
STAFF REPORT 
 
Case No. 0316-03  
HTE No. 15-10000066 
 
Planning Commission Hearing Date: March 23, 2016 
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n Owner: Ocean Harbor II, LLC 

Applicant/Representative:  Naismith Engineering, Inc. 
Legal Description/Location: Lots 22, 23, and 24, Block 52, Padre Island-
Corpus Christi Section B, located on the southeast corner of Leeward Drive 
and St. Bartholomew Avenue. 
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 From: “RM-AT/IO” Multifamily AT District with an Island Overlay 
To: “RS-TH/IO/PUD” Townhouse District with an Island Overlay and 
Planned Unit Development Overlay 
Area: 1.46 acres 
Purpose of Request: To allow for the development of a 24-unit single-family 
development. 
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 Existing Zoning District Existing Land 
Use Future Land Use 

Site 
“RM-AT/IO” Multifamily AT 

District with an Island 
Overlay 

Vacant Tourist 

North 
“CR-2/IO” Commercial 
Resort District with an 

Island Overlay 
Vacant Tourist 

South 

“RS-TH/IO/PUD” 
Townhouse District with an 

Island Overlay and 
Planned Unit Development 

Medium Density 
Residential Tourist 

East 
“RM-AT/IO” Multifamily AT 

District with an Island 
Overlay 

Vacant Tourist 

West 

“RM-AT/IO” Multifamily AT 
District with an Island 
Overlay and “CR-2/IO” 

Commercial Resort District 
with an Island Overlay 

Vacant and 
Medium Density 

Residential 
Tourist 
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Area Development Plan: The subject property is located within the 
boundaries of the Mustang Padre Island Area Development Plan and is 
planned for tourist uses.  The proposed rezoning to the “RS-TH/IO/PUD” 
Townhouse District with an Island Overlay and Planned Unit Development 
Overlay is consistent with the adopted Future Land Use Map and the Mustang 
Padre Island Area Development Plan.   
Map No.: 028026 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 
280 feet of street frontage along Leeward Drive and 225 feet of street 
frontage along St. Bartholomew Drive, both of which are designated as C1 
Minor Residential Collector streets.  

St
re

et
 R

.O
.W

. Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

 

Leeward 
Drive 

C1 Minor 
Residential 
Collector 

60’ ROW 
40’ paved 

95’ ROW 
30’ paved N/A 

St. 
Bartholomew 

Drive 

C1 Minor 
Residential 
Collector 

60’ ROW 
40’ paved 

95’ ROW 
25’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RM-AT/IO” 
Multifamily AT District with an Island Overlay to the “RS-TH/IO/PUD” Townhouse District 
with an Island Overlay and Planned Unit Development Overlay to allow the development 
a 24-unit single-family development.   
 
Development Plan:  The subject property is comprised of 1.45 acres and is proposed 
to be developed into a non-gated community that will consist of twenty-four (24) 
attached single-family units or townhouses with one common area (Lot 73).  The density 
proposed is approximately 16.51 units per acre.  Eight of the twenty-four lots will have a 
minimum area of 1,182 square feet and the minimum width indicated is seventeen feet.  
Vehicular access will be provided by one two-way private access drive 24-foot wide 
from edge of pavement.  Pedestrian access will be provided by a 6-foot sidewalk on one 
side of the private drive.  The common area amenities include a pool and related 
structures.  A total of 56 parking spaces are to be provided compared to 52.8 required 
parking spaces.  The development proposes to maintain a 25% open space 
requirement. 
 
