, including development, permitting, finance, construction and operations
and maintenance. Key team members’ experience is summarized below:

Peter Rood — Chief Development Officer

Peter has nearly 20 years of clean energy development
experience, including over a decade of experience developing
energy storage projects. Previously, he led the development
of a 3600 MW of battery storage portfolio at GlidePath Power
Solutions, and earlier held roles at RES Americas, NRStor, Acciona
Energy, and Gamesa Energy.

Jeff Jackson — SVP Project Execution

Jeff has more than a decade of experience in renewables
and data center site development, project implementation,
strategic partnerships, and leadership. In his prior role, Jeff
formed and led the teams responsible for site development,
engineering, procurement, construction, and origination for a
data center startup that was ranked on the Inc. 5000 Top 100
list.

www.spearmintenergy.com spearmlnt info@spearmintenergy.com
energy
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Gina Wolf - SVP, Strategy and Project Development

Gina Wolf is responsible for project strategy, mergers &
acquisitions, and greenfield development for the Spearmint
Energy portfolio. Gina brings more than 20 years of clean
energy development experience with over 2GW of wind, solar
and co-located battery storage projects constructed.

Nick Coil - Vice President, Development

Nick has nearly 15 years of experience developing renewable
energy projects throughout the country. He began his career
developing wind and solar at Tradewind Energy before
managing a 20+ GW pipeline of renewable energy projects
and a team of 45 developers as the Head of Development for
Enel North America.

Courtney Timmons — Senior Director of Strategy and Origination

Courtney brings over 15 years of experience in energy
development throughout the US. and internationally.
Courtney has led the development of over 1000 MW
of installed energy facilities resulting in over $IB in
deployed capital. Courtney is also a military veteran who
served a year-long deployment in Iraqg for the Army National
Guard.

Amber Zuhlke — Permitting Lead

Amber has 20+ years of experience in the energy sector, with
the last 16 years focused on utility-scale clean energy projects,
including battery energy storage. Focused primarily on the
siting, development, and permitting side of the business, Amber
has had the opportunity to participate in various industry work
groups and task forces throughout her career and has worked
on projects in every major region of the United States.

www.spearmintenergy.com speqrmlnt info@spearmintenergy.com

energy
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Battery energy storage system (BESS) technologies are
propelling us towards a net-zero economy. They're necessary
for harnessing the full power of intermittent renewable
energy sources without experiencing gaps in power.

EXECUTIVE However, while generally effective and reliable, some have

SU M MARY expressed concerns over the quality and safety of batteries.
Leaders in the fossil fuel industry, for example, have been
quick to criticize this technology. And because batteries are
relatively new, the media and public tend to treat any issues

with heightened levels of attention and scrutiny, threatening
the deployment of battery technology.

To address these concerns and increase the adoption of BESS technology, companies need
to ensure that batteries are as safe, reliable, and powerful as possible.

Sungrow has recently introduced a new, state-of-the art energy storage system: the PowerTitan
2.0 with innovative liquid-cooled technology. The BESS includes the following unique attributes:

o Offers an easily scalable design with plug-and-play architecture backed by pre-certified
fire safety compliance testing.

» Maintains consistent temperatures — increasing performance, safety, reliability, and
profitability.

> Reduces installation time by 80%, compared to a conventional ESS, requiring only one
hour for cabinet installation due to its pre-integrated design.

© Ensures a Ensures a high ROI by reducing auxiliary power consumption by 40%
(compared to a conventional ESS) — prolonging system life and mitigating unnecessary
degradation.

o Sustains top performance in harsh environments - including high humidity areas,
dusty deserts, or high elevations up to 3000 meters (2843 feet) above sea level.

> Includes enhanced safety features for fire suppression and thermal management.

This white paper outlines the promise and criticisms of batteries, and highlights the key
features, benefits, and market significance of Sungrow'’s liquid-cooled PowerTitan 2.0 BESS
as an integrated turnkey solution from cell to skid.
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INTRODUCTION

Energy storage is essential to the future

energy mix, serving as the backbone of the
modern grid. The global installed capacity
of battery energy storage is expected to hit
500 GW by 2031, according to research firm
Wood Mackenzie.

The global energy storage ten-year market outlook is bright

Annual deployments by region: 2021-2031

100

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 203

M United States Ml Restof Americas Bl Europe B Middle East & Africa Il China B APeC

Click to view chart

The U.S. remains the energy storage market
leader —and is expected to install_ 63 GW of
storage between 2023 and 2027, and exceed
130 GW by 2030. The U.S. Inflation Reduction
Act has further increased projected solar
and onshore wind capacity by 40% and
estimated battery capacity by an additional
20 GW.

As the young industry rapidly grows,
concerns about quality and safety have
emerged - including the possibility of
battery fires.

While rare, these issues can occur due to
low integration of energy storage systems,
inconsistent design standards and quality
control, lack of experience in managing
energy storage systems throughout the
life cycle, and improper understanding and
implementation of standards.

Ultimately, thermal runaway and system-
level defects can result in costly delays and
downtime —and in very unlikely scenarios,
potential threats to safety.

Importantlythough, batteries are
overwhelmingly safe and effective. The
California Public Utilities Commission, for
example, estimates that only 2% of grid
storage facilities will experience “major
safety-related” incidents.

Notably, the natural gas industry causes
thousands of explosions every year in the
United States. But these incidents often go
unreported or do not face heavy scrutiny.

Nevertheless, given lingering skepticism
about batteries, Sungrow recognizes the
importance of providing cutting-edge
solutions that meet top performance and
safety standards. Sungrow's PowerTitan

2.0 liquid-cooled BESS marks the next
generation of highly integrated, plug-and-
play, pre-certified grid-scale energy storage
- offering unmatched reliability, efficiency,
performance, and safety to invest in batteries
with confidence.
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UNDERSTANDING THE SAFETY
CONCERNS WITH BATTERIES

3.1. OVERVIEW OF BESS QUALITY RISKS
AND MANUFACTURING DEFECTS

Over the past decade, battery cells have
expanded their capacity from under 100 Ah
to 300+ Ah, transitioned from 12-meter walk-
in containers to highly integrated, adaptable
cabinets half the size, and incorporated
liguid-cooled technology to support larger
batteries. This rapid change and high
growth rate has introduced new risks across
the supply chain, such as manufacturing
defects and complex subsystems with
additional points of failure, which can

lead to uncontrolled thermal runaway (a

chain reaction that can cause fire, or rarely
explosions).

As more novice players enter the energy
storage industry, there are huge product
variations, which can result in various fire
hazards. Advanced components like the
battery management system (BMS), energy
management system (EMS), and power
conversion system (PCS) are supplied by
different companies — sometimes causing
difficult on-site installation, long system
commissioning cycles, poor operation
adaptability, and frequent on-site operation
and maintenance —negatively affecting the
levelized cost of energy (LCOE).

3.2. CEA’'S FINDINGS ON FIRE
SAFETY AND RISKS

Clean Energy Associates (CEA), a leading
renewable energy consultancy, conducted
over 320 quality and safety inspection audits
at 52 BESS factories worldwide, spanning 30
GWh of lithium-ion energy storage projects.
Their extensive audit — published in February
2024 — revealed that 26% of BESS projects
had quality issues related to fire detection
and suppression systems and 18% had
issues with thermal management systems.

Nearly half of CEA's quality assurance

(QA) findings were related to system-level
defects, highlighting overlooked integration
problems in the production process. The
BESS integration of the cell and module is a
highly manual, labor-intensive, and complex
process, leading to QA vulnerabilities

from lengthy production processes, high-
performance sensitivity, and less strict
quality control (QC) measures.

Notably, installers screen for and correct
these malfunctions during the installation
and commissioning process under the
nationally recommended safety standard
NFPA 855.

But correcting these issues can delay
projects for months and reduce profits. That
makes it all the more important to prioritize
pre-integrated systems and employ rigorous
quality control measures throughout the
manufacturing process.
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3.3. MARKET RESPONSE TO BESS FIRE SAFETY CONCERNS

Batteries are overwhelmingly safe. The

problem is: There are still renewable energy
naysayers who hope to prevent the utilization
of batteries. And as a newer technology,
batteries are naturally subject to heightened
public scrutiny.

At the Energy Storage Summit this past
March 2024, Aron Branam, VP of development

and construction for Arevon Energy, said, “One
fire for one battery is a fire for everyone in the
industry.” Mike DeSocio, founder and CEO of
Luminary Energy, chimed in, saying, “..there
has been a lot of trust lost in batteries in New
York in the last few years.”

Some communities have imposed
moratoriums on battery permits to assess

safety concerns and enhance emergency
response planning. Legislative measures, such
as California's Senate Bill 38 signed in October
2023, aim to enforce safety standards and
improve emergency response protocols for
battery storage facilities.

Safety measures are still evolving in the
energy storage industry, with strategies to
prevent battery fires differing across each
manufacturer as the industry evolves.

For example, in Moss Landing, California (the
largest operating battery storage facility in
the U.S. at 750 MW) the BESS' fire suppression
systems — designed to prevent thermal

runaway — were accidentally activated due

to rainwater intrusion (i.e. water ingress),
resulting in arcing and short-circuiting from
flooding the batteries. Clearly continuous
improvement is needed.

To quell public concern, it's
critical to do everything in our
power to reduce the risk of
battery malfunctions. Sungrow

has done precisely that.
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LIQUID-COOLED
TECHNOLOGY OVERVIEW

4.1. WHAT IS LIQUID-COOLED TECHNOLOGY?

Liquid-cooled technology is widely
utilized in energy storage, electric
vehicles, and other energy sectors due
to its high energy efficiency ratio and
temperature uniformity. The liguid-
cooled system uses coolant to move
heat from the battery cell enclosure to
the ambient environment to lower the
overall temperature.

As an ultra-efficient heat exchanger, liquid-cooled technology has a high specific heat
capacity and excellent thermal conductivity, able to rapidly transfer more heat from the
hotter to colder region and cool down the system more quickly and effectively.

4.2, ADVANTAGES OVER TRADITIONAL AIR-COOLING
LITHIUM-ION TECHNOLOGIES

Conventional air-cooled systems use fans to pull in external air, potentially
introducing humidity and condensation (i.e., water ingress) into the system, which
can lead to short-circuiting and thermal events. Instead, liquid-cooled technology

offers improved fire safety, among other benefits, by enabling faster and more

efficient cooling.

Liquid-cooled BESS Air-cooled BESS

Enhanced efficiency
Improved thermal performance

Extended system life

High energy density

Low noise
More reliable operation

SN S

Better scalability




SUNGROW'’S FULLY LIQUID-COOLED
POWERTITAN 2.0 BESS

As the world’s most valuable solar
company and bankable inverter
brand with over 27 years of experience,
Sungrow'’s energy storage systems
have exceeded 19 GWh of contracts
worldwide. Sungrow has been at the
forefront of liquid-cooled technology
since 2009, continually innovating and
patenting advancements in this field.

As a system solution supplier
and product OEM, as opposed
to an integrator, Sungrow

is able to achieve a tight
integration that is reliably
repeatable, high-quality, and
system-level safe to adhere to
strict third-party guidelines.

