
PLANNING COMMISSION FINAL REPORT 
 
Case No.  1016-05  
HTE No.  16-10000023  
 
Planning Commission Hearing Date: November 2, 2016 
 

A
pp

lic
an

t  
&

 L
eg

al
 

D
es

cr
ip

tio
n Applicant/Owner: Corpus Christi Retail Venture, LP and Corpus Christi Area 

Council for the Deaf, Inc.  
Representative: John Bell 
Legal Description/Location: Mt. Vernon Subdivision Unit 3, 6.36 acres out 
of a 7.245 acre public park, located on the southeast corner of McArdle Road 
and Holmes Drive. 
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 From: “RS-6” Single-Family 6 
To: “CG-2” General Commercial District 
Area: 6.36 acres 
Purpose of Request: To continue the Council for the Deaf Center and for 
business and commercial uses, including parking for La Palmera Mall  
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site “RS-6” Single-Family 6 Park and Public 
Semi-Public 

High-Density 
Residential and 

Public Semi-Public  

North “RS-6” Single-Family 6 
and “ON” Office 

Medium Density 
Residential and 

Park 

Mixed Use and 
Open Space 

South 
“RS-6” Single-Family 6 

and “CG-2” General 
Commercial  

Low Density 
Residential and 

Commercial 

Medium-Density 
Residential and 

Commercial 

East 
“RS-6” Single-Family 6 
and “RS-4.5” Single-

Family 4.5   
Commercial Commercial  

West ““RS-6” Single-Family 6 Low Density 
Residential 

Medium-Density 
Residential  
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Area Development Plan: The subject property is located within the 
boundaries of the Southeast Area Development Plan and is designated in the 
Plan CC Future Land Use map for High-Density Residential and Public Semi-
Public uses. The proposed rezoning to the “CG-2” General Commercial 
District is not consistent with the adopted Plan CC Future Land Use Map or 
with the policies in the Southeast Area Development Plan. 
Map No.: 043036 
Zoning Violations:  None  



Tr
an

sp
or

ta
tio

n 
Transportation and Circulation: The subject property has approximately 
470 feet of street frontage along McArdle Road, which transitions from a 
Primary Collector street to a Minor Arterial street at the approach to the mall. 
The subject property also has approximately 600 feet of frontage on Holmes 
Drive, a Local street.  
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Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 
(2013) 

McArdle 
Road 

“C3” Primary 
Collector 

 
transitioning to 

 
“A1” Minor Arterial 

 
75’ ROW 
50’ paved 

 
95’ ROW 
64’ paved 

 

ROW  
70’ to 85’  

 
55’ to 65’ 

paved  

33,360  
ADT 

Holmes 
Drive Local N/A 50’ ROW 

28’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: Mount Vernon Park was approved in the 2014 City election as a 
park that could be sold. The City has received a contract from a potential buyer 
containing several conditions.  One of the conditions for the sale of the property is for 
the Buyer to submit a rezoning request to obtain “CG-2” General Commercial District 
zoning “…..or any other zoning classification agreeable and acceptable to Buyer.”  The 
contract also states that the buyer is willing to prohibit the use of the property for “…a 
bar, tavern or pub, nightclub, discotheque or pool hall”. 
 
Development Plan: The applicant (the Buyer) is requesting a rezoning from the “RS-6” 
Single-Family 6 District to the “CG-2” General Commercial District to allow continued 
use of the Council for the Deaf Center, for parking to serve the adjacent La Palmera 
Mall, and for business and commercial uses excluding a bar, tavern or pub, nightclub, 
discotheque or pool hall. In addition to the uses identified in the sales contract as 
excluded, the “CG-2” General Commercial District allows a wide variety of commercial 
uses by right, including parking, retails sales uses, offices, restaurants, services uses, 
auto repair, vehicle sales, hotel and motel uses. 
 