The following table compares the proposed PUD development standards and the 
Unified Development Code (UDC) standards for the “RS-TH” Townhouse District and 
notes all necessary deviations from the UDC being requested by the applicant. 
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Minimum Dimensions “RS-TH” District 

Standards Proposed PUD Deviation 

Lot Area 2,600 SF 1,182 SF* Yes 
Minimum Lot Width 26 17 ft. Yes 
Front Yard 10 ft. 18  ft. No 
Side Yard 0 ft. 4 ft. No 
Rear Yard 5 ft. 5 ft. No 
Building Separation 10 ft. 10 ft. No 
Open Space 30% 28% Yes 
Maximum Height  45 ft. 45 ft. No 
Paved Street Width 28 ft. 24 ft. Yes 
Curb Type 6-in. curb & gutter None Yes 

Parking Requirement 
1.5/ unit(1 bedroom) 
2/ unit (2 bedroom) 
1/5 units (guests) 

1.5/ unit(1 
bedroom) 
2/ unit (2 
bedroom) 

1/5 units (guests) 

No 

Sidewalks 
5 ft. on both sides or 6 ft. 
on both sides of private 

street 

6 ft. on one side of 
private street No 

 
*Lots 50-57 (8 Lots) 
 
Existing Land Uses & Zoning: The subject property is zoned “RM-AT/IO” Multifamily 
AT District with an Island Overlay and is vacant.  North is zoned “CR-2/IO” Commercial 
Resort District with an Island Overlay and is also vacant.  South is zoned “RS-
TH/IO/PUD” Two-Family District with an Island Overlay and Planned Unit Development 
and consists of medium density residential uses.  To the east is vacant land zoned “RM-
AT/IO” Multifamily AT District with an Island Overlay and to the west is vacant land in 
the“CR-2/IO” Commercial Resort District with an Island Overlay and medium density 
uses in the “RM-AT/IO” Multifamily AT District with an Island Overlay.    
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Plat Status: The subject property is comprised of three platted lots. 
 
Comprehensive Plan & Area Development Plan Consistency: The subject property 
is located within the boundaries of the Mustang Padre Island Development Plan (ADP). 
The proposed rezoning to the “RS-TH/IO/PUD” Townhouse District with an Island 
Overlay and Planned Unit Development is consistent with the adopted with the Mustang 
Padre Island ADP.  The proposed rezoning is also consistent with the following policies 
of the Comprehensive Plan: 
 

• Planned Unit Development and other creative land planning techniques should 
be encouraged (Residential Policy Statement K). 

• Tourist-oriented business and development will continue to be encouraged and 
promoted by all agencies of the City as illustrated on the Future Land Use Map. 
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This includes commercial ventures, condominiums and resorts, fishing and 
outdoor recreation facilities, and recreational vehicle parks  
(Policy Statement B.2). 

• The City will continue to protect residential neighborhoods from encroachment of 
non-residential uses unless the negative effects of the non-residential uses are 
eliminated or significantly mitigated (Policy Statement B.13). 

 
Department Comments: 
• The proposed rezoning is consistent with the Comprehensive Plan and the Review 

Criteria for a PUD Zone Map Amendment set forth in the UDC. 
o The development is in harmony with the character of the surrounding area. 
o The development offers an alternative in housing types. 
o The development as proposed is orderly with respect to the area and 

community. 
o The development has a plan for the separation of vehicular and pedestrian 

traffic. 
o The development will include the timely provision of utilities, facilities and 

services. 
• The proposed rezoning is compatible with the present zoning and conforming uses 

of nearby properties and to the character of the surrounding area. This rezoning 
does not have a negative impact upon the surrounding neighborhood. 

• The subject property is suitable for the uses proposed by this rezoning. 
• This PUD is a continuation of the development known as Village By The Beach  
• This PUD utilizes decreased lot sizes, lot widths, and street width, while maintaining 

building height and open space requirements. 
• Infill development should be encouraged at this site. PUDs allow flexibility for 

attractive, efficient design and can often reduce infrastructure installation and 
maintenance costs to the city. PUDs can encourage development on difficult sites. 

• Staff finds that the proposed deviations are acceptable. 
• The subject property is located in a “Vinyl Not Allowed” area. 
 
Staff Recommendation: 
Approval of the change of zoning from the “RM-AT/IO” Multifamily AT District with an 
Island Overlay to the “RS-TH/IO/PUD” Townhouse District with an Island Overlay and 
Planned Unit Development Overlay with the following conditions.  
 
1. Planned Unit Development Guidelines and Master Site Plan: The Owners shall 

develop the Property in accordance with the Village By The Beach 2 Planned Unit 
Development (PUD) Guidelines and Master Site Plan. The development of the 
Property is to consist of 24 townhouse units and common area amenities and shall 
be constructed in one phase.  The PUD shall allow individually owned, daily rental 
townhomes. 
 