5.1. INTRODUCTION TO
POWERTITAN 2.0 BESS

Sungrow’s latest innovation, the

PowerTitan 2.0 Battery Energy Storage

System (BESS), combines liquid-cooled

technology with advanced power
electronics and grid support features,
marking a significant leap forward in
BESS solutions.

This plug-and-play BESS uniquely pre-
integrates all internal components—
including the batteries, string PCSs,
BMS, thermal management, and fire
suppression systems—within a 20-foot

container for easy installation, improved

adaptability, and high performance.

Customer reviews highlight flexibility,
reliability, safety, and ROI as key priorities.

Sungrow's PowerTitan 2.0 not only meets these
expectations but also effectively addresses

fire safety concerns. Our standout offering
includes a complete turnkey solution, from cell
to MV skid, supported by our local in-house
service and backed by a 20-year system-level
guarantee. This integrated approach reduces
project delays and eliminates the need for on-
site system-level certification, setting us apart
from competitors, such as DC lock providers,
who lack system-level solutions.

The globally liquid-cooled system
(encompassing the battery modules and
patented PCS) provides top-level performance
with a round-trip efficiency (RTE) up to 92.5%
for 4 hour solutions, with long duration options
of 2 to 8 hours available.

06



Easily scalable

The PowerTitan 2.0 is a scalable plug-
and-play solution backed by pre-
certified fire safety compliance testing
for fast deployment and reduced risk.
The BESS also simplifies commissioning
efforts and site-level integration. That's
largely because it does not have to run
conduit between the battery and PCS

- lowering conduit by 50%, reducing
project footprint, and increasing energy
density relevant to traditional solutions.

High-performance

With liquid-cooled technology, the BESS
maintains consistent temperatures
within 2.5°C across almost 5,000
battery cells in one container and
eliminates any outlier cells to maximize
performance, safety, reliability, and
profitability. The system boasts an RTE
up to 92.5% for 4 hour solutions, with
long duration options of 2 to 8 hours
available. This is an enhancement of 2%
from the first-generation PowerTitan
1.0, with its Cell to Grid technology (C2G)
that simplifies the energy conversion
between DC and AC power.

Fast deployment

The all-in-one AC-DC block design
streamlines deployment with
embedded PCSs, pre-assembled
components, MVT, and comprehensive
factory testing toreduce installation
time by 80% (compared to a
conventional ESS), requiring only one
hour for cabinet installation.

Additionally, the system comes pre-certified
with AC-level UL 9540, shortening grid
interconnection processes, and adheres to
various safety standards. Grid-debugging
time is also cut by 50%, lasting only 15 days
compared to conventional BESS systems
due to necessary pre-installations.

High ROI

Using precise temperature control made
possible with liquid-cooled technology,
the PowerTitan 2.0 has a high ROl by
reducing auxiliary power consumption up
to 40% (compared to a conventional ESS),
prolonging system life, and mitigating
unnecessary degradation. Enhanced
temperature balancing enables individual
rack control — boosting usable capacity,
optimizing system availability, and reducing
the discharging barrel effect.

This advanced temperature balancing
results in up to a 7% increase in system
discharge (depending on site conditions).

In the case of a PCS fault, the system
experiences only an 8% loss, as the
remaining 11 PCS systems can remain online,
unlike traditional centralized BESS setups
where a shutdown leads to a 100% loss that
can last for days.

Environmental resilience

By eliminating the need for external air to
enter the system, the liquid-cooled BESS
enhances resilience in harsh environments,
such as high humidity areas, dusty deserts,
or high elevations up to 3000 meters above
sea level.



Enhanced safety 5.2. BESS SAFETY FEATURES FOR FIRE

SUPPRESSION AND THERMAL MANAGEMENT
The liguid-cooled PowerTitan 2.0 BESS

incorporates robust safety features superior ~ Effective fire suppression and thermal

to those required in NFPA (National Fire management are crucial for the safety and
Protection Agency) standards, including longevity of energy storage systems. Sungrow
separate partitions for power electronics prioritizes safety, with a superb track record of
and battery cabinets to prevent thermal zero reported BESS thermal events or explosions.
runaway, fire-resistant bulkheads lasting up

to two hours, and advanced fire protection To uphold Sungrow'’s strict safety priorities, the
mechanisms to minimize fire risks. PowerTitan 2.0 offers a comprehensive safety

design across the cell, electrical, and system

The battery energy storage system meets . .
Y Y ge sy levels. From compartmentalized designs to

glaballicuia-seriee heat dissipation advanced fire suppression systems, the system

stanestdsamg smgleys leehmology o ensures the highest level of safety and reliability

reduce short-circuiting and arcing risks. Also, . . . .
in various operating conditions.

without introducing foreign particles (such

as dust) and humidity into the enclosure, o i
As a liquid-cooled system, as opposed to air-

the system mitigates short-circuiting and & .
Y 9 g cooled, humidity and condensation are not

thermal events for added reliability. As the . ; :
Y introduced into the system, removing water

liguid-cooled system is low noise at or below : ; ,
ingress — allowing for more control of the system’s

75 dBA, the BESS can also operate in noise- . . 42 ;
internal environment conditions and reducing

restricted environments. s : s
the risk of short-circuiting.

The multi-level architecture of safety

measures, such as inter-rack fusing Sungrow's PowerTitan 2.0 liquid-cooled BESS
protection, active anomaly detection, and employs various features to address fire safety
millisecond-level arc detection, enhance concerns:

overall safety, while multi-stage overcurrent
protection and integrated BMS ensure rapid
response to potential hazards.

NFPA 855 compliance design options of:

- NFP (Deflagration venting) as standard offer NFPA 68 DEFLAGRATION PANEL
- NFP (Explosion prevention system) as an optional choice FOR EXPLOSION RELEASE

LY

=
NFPAI3 compliant Sprinkler and 1 < _ e =

- i e e 2 HERIGRYERTIANAL)
Dry Pipe as an optional choice L ’ = GAS DETCTOR, AIR
: : - EXGAUST
SMOKE/TEMPERATURE ' — - L b (& ﬁ
FACP

W PARTITION DESIGN
MULTIPLE LAYERS SPRINKLER (BATTERY VS PCS)
(BATTERY VS LCU)
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Balanced temperature control:
A patented liguid-cooled heat dissipation
scheme and 4D sensing technology
maintain a balanced system temperature
with a = 2.5°C temperature difference
across all battery cells — prolonging battery
life by two years, reducing degradation,
improving auxiliary power efficiency, and
enhancing system performance with a 15%
increase in discharge capacity over the
system’s life cycle.

20-year

system

Cell temperature performance life

difference < 2.5°c  28.1°C 29°C

30.5°C

Professional integration:

Integrating BMS and string PCSs
improves system compatibility and
adaptability for elevated safety and
performance — with an RTE up to 92.5%
for 4 hour solutions (with long duration
options of 2 to 8 hours available) and ease
of commissioning.

Overcurrent protection design:
Multi-level fuse protection ensures reliable
disconnection to minimize the risk of
thermal runaway.

Integrated arc fault detection and arc
fault circuit interruption:

Advanced algorithms detect electrical
abnormalities, improving system safety by
reducing short-circuit current by 75% in 10
microseconds and 100ms-level shutdown
for 100% rack-level protection to mitigate
thermal events.

Remote monitoring:

In the unlikely event of an electrical fire,
the system automatically triggers multiple
firefighting measures, preventing battery
deterioration and eliminating thermal
runaway at the early stage.

Compartmentalized design:
Partition design separates power electronics

and battery compartments with fire-resistant
walls to prevent fire from spreading for up to

two hours, minimizing damage and avoiding

fast contagion of thermal runaway.

Partition design

Enduring fire for 2h
* Heat-resistant steel plate

+ Fireproof panel

+ Heat-resistant steel plate

+ Avoid instant chain
reaction caused by fire

+ Prevent thermal runaway
after an arc incident

Integrated AC-DC blocks:

Compared with traditional centralized PCS
design, the built-in PCSs and factory-installed
interior DC wiring reduces project footprint
and safety risks by reducing the risk of short-
circuiting and arcing.

System-level fire safety:

To minimize fire risks, reduce flammable gas
concentrations, and ensure electrical safety, the
system employs overcurrent fast-breaking and
arc extinguishing protection, over-temperature
protection, NFPAG8-compliant deflagration
venting, optional integrated sprinklers inside
the BESS container, and optional NFPAG9S-
compliant explosion prevention systems.

09
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Manual switch disconnector (MSD):

The technology mitigates the risk of short
circuits for safer shipping, maintenance, and
lower personal protection equipment, or

PPE, classes, translating into faster project
deployment with more efficient installation and
commissioning.

Integrated AC-DC blocks:

Compared with traditional centralized

PCS design, the built-in PCSs and factory-
installed interior DC wiring reduces project
footprint and safety risks by reducing the
risk of short-circuiting and arcing.

System-level fire safety:

To minimize fire risks, reduce flammable
gas concentrations, and ensure electrical
safety, the system employs overcurrent
fast-breaking and arc extinguishing
protection, over-temperature protection,
NFPAG8-compliant deflagration venting,
optional integrated sprinklers inside the
BESS container, and optional NFPAG9-
compliant explosion prevention systems.

Rapid arc extinguishing:

Second-level arc extinguishing eliminates
potential fire hazards by blocking thermal
runaway at the source.

Pre-testing for fire safety compliance:

Various safety tests, including fire
simulations and fire testing, ensure
compliance above and beyond industry
standards.

Inter-rack fusing protection:

The system reduces the incident energy
with low arc energy and protects the safety
of maintenance personnel with a lower class
of required PPE by limiting exposure to high
voltages and currents.

Self-sealing coolant loop connectors:

The system's patented plug connectors for
liguid cooling have prevented 100% of leaks in
over 100,000 industrial installations.

10



5.3. ADDITIONAL KEY FEATURES

AND INNOVATIONS

In addition to fire safety, below are various
other key benefits of the liquid-cooled
PowerTitan 2.0 BESS:

Multi-level monitoring devices:

Multi-level sensors, from the module to
the rack and system level, provide real-
time insights into performance and system
health to ensure system efficiency, safety,
and reliability, with integration into third-
party SCADA and control systems. These
devices enable proactive fault detection
and system optimization — decreasing
downtime, maximizing performance, and
prolonging the system’s life.

Increased capacity:

The high performance DC/AC inverter
supports 0% to 100% depth of discharge
with —enhancing overall efficiency,
adaptability, and revenue with increased
usable capacity.

Enhanced energy capacity
and efficiency:

Innovative technologies such as C2G
and liquid-cooled thermal management
improve energy capacity and efficiency.

Quieter operation:

The system produces less noise than
air-cooled systems, at or below 75 dBA,
making the BESS suitable for noise-
sensitive areas.

Individual rack-level management:

Independent control of charge

and discharge in each battery rack
increases discharge capacity by up to
7% (depending on site conditions) and
improves system flexibility.