The “CG-2” General Commercial District requires a 20 foot front yard setback adjacent 
to McArdle Road and Holmes Drive. A height setback would be required adjacent to the 
single-family homes to the south of the property at two feet for every one foot of building 
height per Section 4.2.8. It does not apply to the west since the Subject Property is 
“adjacent” to a street and not a residential property line.  
 
Existing Land Uses & Zoning: The subject property is vacant except for the Council 
for the Deaf Center parking lot, two Council for the Deaf Center buildings and a small 



park playground and backstop. The property is zoned “RS-6” Single-Family 6 District 
which requires 6,000 square foot minimum lot sizes, a 25 foot front yard setback on 
McArdle Road and Holmes Drive and a five-foot interior side yard and rear yard 
setback.  A height limitation of three-stories or 35 feet is required.  
 
Land use and zoning surrounding the Subject Property to the North across McArdle 
Road, is Lions Neighborhood Park with “RS-6” Single-Family 6 District zoning and 
medium density residential uses with “ON” Office District zoning. South of the subject 
property is a residential subdivision with five single-family homes zoned with the “RS-6” 
Single-Family 6 District and a parking lot for La Palmera Mall zoned with the “CG-2” 
General Commercial District. East of the subject property is a parking lot for La Palmera 
Mall and zoned with the “CG-2” General Commercial District.  To the West across 
Holmes Drive is a residential subdivision zoned with the “RS-6” Single-Family 6 District. 
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Plan CC & Area Development Plan Consistency: The subject property is located 
within the boundaries of the Southeast Area Development Plan (ADP). The proposed 
rezoning to the “CG-2” General Commercial District is not consistent with the adopted 
Plan CC Future Land Use Plan’s designation of the property for High-Density 
Residential uses.  Additionally, the following are pertinent elements of the Plan CC and 
the Area Development Plan that should be considered: 
 

- Be strategic. Strategically integrate public physical, economic, and social 
investments to leverage private investment and grants in order to create critical 
mass that supports enhanced choices in housing, transportation, retail and 
services. This critical mass will then stimulate self-sustaining activities. (Plan CC, 
The Principles, page 15) 

- Encourage the design of commercial centers in a manner that minimizes the 
impacts of automobile intrusion, noise and visual blight on surrounding areas. 
(Plan CC, Element 7, Strategies, 10.) 

- Screening fences, open space or landscaping can provide an essential buffer 
between shopping and residential areas. (Plan CC, Element 7, Strategies, 11.) 

- Noise impacts from non-residential uses should be reduced by creating a buffer 
open space between the two areas. Such spaces may be landscaped areas, a 
street, a screening fence, larger setbacks, etc. These methods can be used 
singularly but are usually most effective when applied in combination to provide 
the desired effect (Southeast Area Development Plan. Policy Statement B.2.b) 

- Place low intensity activities next to single family uses. (Southeast Area 
Development Plan, Policy Statement B.2.c) 

- Mt. Vernon Park is listed as a park to be “re-purposed” in the adopted 2012 
Parks and Recreation Master Plan.  Selling of the park for redevelopment is 
therefore, consistent with the City’s Park and Recreation Master Plan however, 
the plan did not specify a future use for the park. 
 

Plat Status: The subject property is platted as a dedicated City park and will need to be 
replatted before a building permit is issued. 



  
Department Comments: 
• The proposed rezoning deviates from the Future Land Use map:  

o The City’s Future Land Use Plan map designates the area for a High-Density 
Residential and public semi-public uses. 

o The “CG-2” General Commercial District is designed for high intensity 
commercial uses that are not compatible with low density residential uses of the 
“RS-6” Single-Family District.   

o Uses in the “CN-1” Neighborhood Commercial District are designed to be 
compatible and serve nearby neighborhood shopping needs.  A portion of the 
Subject Property zoned with the “CN-1” District would help to mitigate any future 
negative affect from the more intensive “CG-2” General Commercial District. 