2. Dwelling Units per Acre: The density of dwelling units on the Property shall not 
exceed 16.51 dwelling units per acre. 
 

3. Building Height:  The maximum height of any structure on the Property is 60 feet. 
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4. Parking:  The property must have a minimum of 56 standard parking spaces (9 feet 

wide by 18 feet long). Parking is prohibited within the private street and pedestrian 
walkways. 

 
5. Setbacks and Lot Width:  Minimum 18-foot wide front yard setbacks shall be 

provided for each lot along the private street. Minimum street yard of ten-feet is 
required for a corner.  Minimum rear yard setbacks for all lots shall be five feet.  
Minimum four-foot wide side yard is required.  Minimum width for townhouse lots 
shall be 17 feet. 
 

6. Open Space: The Property must maintain a minimum of 28% open space. Any 
surfaces constructed within the required open space must be constructed of 
pervious material. 
 

7. Private Street Access: The 2-way private access drive shall not be less than 24 
feet and shall be striped or marked to indicate “Fire Lane/No Parking.” 
 

8. Pedestrian Access: A minimum six-foot wide sidewalk shall be constructed along 
one side of the private street. 
 

9. Dumpster Screening: A minimum six-foot tall screening fence shall be constructed, 
maintained, and remain in place around a dumpster placed in the street yard. 
  

10. Time Limit:  Construction of the development shall commence within 24 months 
from the date this modified Planned Unit Development ordinance is approved by the 
City Council. 
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Number of Notices Mailed –  85 within 200-foot notification area 
                                                5 outside notification area  
 
As of March 16, 2016: 
In Favor           – 0 inside notification area 

– 0 outside notification area 
 

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

 
Totaling 0.00% of the land within the 200-foot notification area in opposition. 

 
 
Attachments: 
1. Location Map (Existing Zoning & Notice Area) 
2. Application 
3. Public Comments Received (if any) 
 
 
K:\DevelopmentSvcs\SHARED\ZONING CASES\2016\0316-03 Village by the Beach 2 PUD\PC Documents\Report for PC_0316-03 Village by the 
Beach 2 PUD.docx 
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DEVELOPMENT DESCRIPTION 

The Village by the Beach 2 Planned Unit Development (PUD) consists of a Re-Plat of Lot 22, 23 & 24, Block 52, 

Padre Island on Leeward Dr. & St. Bartholomew Ave. in Corpus Christi, TX. The property will be rezoned from 

RM-AT/IO to RS-TH/IO/PUD.  The development is a 1.45 acre non-gated community that will consist of 

twenty-four (24) attached single-family units with one (1) common area, which calculates to a density of 16.51 

units per acre.  The layout of the community will allow the residents the ability to enjoy a landscaped common 

area and be able to walk to the common area with ease.  This Planned Unit Development fits with the existing 

characteristics of the surrounding properties and will fit with the culture of Padre Island. 

DEVELOPMENT LOCATION MAP 
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ADJACENT LAND USE AND ZONING 

The following table indicates the Adjacent Land Use and Zoning at the time of the PUD: 

 CURRENT LAND USE ZONING 

North of Property Commercial CR-2/IO 

South of Property Residential RS-TH/IO/PUD 

East of Property Residential RM-AT/IO 

West of Property Residential RM-AT/IO 

 

LOT LAYOUT 

The following is the Lot Layout for the development: 
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DEVELOPMENT DEVIATIONS 

The following table indicates the Development Deviations: 

DESCRIPTION 

ZONING / PLATTING ORDINANCE 

REQUIREMENT 

(RS-TH) 

PUD REQUIREMENTS 

Site Area (sq. ft.) 20,000 63,162 

Min. Lot Area (sq. ft.) 2,600 1,182
1
 

Min. Lot Width (ft.) 26 17 

Ya
rd
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Street – Non-Corner 10 18 