Conventional ESS

il

1 cabinet for !
1PCS

® Highly visible interrack barrel effect
= in mmp(emrad(cm:gaami 3"'
Rack 2

Rack 1 Rack 12

PowerTitan 2.0

il

1 rack for L e =
1PCS | 4
® 100% rack charge and

discharge Rack 1 Rack 2 Rack 12

€

= Elimination of the
Interrack barrel effect

Higher energy density:

The system occupies 32% less footprint
than a conventional energy storage
system with a centralized PCS, improving
the LCOE and system energy density with
fewer containers, easier construction, and
lower balance of plant costs.

Stable operation in weak grids:

Integrated with leading grid following
and grid forming control algorithms,

the BESS offers advanced grid support
functions such as low voltage ride
through, frequency and voltage support,
black start capability (depending on

site conditions), wind-band oscillation
suppression, and flexible inertia support.
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User-friendly O&M:

Automatic coolant replenishment, auto-
calibration state of charge, and refined
battery management minimizes O&M
costs, enhances system longevity, ensures
long-term system reliability, and reduces
downtime to boost profitability.

5.4. CERTIFICATIONS AND
DESIGN STANDARDS

Sungrow's commitment to quality and
safety is reflected in the PowerTitan 2.0's
adherence to rigorous certifications and
design standards, including NFPA, IEC, and
UL standards.

Pre-certified with UL 9540, the
PowerTitan 2.0 eliminates the need
for on-site testing — preventing delays,
additional costs, and uncertainties for
an added layer of confidence.

The PowerTitan 2.0 BESS comes
pre-certified with, but not limited to:

o UL 9540 (2023)

o UL 9540A (2019 4th edition)

o UL 1973 (2022)

o UN 383 & UN 3536

© UL 1741 SB (PCS) (2019 3rd Edition)
o |[EEE 15472018 (PCS) (2018)

o CSA C22.2 No.107.1-16 (PCS) (2021 4th Edition)

The battery energy storage system also
adheres to the below design standards:

o NEC (2023)

o NFPA 855 (2023)

o NFPA 72 (2022)

© NFPA 68 (2023)

© NFPA 69 (optional configuration)(2024)
© NFPA 13 (optional configuration)(2022)

For more information, refer to the
PowerTitan 2.0's datasheet here.

5.5. QUALITY ASSURANCE AND
FACTORY ACCEPTANCE TESTING
Sungrow implements a comprehensive
QA and QC process management (ISO
900]1) to ensure the safety and reliability
of the PowerTitan 2.0 energy storage
system. This QA and QC includes
rigorous procedures such as functional
tests conducted in the factory and over
350 quality tests covering cell, pack, rack,
PCS, ESS, and energy management
strategy testing.

Additionally, Sungrow’s state-of-the-

art testing facility includes hardware-
in-the-loop setups, an in-house lab, a
temperature room, a noise room, and

a 5 MW grid simulator. Large-scale

fire simulations exceeding UL 9540A
standards are performed alongside IP55
liquid-cooled design testing to verify
the PowerTitan 2.0 container’s system
safety under various conditions. Factory
acceptance testing further enhances
developer and investor confidence,
minimizing commissioning delays.
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By the end of December 2023,
Sungrow's PowerTitan series had
secured 19 GWh of global contracts,
attributed to its exceptional security

features and advanced efficiency.

7. CONCLUSION

Customer feedback consistently points
to flexibility, reliability, safety, and return
on investment as the most critical factors

when choosing a BESS solution. Sungrow's

liguid-cooled PowerTitan 2.0 BESS excels
in these areas, while also effectively
addressing fire safety concerns.

What truly sets us apart is our Turnkey
Solution Value. From cell to MV skid, we
provide a complete, end-to-end solution,
supported by a local in-house service
team and backed by a 20-year system-
level guarantee. This integrated approach
not only reduces the risk of project delays
but also eliminates the need for on-site
system-level certification, enabling faster
and smoother deployment.

As the energy storage industry continues
to evolve, Sungrow remains at the
forefront of innovation, delivering
system-level solutions that meet the
highest standards of quality, safety, and
performance. To learn more about how
our liguid-cooled PowerTitan 2.0 BESS
can drive the success of your next utility-
scale project, reach out to our customer

service specialists today.
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ABOUT SUNGROW

Sungrow Power Supply Co,, Ltd. (“Sungrow”) is a global leading PV inverter and ESS
supplier with over 515 GW of power electronics equipment installed worldwide as
of December 2023. Founded in 1997 by University Professor Cao Renxian, Sungrow is
a leader in the research and development of solar inverters with the largest dedicated
R&D team in the industry and a broad product portfolio offering PV inverter solutions
and ESS for utility-scale, commercial & industrial, and residential applications, as
well as internationally recognized floating PV plant solutions, NEV driving solutions,
EV charging solutions and renewable hydrogen production systems. With a strong
27-year track record in the PV space, Sungrow products power over 170+ countries
worldwide. For more information about Sungrow, visit: www.sungrowpower.com.
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| ENERGY STORAGE EXPERIENCE SUMMARY

From gigawatt-scale renewable energy generation and storage to

commercial microgrids and more, we offer extensive expertise in Status #of Projects | Total MW Total MWh
designing and executing complex energy projects. Completed 99 3,117 8,966

, , ‘Under Construction 17 2,426 8,086
As one of the most experienced builders of energy storage
systems, we are revolutionizing the energy landscape through our Under Contract 13 4,210 15,206
team'’s integrated solutions - constantly expanding the breadth of Totals 9,753 32,258

our EPC capabilities to lead the industry with efficient execution.

By Technology TotalMW | Total MWh
1 0 50+ 32+ #1 Tesla 2,165 8,660
BYD 11 2,350 9,071

years projects gigawatt- ENR e 1 2,265 6,200
naure ramking Canadian Solar 2 300 800
LG 2 397 1,588
Powin 3 254 1,016
Fluence 1 500 2,000
Custom Enclosure 3 559 1,390
Other* 12 963 1,534
Total 9,753 32,258
Completed 1,030
Under Construction 7 1230 3,160
Under Contract 3 900 1,800

Totals 16 2,920 5,990

Energy Storage Qualifications | © 2025 M. A. Mortenson Company



NOVA POWER BANK | 2,720 MWh
MENIFEE, CA

. Mortenson was chosen as the

9§ EPC contractor for both the

® battery storage and substation

* scopes for Calpine Corporation’s
" Nova Power Bank energy storage
- project.

= The 680-megawatt project,
one of the largest standalone
projectsin the country, is
being built on the site of a
decommissioned gas plant.

EDWARDS & SANBORN | 3,287 MWh
MOJAVE, CA

contractor for both the solar and
energy storage scopes of the
Edwards & Sanborn solar and

~ energy storage project located in
~ Kern County, California.

The project consists of 864

- megawatts of solarand 3,287

- megawatt-hours of energy

. storage. Itis currently the largest

| operational solar and battery
energy storage project in the US.

Energy Storage Qualifications | © 2025 M. A. Mortenson Company

ENERGY STORAGE EXPERIENCE HIGHLIGHTS

REVOLUTION ENERGY STORAGE | 300 MWh
CRANE, TX

Mortenson was the EPC
contractor for Spearmint
Energy’s 150 megawatt, 300
megawatt-hour battery energy
storage project in West Texas.

| Mortenson designed and built

y the battery storage facility,
substation, and transmission

~ line connecting the project to
the Electric Reliability Council of
Texas (ERCOT) grid.

DECORDOVA ENERGY STORAGE | 260 MWh
GRANBURY, TX
et Vistra and Mortenson

successfully completed the
DeCordova Energy Storage
Facility, bringing 260 MW/260
MWh battery energy storage
58 to Texas. The facility is now
_«g# operational, storing and

¢ distributing electricity to the grid
across the region.

The project provides resiliency in
Texas by being co-located on the
Luminant (a subsidiary of Vistra)
| DeCordova gas power plant.



LET'S EXPAND
THE UNIVERSE
OF BIG IDEAS

Founded in 1954, Mortensonis a U.S.-based, family-owned construction and development
services company. Over the last 70 years, Mortenson has grown to over 7,000 team members
with project operations extending across 48 states and Canada. With revenues surpassing
$5.5 billion, Mortenson is recognized as the 27t largest construction firm in the United States,
according to Engineering News-Record (ENR) rankings. Our financial position is exceptionally
strong and is among the best in the construction industry.

FAMILY-OWNED FIRM

Founded by M. A. Mortenson, Sr.
Incorporated in Minnesota in 1954

: O ,
YEARS | **
STRONG -
SEEnedkr REGIONAL OFFICE LOCATIONS

:! ’ TOP BUILDER IN
THE UNITED STATES

ENR Top 400 Contractors
every year since 1969

0000000006 ,Hn0salaried

BEST WORKPLACE AWARDS 000022%%% teammembers

inthe last 5 i 00000 OQGOOO
Inthe last o years across our offices 000000000

Energy Storage Qualifications | © 2025 M. A. Mortenson Company

9.9 N

IN ANNUAL REVENUE



PEARCE

Nationwide RENEWABLES
O&M Services

Pearce Renewables is a forward-thinking organization committed to a clean energy future. With
over a decade of experience managing utility-scale and DG projects, we are uniquely qualified to
be the Operations and Maintenance service partner for your projects.

WHO WE ARE OUR SERVICES

Preventive Maintenance

Community, safety, and perpetual improvement are core
values at Pearce Renewables. We employ local, thoroughly « Visual inspections
trained, and full-time employees with an unwavering focus
on safety, quality and responsiveness. We incorporate the
latest technologies and procedures, ensuring that our team
has the tools, knowledge, and training to not only quickly
and safely identify, communicate, and resolve issues, but Corrective Maintenance
also apply industry-best maintenance practices to maximize
uptime and ROI. e Fault diagnosis

¢ Repairs and replacements

e Calibration and testing
WHY CHOOSE US e System revalidation

¢ Scheduled repairs and replacements
e Calibrations
¢ Daily work reports and activity logs

NatIOI?WIde Covgrage . . ' ROC Monitoring

Pearce is the largest independent service provider in the

renewables space in the country. We have full time e 24/7 active monitoring of operations
technicians dedicated to your assets or that can be e Remote diagnosis and self-dispatch
mobilized quickly nationwide to meet your needs « Active power control, ramping, and
Single Point of Contact curtailment

Pearce provides dedicated Project Managers to keep ¢ Forecasting and reporting

your projects organized and on time wherever your

project is we’re just a phone call away. NERC Services

Experience and Training = Quality, « Registration as GOP

Reliability, and Consistency » Reporting and documentation

With 500 SMEs, over 75-years of experience, and two ¢ Compliance monitoring and auditing
fully staffed and equipped training centers Pearce has e Cybersecurity and physical security
the experience and training chops to provide quality, « Training

value-added services to your portfolio of critical

renewable assets. Spare Parts Management
Technology o Spare parts procurement and
Pearce’s in-house designed CMMS platform, ‘Insite’, inventory management

provides seamless ticket issuance, work completion,
reporting and an asset service historian, that is stand-
alone or can integrate a customer’s own platform. e Management of the warranty process

¢ Consultation with OEMs for repairs

Warranty Management




Battery Energy Storage (BESS) 101

Battery Architecture

Li-lon Cells
Li-lon Module
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Battery Energy Storage (BESS) 101

Battery Architecture

Li-lon Enclosure
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Safety is the #1 Priority

Highly regulated industry:
Energy storage technology has evolved rapidly over the last several years, and largely due to the
level of regulatory pressure and lessons learned from previous generation of BESS

Overall Installation H
NFPA70, 855, IFC, UL9540, IEEE C2
Interconnection STANDARDS
IEEE 1547, 2800
Fire/Gas Detection Fire/Explosion Protection
IFC, NFPA 72, 855 IFC, NFPA 13, 15, 68, 69, 855

Power
Conversion
System
UL 1741

Cell/Battery
{ UL 1642, 1973, 9540A ‘

Communications, BMS
UL 1741, 9540, CSA C22.2 No. 340-201, IEEE 2686, 2688




Safety is the #1

Priority

Safety as a tiered approach: Prevention, Detection, Mitigation

‘o Module-level BMS Monitoring
of Voltage and Temperature

Active Ventilation Systems

Heat, Smoke, and Gas
Detection Systems

Enclosure-level Shutdown

Deflagration System -
additional protection against

fires

Fire Rated Exterior Walls

—

PREVENTION

DETECTION

« Heat, smoke, and gas detection systems

+ Voltage, current, and temperature monitoring.

