
ZONING REPORT 
 

Case No. 0413-05 
HTE No. 13-10000012 
 
Planning Commission Hearing Date: May 22, 2013 (Tabled from April 24th) 
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Applicant: Jubalee Properties, Ltd. 
Owners: Mostafa Bighamian, Morteza Shafinury, and First National Bank 
Legal Description:  
Tract 1 being Lots 1 through 5, Block 2, Baywood Addition, and  
Tract 2 being Lot 4 and the northeast 25 feet of Lot 5, Block 1, Baywood 
Addition 
Location:  Located south of South Padre Island Drive (SH 358) on Baywood 
Lane. 
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Tract 1 
From: “CG-1” General Commercial District and “RS-6” Single-Family 6 District
To: “IL” Light Industrial District  
Area: 1.11 acres 
 

Tract 2 
From: “RS-6” Single-Family 6 District  
To:  “CG-1” General Commercial District  
Area: 0.23 acres 
 
Purpose of Request: To allow a manufacturing facility for small fiberglass 
boats on Tract 1 and outdoor display/storage of completed boats on Tract 2. 
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TRACT 1 

 Existing 
Zoning District 

Existing 
Land Use 

Future 
Land Use 

Site 
“CG-1” General 
Commercial  &  

“RS-6” Single-Family 6 

Vacant Light Industrial 
& Church Commercial 

North “CG-1” General 
Commercial   Commercial Commercial 

South “RS-6” Single-Family 6 Low Density 
Residential  Commercial 

East 
“CG-1” General 
Commercial &  

“RS-6” Single-Family 6 

Medium & Low 
Density Residential & 

Vacant  
Commercial 

West 
“CG-1” General 
Commercial  &  

“RS-6” Single-Family 6 
Commercial & Vacant Commercial 
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TRACT 2 

 Existing 
Zoning District 

Existing  
Land Use 

Future  
Land Use 

Site “RS-6” Single-Family 6 Vacant Commercial 

North “CG-1” General Commercial Church Commercial 

South “RS-6” Single-Family 6 Low-Density 
Residential Commercial 

East 
“CG-1” General Commercial  

&  
“RS-6” Single-Family 6 

Vacant Light 
Industrial & Church Commercial 

West “CG-1” General Commercial  Commercial Commercial 
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Area Development Plan: The subject property is within the boundaries of the 
Flour Bluff Area Development Plan (ADP) and is planned for commercial uses 
on both Tract 1 and 2. The proposed change of zoning to the “IL” Light 
Industrial District on Tract 1 is inconsistent with the Future Land Use Plan. 
The proposed change of zoning to the “CG-1” General Commercial District on 
Tract 2 is consistent with the Future Land Use Plan. 
Map No.: 036032 
Zoning Violations: None 
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n Transportation and Circulation: Tract 1 has 135 feet of frontage on South 

Padre Island Drive (SH 358), which is designated as an “F1” 
Freeway/Expressway, and 360 feet of frontage on Baywood Lane. Tract 2 has 
75 feet of frontage on Baywood Lane. 

St
re

et
 R

.O
.W

. Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

South Padre 
Island Drive “F1” Freeway 400’ ROW

Varies 
250’ ROW 

Varies 
3,851 ADT 

(2009) 

Baywood Lane Local Street 50’ ROW 
28’ Paved

60’ ROW 
28’ Paved N/A 

 
Staff Summary: 
 
Requested Zoning: On Tract 1, the applicant is requesting a change of zoning from the 
“CG-1” General Commercial District and “RS-6” Single-Family 6 District to the “IL” Light 
Industrial District on 1.11 acres to allow a facility that manufactures small fiberglass 
boats. Staff determined that the manufacturing of small watercraft under five tons 
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requires “IL” Light Industrial zoning.  On Tract 2, the applicant is requesting a change of 
zoning from the “RS-6” Single-Family 6 District to the “CG-1” General Commercial  
District on 0.23 acres to allow for outdoor display/storage of completed boats.  The 
City’s Unified Development Code (UDC) allows the retail sale and display of boats in the 
“CG-1” General Commercial District. 
 
Applicant’s Development Plan:  The applicant plans to purchase and redevelop the 
existing structures on Tract 1 for a fiberglass boat manufacturing and trailer assembly 
facility. Tract 1 contains an existing 9,200-square foot building previously occupied by 
Casa Materials, which supplied building materials to contractors.  A church also 
occupied a part of the existing building. The applicant plans to open up the interior 
space of the existing building and eventually add on approximately 5,800 square feet to 
the building. Tract 2 is vacant land where the applicant plans to store finished boats and 
trailers. 
 
The boat manufacturing process takes place in three stages with all activity occurring 
indoors.  The first part of the fabrication process involves constructing the boats’ 
wooden framework and applying the fiberglass exterior by hand.  This stage will take 
place in a 1,400-square foot area.  The second stage of the process involves fitting and 
assembly of parts in a 2,800-square foot area.  The third part of the process involves 
rigging and preparation of the final product in an 800-square foot area.  
 