Street – Corner 10 10 

Side – Single 0 4 

Rear 5 5 

Open Space – Percent Minimum 30 28 

Building Height – Maximum in Feet 45 45 

Building Spacing – Minimum in Feet 10 0
2
 

Parking Requirement Per Unit 

1.5 (1 Bedroom) 

2 (2+ Bedroom) 

1/5 (Guest) 

1.5 (1 Bedroom) 

2 (2+ Bedroom) 

1/5 (Guest) 

Curb Type Standard 6” Curb and Gutter None 

Sidewalk 5’ width on both sides 6’ width on one side 

Paved Street Width 28’ 24’ 

  
1
 Lots 50-57 (8 Lots). 

  
2
 As per International Building Code. 

  

 

 

DEVELOPMENT GUIDELINES 

The following tables indicate the Development Guidelines for each lot type within the development: 

D
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DESCRIPTION BLOCK NUMBER LOT NUMBERS 

Residential Lot(s) 1 
49  50  51  52  53  54  55  56  57 
58  59  60  61  62  63  64  65  66  

67  68  69  70  71  72 

Common Area Lot(s) 1 73 

Private Access and Utility Easement Lot(s) 1 74 
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DESCRIPTION REQUIREMENTS 

Usage Single Family Residential  

Lot Area (sq. ft.) Minimum = 1,180      Maximum = 2,550 

  Lot Width (ft.) Minimum = 17      Maximum = 30 

Ya
rd

 R
eq

u
ir

em
en

ts
 

(M
in

im
u

m
 in

 F
ee

t)
 Street – Non-Corner 18 

Street – Corner 10 

Side – Single 4 

Rear 5 

Building Height – Maximum in Feet 45 

Building Spacing – Minimum in Feet N/A 

Parking Requirement Per Unit 

1.5 (1 Bedroom) 

2 (2+ Bedroom) 

1/5 (Guest) 

Maintenance Lot Owner and/or Home Owners Association (HOA) 

Improvements Allowed 
Residential structure(s) and support structure(s) including decks, 
porches, pavements, fencing, landscaping, etc. 

Improvements Placement 
Shall not protrude into the yard or easement(s), or beyond the 
property line (whichever is applicable) except for pavements, 
fencing, and landscaping. 

 Short Term Rentals Allowed. 
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DESCRIPTION REQUIREMENTS 

Usage Non-Residential Structures supporting the Community 

Lot Area (sq. ft.) N/A 

  Lot Width (ft.) N/A 
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 Street – Non-Corner As indicated on Master Site Plan 

Street – Corner As indicated on Master Site Plan 

Side – Single As indicated on Master Site Plan 

Rear As indicated on Master Site Plan 

Building Height – Maximum 1-story 

Building Spacing – Minimum in Feet As per International Building Code 

Parking Requirement 0.0 / unit 

Maintenance Home Owners Association (HOA) 

Improvements Allowed 
Community structures and support structures including decks, 
porches, pavements, fencing, landscaping, utilities, etc. 

Improvements Placement 
Shall not protrude into the yard or easement(s), or beyond the 
property line (whichever is applicable) except for pavements, 
fencing, landscaping, and utilities. 
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DESCRIPTION REQUIREMENTS 

Usage Non-Residential Structures supporting the Community 

Lot Area (sq. ft.) N/A 

  Lot Width (ft.) N/A 
Ya

rd
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 Street – Non-Corner N/A 

Street – Corner N/A 

Side – Single N/A 

Rear N/A 

Building Height – Maximum N/A 

Building Spacing – Minimum in Feet 10 

Parking Requirement 0.0 / unit 

Maintenance Home Owners Association (HOA) 

Improvements Allowed 
Community structures and support structures, including fencing, 
signage, pavements, landscaping (hard and soft), utilities, etc. 

Improvements Placement 
Shall not be beyond the property line except for pavements, 
fencing, landscaping, and utilities. 