« State-of-Charge and State-of-Health monitoring
and assessment.

« Cell Balancing: maximizes overall performance
and lifespan.

« Protection against overvoltage, overheating, etc.

» Thermal Management: activates cooling
systems if necessary.

» Communication Systems provide real-time
data and receive commands.

MITIGATION

+ Deflagration system

« Fire rated exterior walls

« Enclosure level shut down

« Active ventilation systems

+ Automatic shut down at the component level if
an issue is identified.



LEGAL DESCRIPTION

DESCRIPTION OF A 38.653 ACRE TRACT OF LAND SITUATED IN THE JOHN
SELLERS SURVEY, ABSTRACT NUMBER 180, CITY OF TEXAS CITY, GALVESTON
COUNTY, TEXAS, SAID TRACT BEING PART OF THAT CERTAIN LOT 8 AND A PART
OF THAT CERTAIN LOT 9 OF THE W.A. RIGHTER SUBDIVISION, RECORDED IN
VOLUME 57, PAGE 588, GALVESTON COUNTY DEED RECORDS, SAID 38.653 ACRE
TRACT BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT A 4 INCH IRON PIPE FOUND AT AN INTERIOR ELL CORNER OF
SAID LOT 8, AND BEING AT THE NORTHWEST CORNER OF THAT CERTAIN
CALLED 7.38 ACRE TRACT OF LAND CONVEYED TO TEXAS GULF COAST
HOLDINGS | LP RECORDED IN DOC. NO. 2004020691, GALVESTON COUNTY
OFFICIAL PUBLIC RECORDS,,

THENCE NORTH 80 DEGREES 20 MINUTES 24 SECONDS WEST, OVER AND
ACROSS SAID LOT 8, A DISTANCE OF 356.00 FEET TO THE SOUTHWEST CORNER
AND POINT OF BEGINNING OF THE HEREIN DESCRIBED TRACT;

THENCE OVER AND ACROSS SAID LOT 8 AND SAID LOT 9 FOR THE FOLLOWING
COURSES AND DISTANCES:

NORTH 03 DEGREES 19 MINUTES 18 SECONDS WEST, A DISTANCE OF
836.79 FEET TO A POINT;

NORTH 86 DEGREES 40 MINUTES 24 SECONDS EAST, A DISTANCE OF 142.
12 FEET TO A POINT:

NORTH 03 DEGREES 19 MINUTES 35 SECONDS WEST, A DISTANCE OF
442.77 FEET TO A POINT AT THE BEGINNING OF A TANGENT CURVE TO
THE RIGHT;

IN A NORTHEASTERLY DIRECTION ALONG SAID CURVE TO THE RIGHT,
HAVING A CENTRAL ANGLE OF 44 DEGREES 07 MINUTES 00 SECONDS, A
RADIUS OF 167.96 FEET, AND AN ARC DISTANCE OF 129.33 FEET TO A
POINT AT THE END OF SAID CURVE;

SOUTH 66 DEGREES 47 MINUTES 52 SECONDS EAST, A DISTANCE OF
911.81 FEET TO A POINT,

SOUTH 64 DEGREES 12 MINUTES 07 SECONDS EAST, A DISTANCE OF 77.49
FEET TO A POINT,;

SOUTH 72 DEGREES 44 MINUTES 33 SECONDS EAST, A DISTANCE OF
583.17 FEET TO A POINT,;

SOUTH 03 DEGREES 21 MINUTES 02 SECONDS EAST, A DISTANCE OF
747.55 FEET TO A POINT,;

SOUTH 86 DEGREES 40 MINUTES 25 SECONDS WEST, A DISTANCE OF
1616.59 TO THE POINT OF BEGINNING,;

CONTAINING, 1,683,731 SQUARE FEET OR 38.653 ACRES OF LAND, MORE OR
LESS.
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COUNTY, TEXAS, SAID TRACT BEING PART OF THAT CERTAIN LOT 8 AND A PART OF THAT CERTAIN LOT 9, OF THE W.A. RIGHTER
SUBDIVISION, RECORDED IN VOLUME 57, PAGE 588, GALVESTON COUNTY DEED RECORDS
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ENGINEERING & PLANNING

STAFF REPORT

TO; Planning Beard _
FROM: Kim Golden, P.E., City Engineer

CC:  Doug Kneupper, P.E., Consulting Engineer
DATE; June 28, 2025
RE: P6911 Attwater Ave - Red Egret Attwater BESS Project

Background: The applicant, Red Egret LLC, states an intent to build, own and operate a proposed
BESS project at the subject location. The proposed project will encompass 38.653 acres of vacant
property which is landlocked with no public access and no access to public water or sewer. The
location is in an area south of the GCWA canal, north of Moses Bayou, east of South Humble Camp
Rd., and west of property owned by the Galveston Bay Area Foundation. The applicant states the
site is 2,000 feet from the nearest occupied structure. The property is currently zoned District “H”
(Heavy Industrial). The applicant proposes to access the site through private easements.

The applicant has a lease and purchase agreement with TNMP with the intent to purchase the
project site once the project begins commercial operations. The project proposes to develop 149
lithium-ion containers and 75 medium voltage transformer skids with room for additional future
containers to maintain full project capacity of 300 MW, 600 MWh over the life of the project at the
site. The applicant seeks to begin construction in 2025 with the project te be online and fully
operationalin 2026.

TNMP Freeway Substation - The applicant has an interconnect agreement in place with TNMP for
the Freeway Substation located at 25" Ave N and SH 3. The Freeway Park substation was recently
rebuilt by TNMP and functions to convert high-voltage electricity supplied to the substation by long-
distance transmission lines to lower voltage which is then distributed from the substation to nearby
homes and businesses. TNMP will connect to the BESS project through infrastructure upgrades
within TNMP’s existing land rights.

Requested action: The applicant, Red Egret, LLC, has two applications presented for Planning
Board action:

)] Zoning change of a 38.653-acre site from District “H” (Heavy Industrial) to District
“S-P” (Site Plan) for development and operation of a battery electric storage system
(BESS) utilizing lithium-ion battery technology.

(in Development Plan {Site Plan) for the District “S-P” rezoning of the proposed BESS
installation.

TNMP, as the current owner of the property, is a co-applicant for the zoning change. The requested
actions are cross conditicned upon approval of all pending applications.

Staff review:

ZONING CHANGE FROM DISTRICT “H” (HEAVY INDUSTRIAL) TO DISTRICT “S-P” (SITE PLAN): The
application is being processed as a District “5-P” (Site Plan} rezoning consistent with Section
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160.051(A)(1)(f} provide for the development of specific uses which are not normally found in zoning
districts, and (h) provide additional information and regulatory controls concerning the proposed
use or uses for the protection of the public health, safety, morals and general welfare of the
community. The District “S-P” process also provides some limited flexibility from standard
ordinance requirements as long as those deviations continue to meet the intent of the chapter.

The District “S-P” rezoning is tied to a specific site plan as reviewed and recommended by the
Planning Board to the Zoning Commission. Zoning Commission recommendation will then be
praesented to the City Commission for action regarding the requested zoning change.

The site is vacant and is currently zoned District “H” (Heavy Industrial). There are no developed
industrial uses in the area. All adjacent properties are vacant, with the nearest development being
the juvenile justice and state prison facilities located on Attwater Ave. and the low-density
residential occupancies on large acreage lots along S. Humble Camp Rd. The Future Land Use Plan
identifies the future development of the site as a Neighborhood Growth Area. The site is located
within the Texas City hurricane levee which supports its future use for residential neighborhood
development. The applicant acknowledges the BESS is an industrial use that fits within the District
“H” (Heavy Industrial) zening designation.

DEVELOPMENT PLAN (Site Plan): The project will start with 149 individual battery containers for the
dasigned 300 MW, 600 MWh two-hour capacity at the site. The project will be augmented with more
containers over the life of the project to maintain the design capacity as the battery units age and
decrease in charging capacity. The two-hour designation is in reference to the time to fully charge
and fully discharge under standardized conditions. The applicant estimates the fully charged
capacity of the project equates to powering an estimated 200,000 homes for up to a 2-hour
duration. The stated aim of the project is to reduce grid volatility, increase system resiliency and
help minimize carbon emissions in a responsible and efficient way.

This proposed BESS installation is approximately 50% larger in battery capacity than the largest
previously approved BESS installation in Texas City which is the Southern Select Energy project at
701 Hwy 146 at 205 MW and 410 MWh with 106 containers. The site is also approximately 5 times
as large as the Southern Select Energy project which was 6.29 acres with 5.71 acres in use for
batteries. The two projects previously approved before the Southern Select Energy project were
0.48 acres and 1.5 acres respectively with fewer than 10 containers at each site.

Existing site - The existing site is vacant, wooded, and landlocked with no access by public street,
no frontage on a public street and no access to public water or sewer services.

Proposed Site Jmprovements ~ The site improvements will include a 20ft concrete perimeter fire
lane with access to all containers and two points of access approved by the Fire Marshal. Proposed
container spacing is the 15ft spacing required by the Fire Marshal and the local amendments to the
2024 International Fire Code.

Water and Sewer - The site improvements will NOT include water or sewer service, Applicant
represents the site will be un-manned with no office or restroom facilities provided on site.

Offsite Access and Improvements - The applicant proposes to access the site via private access
easement agreaments with no public access to the Project. Paved access drive and fire lanes to be
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designed as 25ft. The City standard in Chapter 159 is 30ft wide concrete street with curb and gutter
in a 601t publicly dedicated right of way. The private access easement is shown as 60ft on the
detailed site plan, Any recommendation to approve the applications should be conditioned
upon the easements being in form satisfactory to the City Attorney and City Engineer.