• A goal of the City’s 2012 Parks and Recreation Master Plan and approved by the 
2014 Bond Election is to repurpose Mt. Vernon Park. 

• A buffer yard and 1:2 foot building height setback would be required on the south 
edge of the Subject Property where adjacent to single-family used properties. The 
buffer yard and building height setback are not required along Holmes Drive since 
the Subject Property is adjacent to a right-of-way line and not a private property line. 

• The Buyer has proposed to deed restrict the property frontage along Holmes Drive 
by including a 10 foot wide landscaped buffer, to setback any future buildings along 
Holmes Drive at a ratio of two foot of setback for each one foot of building height 
and, to not place any commercial driveways on Holmes Drive. The Buyer has also 
agreed to deed restrict the property for certain uses such as bars, taverns, pubs, 
nightclubs, discotheques and pool halls. 

• In summary: 
o The proposed rezoning is not consistent with the Future Land Use map 

although the repurposing of Mt. Vernon Park is a goal of Plan CC. 
o While the proposed rezoning maybe considered a logical expansion of the 

existing “CG-2” General Commercial District contained on La Palmera Mall, 
the proposed zoning does not provide a transition to lower intensity found on 
property to the west in the residential neighborhood. 

o A portion of the Subject Property next to the mall is suitable for the proposed 
uses allowed in the “CG-2” General Commercial District. 

o A zoning map amendment to the “CG-2” District for all of the property along 
Holmes Drive could have a negative impact upon the abutting neighborhood. 

• Staff’s opinion is that a 50 foot strip of “CN-1” Neighborhood Commercial District 
zoning along Holmes Drive would protect the existing neighborhood from uses that 
are permitted in the “CG-2” General Commercial District.   

• The “CN-1” Neighborhood Commercial District would also serve the Buyer as the 
District permits parking for shopping center uses (the Mall) as well as a wide variety 
of retail and service uses. 

  



 
Planning Commission and Staff Recommendation: 
Tract 1: Approval of the change of zoning from the “RS-6” Single-Family 6 District to 
the “CG-2” General Commercial District except for that portion of the tract abutting 
Holmes Drive and extending to a depth of 50 feet measured from the Holmes Drive 
right-of-way line. (See Tract Exhibit) 
Tract 2: Denial of the change of zoning from the “RS-6” Single-Family 6 District to the 
“CG-2” General Commercial District and in lieu thereof approval of the “CN-1” 
Neighborhood Commercial District for that portion of the property abutting Homes 
Drive to a depth of 50 feet measured from the Homes Drive right-of-way line (See 
Tract Exhibit) and the following deed restrictions: 
o Landscape Buffer Yard of 10 foot in width with one 2 ½” caliper tree for every 30 

linear feet of buffer yard 
o Building Height: Buildings along Holmes Drive shall utilize a building setback based 

on Section 4.2.8.C of the Unified Development Code, calculated as [(height to plate 
– 12’) x 2], and such building setback shall be measured from the west property 
line/east ROW line along Holmes Drive. 

o Driveways: No driveways onto Holmes Drive as long as the west side of Holmes 
Drive is occupied by residential uses. 

o Uses: No bars, taverns, pubs, nightclubs, discotheques or pool halls are allowed on 
the subject property. 

 
Vote Results  
For:  7 
Against:  0 
Absent:   2 
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Number of Notices Mailed –  37 within 200-foot notification area 
                                               4 outside notification area  
 
As of November 2, 2016: 
In Favor           – 1 inside notification area 

– 0 outside notification area 
 

In Opposition           – 1 inside notification area  
– 0 outside notification area  

 
Totaling 0.22% of the land within the 200-foot notification area in opposition. 

 
Attachments: 
1. Location Map (Existing Zoning & Notice Area) 
2. Tracts 1 and 2 Map 
3. Application 
4. Public Comments Received (if any) 
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Exhibit:  Tracts 1 and 2 
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