 

OPEN SPACE LAYOUT 

The following is the Open Space Layout for the development: 

OPEN SPACE CALCULATION 
QUANTITY 

(SQUARE FEET) 
QUANTITY 

(ACRE) 
 

Total Area of PUD 63,320 1.45  

Im
p

er
vi

o
u

s 

A
re

a 

Total Residential Building Area  19,623 0.45 
 

Total Residential Driveway Area  7,521 0.17  

Access and Utility Easement 
1
 18,434 0.42 

PERCENT OF 

AREA 

Total Non-Open Space (Impervious Area) 45,578 1.04 72.0 

Total Open Space (Pervious Area) 
2
 17,742 0.41 28.0 

1
  Area of all Pavement and Sidewalk excluding Residential Driveway Area 

2
  Minimum Open Space required is 28% 
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VEHICULAR AND PEDESTRIAN ACCESS 

The Vehicular and Pedestrian Access for the development is indicated below.  Vehicular access will be provided by one 

two-way private access drive 24’ wide from edge of pavement.  Pedestrian access will be provided by a 6’ sidewalk on 

one side of the private drive.  Additional sidewalks may be provided to promote walkability and access to amenities 

that are not indicated.  There will not be any security gates for entrance to or exit from the property.  Common area 

amenities include the pool and related structures. 
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PARKING REQUIREMENTS 

The following is the Parking Requirements for the development: 

LOT TYPE REQUIREMENTS 
QUANTITY OF 

LOTS 
QUANTITY OF 

PARKING REQUIRED 
QUANTITY OF 

PARKING PROVIDED 

R
es

id
en

ti
al

 1 Bedroom Unit 1.5 per unit  0 0.0 0.0 

2+ Bedroom Unit 2 per unit  24 48.0 51.0 

Guest 1 per 5 units  24 4.8 5.0 

Common Area 0 per unit  1 0.0 0.0 

Access and Utility Easement 0 per unit  1 0.0 0.0 

  Total: 52.8 56.0 
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TYPICAL CROSS SECTION 

The following are Typical Cross Section(s) for the development: 

 

Cross Section A  

 

Cross Section B  
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EXISTING

SANITARY MH

PROPOSED PUBLIC

SANITARY MANHOLE

DUAL SANITARY SEWER

SERVICE CONNECTION (TYP)

SINGLE SANITARY SEWER

SERVICE CONNECTION (TYP)

PROPOSED

PRIVATE SANITARY

CLEANOUT (TYP)

PROPOSED

FIRE HYDRANT

PUBLIC WATER METER

BANK - 6 METERS

OF 3/4" ON A 4" TAP

PROPOSED

FIRE HYDRANT

PROPOSED PRIVATE

SANITARY MANHOLE

PUBLIC WATER METER

BANK - 7 METERS

OF 3/4" ON A 4" TAP

PUBLIC WATER METER

BANK - 4 METERS

OF 3/4" ON A 2" TAP

PROPOSED UNDERGROUND

ELECTRIC LINE (TYP)

PROPOSED TRANSFORMER

PAD (TYP)
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EXISTING 8" WATERLINE

PROPOSED PVC WATERLINE

EXISTING 8" SANITARY SEWER

12" PROPOSED PVC SANITARY SEWER

SANITARY SEWER CONNECTION

WATER SERVICE CONNECTION

EXISTING STORM SEWER

EXISTING SANITARY SEWER MANHOLE

PROPOSED SANITARY SEWER MANHOLE

EXISTING OVERHEAD ELECTRIC

SANITARY SEWER CLEANOUT

PROPERTY CORNER - IRON ROD FOUND

E 8" W

8" W

E 8" SS

12" SS

E RCP ST

OH

UTILITY EASEMENT

YARD REQUIREMENT

SITE

ELECTRICAL

STORM SEWER

SANITARY SEWER

WATER

LEGEND

WS

SS

S

SAN

6" PROPOSED PVC SANITARY SEWER

 6" SS

FIRE HYDRANT

WATER VALVE

NOTES:

1. WATER METERS MUST BE LOCATED IN PUBLIC UTILITY

EASEMENT.

2. CONTRACTOR SHALL FIELD VERIFY LOCATION OF WATERLINE

CONNECTION TO EXISTING WATERLINE PRIOR TO ANY

WATERLINE CONSTRUCTION.

N
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W

0

FEET

0 20 40

1" = 20'-0"