Construction related damage and maintenance of S. Humble Camp Rd. - Site preparation will
require a significant amount of heavy traffic transporting dirt which is likely to damage S. Humble
Camp Rd., which is not built for heavy loading. Aliernate access is not available through Attwater
Ave., which also has limited load carrying capacity due to the existence of several pipeline
crossings. It is recommended that consistent with prior practice the Applicant provide a
maintenance bond for repairs to maintain access during construction and then either restore or pay
for restoration of the roadway to pre-construction conditions. The Applicant has indicated support
for this concept with details to be worked out in coordination with Public Works consistent with
prior practice. Staff recommend any recommendation to approve the applications be
conditicned upon the Applicant providing a bond to maintain access during construction and
be responsible for the cost of any repairs needed to restore the roads to pre-construction
conditions after construction of the project is complete.

Drainage — The applicant proposes to provide stormwater impoundment for a 2-year design event
(8.3-acre feet) and remains in consultation with Galveston Drainage District No. 2 regarding final
selection from the two design options presented in the detailed site plan. Once a design option is
selected, the necessary drainage easements will need to be dedicated to the drainage district.

Security fencing - Proposed security fencing is not yet compliant with the standards applied to the
previously approved projects which had masonry walls and at least 15% improved landscaping.
Proposed fencing is chain link with plastic inserts, which Applicant cites as the existing fencing at
TNMP substations. However, for reasons of security and weather resilience TNMP is replacing the
chain link fencing at existing substations with masonry walls and is building masonry walis at all
naw substations. Staff recommend maintaining consistency with the previous approvals and
maintaining the requirement for a masonry screening wall and/or a decorative metal fence
with masonry columns which has been deemed an acceptable alternative to the full masonry
screening wallin some applications. The Applicant advised it is committed to working with the
City to reach a solution that meets the City’s needs and concerns, but requires additional time to
review the engineering, design and feasibility of a masonry wall. The Applicant advises a final
commitment on a screening wall can be presented for review and recommendation before
presentation to the Zoning Commission.

Landscaping - Proposed site improvements do not include any landscaping improvements. The
applicant maintains the existing foliage of the site supports an exception for the landscaping
requirement citing the comparability standard embedded in Section 160.051(D}(12). The Applicant
proposes instead to defer the installation of landscaping until the City approves and permits
residential devetopment on adjacent properties and provided such development is actually
installed within 500 feet of the property line. This deferral is consistent with the provisions
recommended in the proposed BESS ordinance and recommended by staff.

Fire Protection - The site does not have access to a public water supply. The nearest water main is
8,000ft from the site, would require boring under Moses Bayou and would need to be looped to
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provide the required pressure and flow for fire protection. Although current best practices would
not use water for fire suppression of BESS fires, other events may occur at occupied facilities such
as work injuries, vehicle fires, grass or vegetation fires, or other events that would need access to
water for fire suppression, The applicant has coordinated with the Fire Marshal and amended the
site plan to add three (3) 30,000-gallon water tanks with alarms and enunciatoer 1o alert when
water volume is below 75% capacity. Applicant notes this capacity is three times the
requirements of the NFPA Section 1142 for BESS facilities. Applicant has also agreed to annual
inspections to ensure proper maintenance and functionality of the tanks, annual trainings regarding
the BESS units, and to provide and maintain connectors compatible with TCFD firefighting
apparatus. Additionally, in the event public water supply becomes reasonably available to the site,
the Applicant commits to making a permanent public water supply available to emergency
responders in lieu of the water tank solution.

On site Access - The applicant proposes two gated access points to the BESS area. Primary access
gate on the west side of the BESS and secondary access gate on the east side of the BESS. The
primary and secondary access points will be separated by more than 800ft, with another 500ft from
the nearest intersection point. The access peoint locations have been reviewed and coordinated
with the Fire Marshal and Texas City emergency response officials. The NFPA requires a separation
of 100ft from exposures.

Adjacent Properties — The site is adjacent to the GCWA canal which supplies the Texas City
reservoir and the Thomas Mackay Water Treatment Plant. Access to the site will require a crossing
agreement from GCWA 1o use an existing crossing of the canal. Applicant indicates initial contacts
with the GCWA presented no initial concerns and a willingness of the agency to work with the
Applicant. All other adjacent properties are vacant. The applicant indicates the nearest occupied
structure is 2,0004t from the site.

Flood Plain/Coastal Environment - The site is not located in a designated flood plain (Special Flood
Hazard Area). It is located inside the area protected by the Texas City Hurricane Levee. Based on
hydrologic studies completed as part of the development process, the BESS and substation
equipment areas will be elevated to 8.0 MSL minimum finished floor elevation and equipment
located on piles will he above that elevation.

The coastal environment {additional atmospheric corrosivity) is accounted for by the BESS
enclaesures having NEMA 3R ratings and by having all of the BESS enclosures specified with “C5”
Marine Coating on the exterior to mitigate any type of external corrosion of the enclosures from the
salt spray or corrosive atmosphere. A NEMA rating is the humeric standard created by the National
Electrical Manufacturers Association (NEMA]} to indicate the level of protection for electrical and
electronic enclosures. NEMA 3R is the standard enclosure rating for outdoor equipment which
needs to be protected in an outdoor environment.

Battery Chemistry and Manufacturer ~ The applicant states an intent to use the Sungrow
PowerTitan 2.0 system for the Project. The Battery Management System (BMS) is included in the
PowerTitan 2.0 system from Sungrow. The Project will also employ an Energy Management System
{EMS) provided by Indie Energy, Inc.
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The BMS s the brain of the BESS enclosures, focusing on monitoring, protecting, and optimizing
battery performance. It continuously tracks essential parameters such as voltage, current,
temperature, and state of charge ensuring the batteries operate within safe limits. The EMS
oversees the entire BESS facility as the operational brain. It coordinates the interaction between the
BESS and the power grid and acts as the master controller responsible for the overall coordination
and control of the subsystems. It provides visibility into the BMS data for all units. Ultimately, the
EMS ensures that the BESS operates safely and in compliance with grid regquirements.

Applicant’s Experience/Company History — Red Egret LLC, is a subsidiary of Spearmint Energy
(Spearmint Renewable Development Company, LLC} and is the intended developer, owner and
operator of the Red Egret BESS project at the Attwater location. Both Spearmint Energy and Red
Egret LLC were formead in November 2022 in Delaware. Spearmint Energy headquarters are located
in Miami, FL with a second office in Eden Prairie, MN where the Chief Development Officer and
many development and operations staff are located. Spearmint Energy is a rapidly growing
company with over 80 employees as of July 1, 2025. The Spearmint Energy team is identified as
having a strong history of developing energy generation and storage projects with a total of
15,000MW of installed capacity.

Notwithstanding the individual qualifications of its leadership and staff, Spearmint Energy owns
and operates one project which is half the size of the proposed Red Egret Attwater project in Crane
County, TX. It has 20 other projects in 10 states under development with two of those currently
being in construction in Texas. Mortenson has been selected as the engineering and construction
partner responsible for project design and construction of the Red Egret Attwater project.
Mortenson has been the EPC contractor for all of Spearmint’s projects and is represented by
Applicant as being one of the largest BESS Engineering, Procurement and Construction contractors
in the United States, having completed more than 35 BESS projects with aver 12 GW combined
capacity. It is ranked #1 in the BESS category by Engineering News-Record. Pearce Renewables is
operator of the Crane County project and is the expected Operations and Maintenance (O&M)
provider for the Red Egret Project and the other projects Spearmint Energy has in development.
Pearce Renewables is represented by Applicant as being the largest independent services provider
in the United States with a total O&M capacity of 4.5GW with includes 8,600MWh of operating
energy storage projects. It is a large organization with 500 subject matter experts available as
resources and has two fully staffed and equipped training centers.

Commissioning and Decommissioning - Applicant affirms testing, inspections, and commissioning
will occur at periods during construction and upon completion of the construction period. During
operations, there will be one (1) full-time technician dedicated to the Red Egret BESS Project. At the
end of commercial operations, Red Egret will be responsible for removing all BESS components and
associated facilities. In collaboration with Texas City a detailed Decommissioning Plan will be
provided prior to the application for Building Permits. The plan will include a proposed financial
security in a form agreeable to Texas City, to provide sufficient resources to cover the cost of
decommissioning in the event the Project does not meet its decommissioning obligations.
Applicant agrees to provide the necessary security prior to the issuance of a Certificate of
Occupancy or cther authorization to operate the facility. This condition is consistent with the
provisions recommended in the BESS ordinance and recommended by staff.

"the place where COMMUNITY MATTERS” Page5of 7

1801 9th Avenue North * PO, Drawer 2608 * 'Texas City, TX 77592-2608
(409) 948-3111 * www.texascitytx.gov



Analysis and Recommendation: The proposed project is the largest to be considered by the City
of Texas City to date. It is also twice as large as the only facility the applicant, Spearmint Energy, is
currently operating. The Applicant is a relatively new entity staffed with experienced personnel and
contracting with industry leaders for engineering, procurement and construction and for operations
and maintenance. The vetting and posting of confirmed financial security will be essential to assure
the performance of represented capacities and commitments to protect Texas City and its citizens.
For this reason, all conditions for approvats should be memorialized in a development agreement
which attaches to the project and will be binding upon successors and assigns of the Applicant.

The project site is currently remote from any other development and is landlocked with no access
to municipal water or sewer. But it is also located within and protected by the Texas City hurricane
levee and is close in proximity to one of TNMP’s largest and most updated substations in Texas City.
Although not currently developed, the site is developable with its potential for development
increasing as other areas of Texas City develop and build out.

The BESS technology is acknowledged as having benefits to system wide grid stability. Due to
current conditions of the grid there is some acknowledged direct benefit to Texas City residents and
industries by having the BESS projects located in Texas City. Policies and procedures to be
implemented by the Building Officials and Fire Marshals through the permitiing process will provide
the flexibility to adapt to evolving technologies and assure the highest levels of protection and
accountability for the citizens of Texas City.

Concerns with fire protection and response have bheen noted and addressed with provisions in the
proposed site plan. Although the Fire Marshal has accommodated the installation of fire water
tanks to provide for fire suppression, it is upon condition the project will connect to public water
sources for fire protection when available to the area.

The lack of access to a public street is a concern which is being addressed with access sasements
through private property. Although this accommodation is not a best practice and should not
prevail in other applications, it is compatible with the BESS project installations for two reasons.
First, the BESS projects are perceived as temporary installations which will be removed at the end
of the service life of the equipment and the site restored to pre-project conditions, In such case the
expiration/release/cancellation of the easement is not an issue. Secondly, TNMP is the grantor of
most of the easement and has a vested interest in the operation of the BESS projects. This
alignment of interest assures the parties have motivation to work through any issues which may
arise from the easement not being publicly dedicated permanent developments of any kind.

Concerns with land use regulations and impact on future development have been addressed with
deferrals regarding landscaping, platting and access to public utilities upon conditions which may
be triggered as development of the surrounding properties occurs. The installation of a masonry
screening wall for security and weather resilience should be maintained as the operative standard
for a BESS project.

Anticipated damage to the public streets by construction related traffic and heavy loads isnota
new or unique issue. The development agreement should make provision for the developer to bear
the cost of keeping the public roads open and accessible during construction and to repair and
restore the road to pre-construction conditions when the construction period is complete.
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Subject to the following conditions being memorialized in a development agreement, staff have no
objection to approval of the proposed site plan and the rezoning from District “H” (Heavy Industrial)
to District “S-P” (Site Plan):

1)

2)

3)

Posting of financial security satisfactory to the City for the commissioning and
decommissioning of the project.

Installation of three (3) 10,000-gallon water tanks on the site at locations approve by the Fire
Marshal, to be replaced by connection to a public water source if and when such source
becomes available to the site.

Landscaping improvements and requirements for platting and access to public utilities to
be deferred until other development is approved within 500ft of the property, provided the
existing suitable vegetation shall be retained and maintained to provide screening of the
project until future installation of the required landscaping improvements.

Private access easements in ferm and content acceptable to the City 1o be allowed for 25ft
paved access suitable for the ingress and egress of emergency response and public safety
vehicles.

Security fencing and screening acceptable to the City to be installed around the project, the
particulars to be determined and presented before presentation of the project to the Zoning
Commission.

Posting of financial security for the maintenance of access during construction and direct
payment for the repair and restoration satisfactory to the Director of Public Works of any
damage caused by the project related construction traffic to public streets.
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PLANNING BOARD MINUTES
July 7, 2025

The Planning Board of the City of Texas City met in a regular meeting on Monday, July 7, 2025,
at 5:00 p.m. Staff members present: Ms. Kimberly Golden, P.E. (City Engineer, Secretary), David
Kinchen (Deputy Building Official), Curt Kelly (Engineering & Planning Administrator), Veronica
Carreon (Planning & Zoning Technician) and Caroline Luke (Administrative Assistant). Guests
were: Megan Van De Pitte (Mastec Communications Group), Maria Valenzuela (AT&T), Nick Coil
(Spearmint Energy), Amanda Latkany (Spearmint Energy), Terry Lee (KAOH Media), Erin Knesek
(SPI Engineering), Eric Joseph (Del Papa Distributing), and Felix Herrera (Awesome Auto
Accessories).

Chairman Dickey Campbell indicated a quorum was present and called the meeting to order.

(1) ROLL CALL

The following members answered roll call: Commissioner Jami Clark, Co-Chairman Perry
O’Brien, Chairman Dickey Campbell and Commissioner Thelma Bowie.
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(4) REGULAR AGENDA

a. Consider and make recommendation to the Zoning Commission on a zoning change
request from Red Egret, LLC to change the zoning from District “H” (Heavy Industrial)
to District “S-P” (Site Plan) for the purpose of constructing, owning and operating a
Battery Energy Storage System (BESS) on 38.653 acres. Located at P6911 Attwater
Avenue.

Ms. Kimberly Golden introduced the project and noted the location for the project as a vacant site
north of Moses Bayou. She reminded the Planning Board this was a different location from the
previously considered application for a site at SH3 and 25" Ave N which the Planning Board had
declined to recommend about two years previously.

The significant challenge for location is there is no access to public water. Even though using
water is not recommended for fighting fire at a BESS location, a site which is occupied or used
by humans needs to have access to water for public safety reasons. The Applicant has
coordinated with the Fire Marshal and revised its proposed site plan to add three (3) 30,000-gallon
water tanks with alarms and enunciators to alert when water volume is below 75% capacity. The
Applicant notes this capacity is three times the requirements of the NFPA Section 1142 for BESS
facilities. The Applicant has also agreed to annual inspections to ensure proper maintenance and
functionality of the tanks, annual trainings regarding the BESS units, and to provide and maintain
connectors compatible with TCFD firefighting apparatus. Additionally, in the event public water
supply becomes reasonably available to the site, the Applicant commits to making a permanent
public water supply available to emergency responders in lieu of the water tank solution.

Another issue of concern is the project site being remote from any other development and
landlocked with no access to municipal water or sewer. The Applicant proposes to provide a very
long private access easement to be obtained from three (3) property owners, the longest part of
the easement being granted by TNMP. The site is also located within and protected by the Texas
City hurricane levee and is close in proximity to one of TNMP’s largest and most updated
substations in Texas City. Although not currently developed, the area around the site is
developable with its potential for development increasing as other areas of Texas City develop
and build out.



Nicholas Coil, Spearmint Energy, added that access easement is made possible by two (2)
property owners in front of the site.

Ms. Golden stated staff's concern about construction traffic on Humble Camp Road. Because the
road as existing is not intended for heavy construction loads, the development agreement should
make provision for the developer to bear the cost of keeping the public roads open and accessible
during construction and to repair and restore the road to pre-construction conditions when the
construction period is complete.

Attwater Avenue is in poor condition and is also not built for heavy traffic. There are pipelines
present that prevent the construction of a heavy-duty road. The post-construction restoration of
damages caused to Attwater Avenue by the heavy construction vehicles should also be in the
development agreement. Ms. Golden believes there will be minimal issues in this agreement
process because the developer has been willing to negotiate thus far, and it is a process familiar
to Public Works which has made similar agreements with other developers and contractors.

The applicant proposes to provide stormwater impoundment for a 2-year design event (8.3-acre
feet) and remains in consultation with Galveston Drainage District No. 2 regarding final selection
from the two design options presented in the detailed site plan. Once a design option is selected,
the necessary drainage easements will need to be dedicated to the drainage district.

Ms. Golden regarded the composition of the security fence. Security fencing should be masonry
but doesn’t necessarily have to be as nice as a brick fence. Staff recommend maintaining
consistency with the previous approvals and maintaining the requirement for a masonry screening
wall. Landscaping requirements can be deferred in the development agreement until the
surrounding area develops eventually and probably as residential.

The site is located inside the area protected by the Texas City Hurricane Levee. Based on
hydrologic studies completed as part of the development process, the BESS and substation
equipment areas will be elevated to 8.0 MSL minimum finished floor elevation and equipment
located on piles will be above that elevation.

Red Egret LLC is a startup company started in 2022 and is a subsidiary of Spearmint Energy.
Although it is a startup company, it is an experienced team of individuals creating a new company.
The developer is also proposing a project team of experienced companies. Mortenson will be the
engineering, procurement and construction contractor, with Pearson Renewables as the
proposed Operations and Maintenance (O&M) provider for the Red Egret Project. These are
recognized as experienced providers in the industry.

Ms. Golden added that when dealing with a startup company, the soundness of the financial
security posted for performance is very important and will be addressed during the building
permitting process.

Staff are recommending the six conditions listed in the staff report as conditions for the approval
of the site plan to be memorialized in the development agreement.

Commissioner Jami Clark stated that there was obviously a lot of work put into this project.

Chairman Campbell had questions about the financial security of the city in this situation and
BESS as a whole. Ms. Golden replied that the security would be discussed and decided upon
between BESS and City of Texas City.

Chairman Campbell asked about the BESS ordinance and the financial security aspect and
wanted to know whether the securities would be bonds or deposits. Ms. Golden responded that
the type of security will be sorted out through the permitting process. The development agreement
will have the same language as the ordinance which allows the form of security to be worked out



with the City on a case-by-case basis in a form that is acceptable to the City Attorney, City
Engineer and Mayor.

Chairman Campbell stated there will be two security provisions tied to two different pieces of the
puzzle. How does this comply with the new BESS ordinance now that the first reading has been
completed? Was it included in the current ordinance or will revisions be made to include them.

Ms. Golden replied that the security provisions in the development agreement will be the same
as in the proposed ordinance. There are two things in the proposed BESS ordinance which will
not apply to this project because the ordinance has not yet been adopted. First is the required
application fee of $5,000.00 for BESS applications. Currently, BESS applicants are just paying
the normal zoning fee of $300/$350. Also, the ordinance as introduced makes provision for a
payment in lieu of taxes if the appraised value of the property ever goes below the average value
of commercial property in Texas City. This provision established a floor for the valuation of the
property. There is also a reimbursement agreement that the proposed ordinance will require the
application which will be applied to this project as part of the building permitting process. The
reimbursement agreement will reimburse the city for its cost to have a third-party expert review
the applications, but anything paid to reimburse for the 3" party will be applied as a credit on the
building permitting fee. The purpose of the reimbursement agreement is to be sure the City is not
caught with unreimbursed out of pocket expenses if for any reason the project does not receive
a building permit.

Chairman Campbell spoke about the potential of depreciation to negatively impact the school
district. State comptroller gauges a value; local CAD has to be between 97 to 103 percent of the
state comptroller value or the school district gets penalized. He then asked if Ms. Golden was
saying that the new proposed ordinances for BESS will contain a multiplier to offset any penalty.

Ms. Golden replied, yes, the provision for a payment in lieu of taxes is in the proposed ordinance
but will not apply to this project because the new ordinance has not yet been approved.

Chairman Campbell asked how close the project site is to the Kohfeldt tract. Ms. Golden replied
the project lies north of Moses Bayou and most of the Kohfeldt tract is located south of Moses
Bayou, although there is a small part of one parcel which is north of the bayou.

Chairman Campbell noted this would be a zoning recommendation. Ms. Golden reminded him
that they are also considering a site plan in Item 4d to approve as a basis for the rezoning.

Chairman Campbell commented that this BESS project is certainly in a better location than the
previous application.

A motion was made by Commissioner Thelma Bowie/Commissioner Jami Clark to
recommend to the Zoning Commission on a zoning change request from Red Egret, LLC
to change the zoning from District “H” (Heavy Industrial) to District “S-P” (Site Plan) for
the purpose of constructing, owning and operating a Battery Energy Storage System
(BESS) on 38.653 acres subject to the following conditions being memorialized in a
development agreement.

1) Installation of three (3) 10,000-gallon water tanks on the site at locations approve
by the Fire Marshal, to be replaced by connection to a public water source if and
when such source becomes available to the site.

2) Landscaping improvements and requirements for platting and access to public
utilities to be deferred until other development is approved within 500ft of the
property, provided the existing suitable vegetation shall be retained and
maintained to provide screening of the project until future installation of the
required landscaping improvements.



3) Private access easements in form and content acceptable to the City to be allowed
for 25ft paved access suitable for the ingress and egress of emergency response
and public safety vehicles.

4) Security fencing and screening acceptable to the City to be installed around the
project, the particulars to be determined and presented before presentation of the
project to the Zoning Commission.

5) Posting of financial security for the maintenance of access during construction
and direct payment for the repair and restoration satisfactory to the Director of
Public Works of any damage caused by the project related construction traffic to
public streets.

All other members present voted aye. Motion carried 4-0.
b. Consider and take action on the Development Plan/Site Plan for Red Egret, LLC to

construct a Battery Energy Storage System (BESS) on 38.653 acres. Located at
P6911 Attwater Avenue. Subject to approval of District “S-P” (Site Plan) rezoning.

After discussion of Agenda Item 4a, a motion was made by Commissioner Thelma
Bowie/Commissioner Jami Clark to approve the Development Plan/Site Plan for Red
Egret, LLC construct a Battery Energy Storage System (BESS) on 38.653 acres. Located
at P6911 Attwater Avenue. Subject to approval of District “S-P” (Site Plan) rezoning.

All other members present voted aye. Motion carried 4-0.

END OF EXCERPT



ZONING COMMISSION
JULY 15, 2025

The Zoning Commission of the City of Texas City met in a regular meeting on Tuesday,
July 15, 2025, at 5:00 p.m. Zoning Commission members present were: Chairman Perry
O’Brien, Commissioner Thelma Bowie, Member Bruce Clawson, and Alternate David
Zacherl. Staff members present were: Kim Golden (Secretary), David Kinchen (Deputy
Building Official), Curt Kelly (Engineering & Planning Administrator), Veronica Carreon
(Planning & Zoning Technician), Jason Brown (Fire Marshal), Joe Tumbleson
(Emergency Management), and Caroline Luke (Administrative Assistant). Guests were:
Amber Zuhlke, Amanda Latkany, Felix Herrera, Nick Coil, and Henry Gomez.

Chairman Perry O’Brien indicated a quorum was present and called the meeting to
order.

1) ROLL CALL

The following members answered roll call: Chairman Perry O’Brien, Commissioner
Thelma Bowie, Alternate David Zacherl, and Member Bruce Clawson.

2) APPROVAL OF MINUTES

A motion to approve the minutes of March 25, 2025, was made by Chairman Perry
O’Brien/ Member Bruce Clawson. All other members present voted aye.

3) PUBLIC COMMENTS
There were no public comments.
4) PUBLIC HEARING

a. Red Egret LLC seeks to rezone from District “H” (Heavy Industrial) to
District “S-P” (Site Plan) for construct and operate a proposed Battery
Energy Storage System (BESS).

Ms. Kimberly Golden stated the Applicant, Red Egret, LLC has requested to rezone the
property at P6911 Attwater Avenue from District “H” (Heavy Industrial), and the
application was to change the zoning to District “S-P” (Site Plan) to allow the
development and operation of a battery energy storage system (BESS).

Ms. Kimberly Golden acknowledged Fire Marshal Jason Brown and Emergency
Manager Joe Tumbleson and said they were in attendance to answer any questions
about the project.

This is the largest BESS Texas City has considered so far. The property is land-locked,
has no public access by road, is not served by city water or sewer, but has proximity to



a TNMP electrical substation. The area around the proposed site will eventually be
developed residential. To address the unique condition of the property, six conditions
were developed as part of a proposed development agreement between the Applicant
and the city.

Ms. Golden gave a recap of the six conditions that have been negotiated between the
city and the applicant to address concerns. The conditions are that (1) Red Egret will be
required to post sufficient financial security for Texas City during commissioning and in
the event of decommissioning/ (2) There will be three 30,000 gallon water tanks that
were approved by Fire Marshal installed on site. Red Egret will connect to city water if it
ever extends to the area; (3) When development extends to neighboring properties,
landscaping and platting requirements which have been deferred will come into effect
and be satisfied by the project; (4) Red Egret LLC will provide 25ft paved access
through a private easement to ensure access for emergency vehicles; (5) the BESS
installation will also be enclosed by a masonry fence to provide security for the batteries
and deter unauthorized entry. Ms. Golden informed the board that an updated
development plan has been submitted to reflect the change of the fence from chain-link
to masonry.

Ms. Golden explained the final condition of the development agreement concerns the
potential damage done to streets impacted by construction. After construction has been
completed, Red Egret LLC will be responsible for paying to return the impacted roads to
their pre-construction condition.

All these conditions will be memorialized in a development agreement that will be
presented to City Commission as a condition for zoning approval.

Ms. Golden informs the board that Red Egret representatives are present in the
meeting. Notices of hearing were sent to adjacent property owners, but no one
responded with comments or opposition.

Mr. Nick Coil, a BESS representative, spoke about the process of addressing the city’s
concerns and expressed gratitude for making it this far in the process. He then asked if
any of the board members had questions for him.

Member Bruce Clawson asked Mr. Coil about the ability of the soil to support
construction weight. Mr. Coil said there have been geotechnical surveys completed to
assess the quality of the subsoil. Red Egret LLC plans to bring in 4-7 feet of gravel fill to
build up the site to meet elevation requirements. The battery enclosures will also be
built across metal beams to distribute the weight evenly across the ground’s surface.
Mr. Coil said he would take note of these concerns and address them with engineers.

Member Clawson then inquired as to why there are water tanks if water is not used to
put out these potential battery fires. Fire Marshal Jason Brown said the water tanks are



to protect other assets on the property. If anything else catches fire, emergency
response personnel will need water access.

Member Clawson voiced concerns about the site being so close to the water canal. Is
there any way to make sure you’re as far as possible from the canal with anything that
might harm the water supply? Mr. Coil said there are two options for the detention basin
and there is nothing in the batteries that would leech into soil and damage the water
system. Member Clawson reinforced to Mr. Coil that this is where the city gets its water.
Mr. Coil further reassured Member Clawson by saying that Red Egret LLC has been
collaborating with the water authority and drainage district to ensure that the
development plans do not pose a threat to the water systems. The slope of the
development site accommodates stormwater runoff not draining into the water canal.
Even if the site flooded, there wouldn’t be any liquid from the batteries that would
contaminate the water canal.

Ms. Golden informed Member Clawson that Red Egret LLC would have to get a permit
from the Gulf Coast Water Authority to use the existing canal crossing to access the
site. If the Authority had any issues whatsoever with Red Egret LLC using the crossing,
they wouldn’t be able to get the crossing permit.

There were no further questions to which a motion was made by Alternate David
Zacherl/Member Bruce Clawson to close the Public Hearing. All other members
voted aye.

5) PRELIMINARY ZONING APPROVAL

a. Consider and take action on a Zoning Change Request from Red Egret,
LLC to rezone property from District “H” (Heavy Industrial) to District
“S-P” (Site Plan) for development and operation of a Battery Electric
Storage System (BESS) utilizing lithium-ion battery technology.
Located at P6911 Attwater Avenue, Texas City, TX 77590 - south of the
GCWA canal, north of Moses Bayou, east of South Humble Camp Road
and west of property owned by the Galveston Bay Area Foundation.

Ms. Golden informed the Zoning Commission that the Development Plan was approved
by the Planning Board last week. Staff recommended approval of the development plan
to the Planning Board and she is now recommending it to the Zoning Commission.
There are no objections to the rezoning based on the conditions that were outlined
during the open public hearing and will be memorialized in a development agreement.
All safety agreements will be sorted out when Red Egret LLC begins the permitting
process.

Chairman Perry O’Brien made a note that there is a discrepancy in the name being
used for the substation. TNMP refers to it as the Freeway Park Substation instead of



the Freeway Substation as referenced in the staff report. Ms. Golden took note of this
comment and advised corrections would be made in the report to the City Commission.

A motion was made by Alternate David Zacherl/Chairman Perry O’Brien to
approve the zoning change request from Red Egret LLC to rezone from District
“H” (Heavy Industrial) to District “S-P” (Site Plan) for the purpose of constructing,
owning and operating a Battery Energy Storage System (BESS) on 38.653 acres
subject to the following conditions being memorialized in a development
agreement.

1)

2)

3)

4)

5)

6)

Posting of financial security satisfactory to the City for the commissioning
and decommissioning of the project.

Installation of three (3) 30,000-gallon water tanks on the site at locations
approve by the Fire Marshal, to be replaced by connection to a public water
source if and when such source becomes available to the site.

Landscaping improvements and requirements for platting and access to
public utilities to be deferred until other development is approved within
500ft of the property, provided the existing suitable vegetation shall be
retained and maintained to provide screening of the project until future
installation of the required landscaping improvements.

Private access easements in form and content acceptable to the City to be
allowed for 25ft paved access suitable for the ingress and egress of
emergency response and public safety vehicles.

Security fencing and screening acceptable to the City to be installed
around the project, which shall consist of no less than pre-cast concrete
panels. Specific plans and specifications to be reviewed and approved
through the building permitting process.

Posting of financial security for the maintenance of access during
construction and direct payment for the repair and restoration satisfactory
to the Director of Public Works of any damage caused by the project
related construction traffic to public streets.

There were no further questions, all members voted Aye.

(9) ADJOURNMENT

A motion was made by Member Bruce Clawson/Alternate David Zacherl to
adjourn. All members present voted aye.



Kimberly Golden, Secretary Date

Minutes approved by the Zoning Commission at its meeting on




CITY COMMISSION REGULAR MTG (6) (b)
Meeting Date: 08/06/2025

Consider and take action on request for an extension of time to Preliminary Zoning Approval for
Lakeside Bayou Subdivision.

Submitted For: Kim Golden, Transportation and Planning
Submitted By: Curt Kelly, Transportation and Planning
Department: Transportation and Planning

Information
ACTION REQUEST

Applicant requests an extension of time from May 6, 2026, until August 18, 2026, on the
preliminary zoning approval to complete the processes of bidding, financing, and starting
construction of the infrastructure improvements for Phase | of the Lakeside Bayou
Subdivision. This extension is necessary to sync up with a time extension being requested
from the City Commission for the reservation of utility capacity in the Utility Services
Agreement with GCMUD 53.

BACKGROUND (Brief Summary)

On August 18, 2021, the City Commission held a public hearing upon advertised notice and at
thereafter voted to give preliminary zoning approval to the request by 418 Southlake LTD to
rezone from “A” (Single Family Residential) to “I” (Planned Unit Development) approximately
438 acres of undeveloped land located north of FM517, south of FM 646 and west of FM
3436. Planning Board reviewed and recommended the master plan and development
agreement for approval at its meeting on June 21, 2021, and the Zoning Commission held a
public hearing and recommended approval of the zoning change at its meeting on July 20,
2021.

In 2022, the developer requested and received a 12-month extension to the preliminary
zoning approval, which was effective through August 18, 2023. In 2023, the developer
requested a second extension of time, which was effective through August 18, 2024. On
November 6, 2023 received final plat approval for Sections 1, 3, and 4, which constitute all of
Phase I. The final plat approvals are effective for thirty months and extended the viability of
the preliminary zoning approval until May 6, 2026.

Contemporaneously with this request for extension of time of the Preliminary Zoning Approval,
the Developer is requesting an extension of time to the Utility Services Agreement. The
purpose of this extension of time for the preliminary zoning approval is to sync up with the
extension of time to the Utility Services Agreement. The extension will prompt the efficient
administration of the subdivision development.

RECOMMENDATION



Upon review, staff recommends approval of the extension of time to the preliminary zoning
approval of the Lakdeside Bayou Subdivision from District A (Single Family Residential) to
District | (Planned Unit Development) from May 6, 2026 to August 18, 2026. The request for
extension is timely because the preliminary zoning approval has not yet expired. The
extension appears warranted because the project is large and complex, and Applicant has
diligently continued its development activities and remained in satisfactory contact with city
staff. No significant changes have occurred which warrant a reconsideration of any of the
infrastructure development. The terms and conditions of the approved PUD remain compliant
with current city planning and development policies.

The Planning Board considered the third request for extension of time at its meeting on July
21, 2025, and recommends approval of the extension based upon the justification provided by
the applicant.

Fiscal Impact

Attachments
Approved PUD
PUD Exhibits
Approved Master Plan
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1. INTRODUCTION
Purpose

This application has been prepared on behalf of 418 Southlake, LTD., pursuant to the City of
Texas City's ordinances related to a Planned Unit Development (PUD). The purpose of the
PUD is to encourage flexibility in the development of land, promote the maost appropriate uses,
and encourage a cohesive development. This PUD will establish development regulations and
standards that will ensure a quality development, consistent with the intent of the Texas City
Subdivision and Zoning Ordinances.

2. PROJECT DESCRIPTION
Project Overview

Southlake is a + 438.3 acre Master Planned Community within the City of Texas City, between
FM 646 and FM 517 and west of FM 3436. The development will create a unique neighborhood
with a strong sense of community. Southlake will boast serene views and ample recreational
opportunity for residents with a large lake developed in the southwestern portion of the property
along with various parks within the community. The project will be largely composed of
residential development along with commercial sites fronting FM 517 and FM 3436 to provide
an opportunity for neighborhood retail developments and/or similar commercial uses. This PUD
will establish a comprehensive overview of the intended development of the project, including
the necessary roadways, drainage and storm water detention improvements. These elements
all work together to ensure harmonization of the functional needs of the community (storm
water detention along with pedestrian and vehicular circulation) with neighborhood amenities
(lakes, trails, parks, community gathering areas) and transportation opportunities (trails and
roadways) for residents.

Existing Conditions

As previously addressed, Southlake is located north of FM 517, south of FM 646 and west of
FM 3436. Gum Bayou (an extension of the Dickinson Bayou) runs along the southwestern
boundary of the property and creates a natural buffer from the existing and future development
of neighboring tracts. See Location Plan Exhibit A

A CenterPoint Energy Easement runs east/west along the northern boundary of the site, but
no other significant utility corridors traverse the site.

With the exception of Kranz Jr High School on FM 3436 and limited commercial uses along
FM 646, the majority of the land immediately surrounding the project is either residential or
undeveloped. Therefore, the proposed development is compatible with the surrounding land
uses.
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Area Mobility

FM 646 and FM 517 provide east/west circulation to the area around Southlake, while FM
3436 provides north/south circulation.

In addition to the surrounding thoroughfares, a neighborhood collector road will be developed
within the property to provide circulation in and through the development. The neighborhood
collector will connect from FM 646 to FM 3436 as seen on the Southlake Conceptual Land
Plan attached as Exhibit B. This road will be built in phases as the project develops over
several years.

3. ROADWAYS & CIRCULATION

A Traffic Impact Analys has been completed and approved by City of Texas City and Texas
Department of Transportation for Southlake. This analysis takes into account the traffic
generated from the project on the surrounding roadways based on the circulation shown in
the Conceptual Land Plan, Exhibit B.

Neighborhood Collector

A Neighborhood Collector road will extend from FM 646 in the north to FM 3436 along the
eastern boundary. This will be a 70’ wide right of way with a 37’ paving section, and either a
4' wide sidewalk on both sides of the roadway, or an 8" wide multi-use path on one side of the
roadway. This roadway will be built in two phases with initial access from FM 646. No single-
family residential lot will access directly from this roadway. Block lengths do not apply to the
Meighborhood Collector. This Neighborhood Collector will be dedicated to the City of Texas
City.

Where homes are adjacent to the Neighborhood Collector, they will have a masonry fence.

Local Streets

There will be Local Streets that are internal roadways providing access to residential lots.
Local Streets will have a 60’ right of way with a 37’ paving section. Sidewalks shall be
installed by the homebuilder at the time each home is constructed. Block lengths will not be
less than 300" or more than 1,200 feet. Local Streets will be dedicated to Texas City.

Within the Local Streets there may be cul de sacs. Cul de sac streets in excess of 600" in
length will be limited to local traffic only and limited to a maximum of 30 lots.

Development Agreement

It is acknowledged that the land within the PUD is subject to an existing Development
Agreement dated March 15, 2006 with the City (the “Initial Development Agreement”). The City
and Developer confirm and agree that as of the effective date of this PUD the Initial
Development Agreement is void and of no further effect. A new Development Agreement will
be entered into between City and 418 Southlake, LTD, concurrent with this PUD.
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Director Qualifying Lots

The conveyance of property within the PUD to any person for the purpose of qualifying such
person to be a member of the board of directors of the MUD shall not be considered a
subdivision of land requiring a plat or otherwise requiring the approval of the City of Texas City;
provided, however, no structure (except for two (2) HUD-certified manufactured homes which
may be temporarily located within the PUD for the purpose of qualifying voters or directors of
the MUD) shall be constructed on any property conveyed for such purpose unless and until a
plat of such portion has been approved by the City.

4. PROPOSED LAND USE

The proposed Conceptual Land Plan for the Southlake development, as illustrated on
Exhibit B, shows the preliminary location of all residential, commercial and open
space/recreational areas. Density in the project based on 1200 units at full buildout would
be 2.74 units per acre.

Primary access to the site will be the Neighborhood Collector road which will be built in
phases as development progresses through the community. Upon completion, this new
road will connect FM 646 to FM 3436 as well as provide the necessary circulation within
the community. In planning for growth of this project and surrounding communities, the
developer has planned for commercial sites along FM 3436 and FM 517.

The largest of the storm water detention/lake improvements will be located in the
southwest portion of the tract, adjacent to Gum Bayou. The proposed infrastructure will
create on-site storm water detention utilizing a permanent lake or lakes that will also be
recreational amenities and open space features. A community recreation center is
preliminary planned along the Neighborhood Collector road and will be easily accessible to
all residents of Southlake.

In conjunction with the standards established within the PUD, the developer intends to create
a quality development with cohesive design standards and deed restrictions that will result
in a strong sense of community and consistent architectural theme within the project.

Table 1 below illustrates the composition of land uses proposed for the development.

Table 1: Composition of Land Usage

Land Use Total Acres Percentage
(approximate) (approximate)
Single Family Residential 239.7 55%
Commercial 15.3 3%
Drainage and Storm Water Detention 157.5 36%
Stream 4.4 1%
Parks/Landscape/Open Space 8.3 2%
Collector Right-of-way 13.1 3%
TOTAL 438.3 100%
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Open Space/ Parkland Dedication

Significant recreational space, landscape and open space will be included within the
Southlake PUD. In total, over 40 percent of the overall community is planned to be developed
into lakes, storm water detention, parks and/or other open spaces. This includes, as
preliminarily planned, an approximately 130-acre lake that provides storm water detention
along Gum Bayou in the southwestern portion of the community. The recreation center, with
proximity to the lake, will create an oasis for residents to relax and enjoy time with family and
neighbors. Smaller pocket parks are proposed for various locations within the residential
areas with convenient access for residents as shown on Exhibit C and Exhibit D.

The City of Texas City parks and open space requirement states that one half acre for every
200 proposed dwelling units to be dedicated to the City for the use of parks. Based on the
estimated number of single-family residences, the project will be required to provide 4.8
acres of park land. Compliance with the parks and open space requirements for land
dedication will be accomplished by constructing numerous parks throughout the community
including linear parks, and neighborhood parks There will also be a private recreational
center for the residents of the community. This private facility will start construction no later
than with the 300" home and be completed no later than the completion of 500" home.
MNeighborhood (pocket parks) will have sidewalks and planted open space areas suitable for
impromptu games. Trails and linear parks are planned to have pathways, seating areas, and
an exercise circuit track. See Exhibit D.

Other neighborhood amenities will consist of entry monumentation at both FM 646 and FM
3436. Wet bottomed amenity/detention ponds with aeration to prevent stagnant water.
Recreational opportunities at the large lake at the southwestern end of the project.

Pipeline easements, drainage easements and other areas not already included as open
space will, when possible, be incorporated into the community open space plan for use as
pedestrian corridors and greenbelts. These areas will then be maintained by the Home
Owner’s Association or the District.

Land Uses

The Southlake PUD will be divided into two land use zones.

1. Residential
2. Commercial

Table 2 below illustrates the total areas within each zone.

Table 2: Land Use Zones — Area Calculations

Land Use Total Percentage
Acres
Residential 239.7 55%
Commercial 15.3 4%

Zoning
SOUTHLAKE PUD 6



The existing zoning district for the subject property is Single Family Residential A-1 and Open
Space The surrounding undeveloped property is currently also zoned as Single Family
Residential A-1 and Open Space

Proposed Zoning

Each of the proposed land uses have been assigned zoning district categories consistent with
the current Texas City Zoning Ordinance regulations as of the date of this document.

Residential

The following is the percentage breakdown of the Residential Lots within Southlake:

Lot Size (Zoning % of Total
Designation) Residential Lots
45'x 120" (A-2) 10%
50" x 120" (A) 40%
60" x 120" (A) 40%
70" x 120" (A-1) 10%

All one-story homes shall be 3 sides masonry (includes brick, stone and stucco). For two-
story homes, the requirement will be 3 sides masonry on the first floor with a minimum of
60% masonry overall.

Homes adjacent to the lake detention area will have open decorative fencing in lieu of
standard good neighbor fencing.

Commercial

There will also be 15.3 acres of Commercial land. This land will conform to District E General
Business (this includes any permitted use in O-P, D, D-1) along with the following uses from
E-3, E-4, and LGBD as follows: plant nursery and greenhouses, lumber yards,
miniwarehouses, convenience stores/gas stations.

Zoning districts shall be regulated on the basis of the total gross acreage of the project. The
zoning district and/or land uses may be altered increased or decreased by up to five percent
(5%) by the developers without further approval from the Planning and Zoning Commission
or City Commission. This increase shall be applied to the 1200 single family residential lot
count and the 15.3 acres of commercial land. The percentage land use area change is
required to ensure the success of the development by maintaining the flexibility to modify
land use sizes in response to changes in economic and market conditions. This ability to
vary the percentage of land use will allow the project to remain competitive in the real estate
market over the life of the project and the ability to adjust to market needs in a timely manner.

Land uses may be relocated within the boundaries of the PUD provided they conform to the
Texas City requirements for such changes as outlined in this document.
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5. UTILITIES

Water & Wastewater

All water and sewer utilities for the development will be provided by the City of Texas City.
The City has adequate wastewater collection and treatment capacity for the project. Any
upgrades and/or improvements will be addressed in the Development Agreement or the
Utility Services Agreement entered into between Developer, City and District as applicable,
for the project to be approved concurrently with this PUD.

Detention

It is contemplated that on-site storm water detention will be provided throughout the project
utilizing permanent lakes. One or more of these lakes may be conveyed to the City of League
City, Galveston County or other regional entity in fee simple for the purposes of implementing
post-Hurricane Harvey regional drainage and detention improvements. Any such conveyance
shall require written consent from the City of Texas City. Galveston County Municipal Utility
District No. 53 shall maintain the detention areas and may enter into a maintenance cost-
sharing agreement with the appropriate entity for their portion of the maintenance expenses.

Storm Drainage

The project will utilize a number of detention basins along with a large lake to detain storm
water runoff for the project. There will be a series of swales, culverts, and roadway
conveyance systems that will move storm water runoff to these basins The storm water will
discharge into Gum Bayou and ultimately drain into Galveston Bay A drainage study for
the project has been completed and approved by the City of Texas City.

Flood Levels and Potential Flooding

The tract is entirely located within zone AE based on the FEMA Flood Insurance Rate Map
number 48167C0235G. Development located within zone AE will be raised above the base
flood elevations.
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