The facility will also have a sales office of approximately 1,800 square feet. The facility 
will employ 10 people. The hours of operation will be from Monday through Saturday, 
7:00 A.M. to 7:00 P.M.  The property has two commercial driveways on South Padre 
Island Drive (SH 358) and two points of access, which do not appear to be properly 
constructed driveways, on Baywood Lane.  For redevelopment of the two tracts, a 10-
foot wide landscape buffer yard that achieves 15 buffer points is required between the 
“IL” Light Industrial District on Tract 1 and the abutting single-family district. A five-foot 
wide landscape buffer yard that achieves 10 buffer points is required between the “CG-
1” General Commercial District and single-family district on Tract 2. 
    
Existing Land Uses & Zoning:   
Tract 1: Currently, the subject property is occupied by a vacant building that was the 
former site of a building materials wholesale facility and a church. To the north of the 
subject property is the South Padre Island Drive (SH 358) right-of-way.  West of the 
subject property across Baywood Lane is a retail center and church zoned “CG-1” 
General Commercial District and a single-family residence zoned “RS-6” Single-Family 
6 District.   East of the subject property is a multifamily use in a “CG-1/SP” General 
Commercial District with a Special Permit, vacant land zoned “RS-6” Single-Family 6 
District, and a single-family residence zoned “RS-6” Single-Family 6 District.  To the 
south of the subject property are residential uses in a “RS-6” Single-Family 6 District.  
 
Tract 2: The subject property is vacant and zoned “RS-6” Single-Family 6 District.  North 
of the subject property is a retail center and church zoned “CG-1” General Commercial 
District.  West of the subject property is a self-storage facility zoned “CG-1” General  
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Commercial District.  East across Baywood Lane is Tract 1 with the existing commercial 
structure and church.  South of the subject property is a single-family residence zoned 
“RS-6” Single-Family 6 District. 
 
AICUZ:  The subject property is located in a Navy Air Installation Compatibility Use 
Zone (AICUZ). The property falls within an Accident Potential Zone-2 (APZ- 2). 
According to the AICUZ Study for Naval Air Station Corpus Christi, the proposed land 
use and related structures for manufacturing of fiberglass boats is compatible in the 
APZ-2 without restrictions. 
 
Comprehensive Plan & Area Development Plan (ADP) Consistency: The proposed 
rezoning to the “IL” Light Industrial District on Tract 1 is not consistent with the adopted 
Future Land Use Plan, which designates the property for future commercial uses. The 
proposed rezoning to the “CG-1” General Commercial District on Tract 2 is consistent 
with the Future Land Use Plan, which designates Tract 2 for commercial uses.  The 
Flour Bluff Area Development Plan states that low intensity activities should be located 
next to single-family uses. Intensive commercial or light industrial uses are not 
appropriate next to single-family uses.  A Special Permit on Tract 1 would impose 
conditions to make the proposed use more consistent with the Plan. 
 
Plat Status:  The property is currently platted as multiple lots. 
 
Department Comments: 
• Although this rezoning is not consistent with the adopted Future Land Use Plan, it is 

a reasonable reuse of the existing structure and would not significantly impact the 
adjacent residential and commercial uses if conditions were imposed through a 
Special Permit to reduce negative impacts. 

• In comparison to the Limited Vehicle Service use, which is allowed in the “CG-1” 
General Commercial District, this fiberglass boat manufacturing facility where much 
of the manufacturing process is done by hand is not anticipated to cause significant 
nuisances to the surrounding properties.  

• Much of the single-family residential uses to the south are planned for future 
commercial uses.  If those residential properties are converted to commercial 
properties in the future, the proposed manufacturing facility would no longer impact a 
residential neighborhood. 

• The rezoning of Tract 2 to a commercial use is consistent with the Comprehensive 
Plan. Boat sales and storage is a common land use in the Flour Bluff area and is 
permitted in the “CG-1” General Commercial District.  A buffer yard in accordance 
with the UDC would be required on Tract 2 to protect the adjacent single-family use. 

 
 
Planning Commission and Staff Recommendation (May 22, 2013): 
 

Tract 1 – Denial of the change of zoning from the “CG-1” General Commercial District 
and “RS-6” Single-Family 6 District to the “IL” Light Industrial District and, in lieu thereof, 
approval of the “CG-1/SP” General Commercial District with a Special Permit subject to 
the following nine conditions: 
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1. Use: A facility for the manufacturing of fiberglass boats that weigh less than five 

tons and the assembly of boat trailers are the only uses allowed on the Property 
other than those uses allowed by right in the “CG-1” General Commercial District.  
All stages of the manufacturing process and boat trailer assembly must occur 
indoors to reduce the potential impact of dust, noise, and odors on surrounding 
properties.  
 

2. Structure:  Expansion of the existing structures or construction of new structures 
for the uses authorized by Condition 1 shall maintain a 30-foot wide setback from 
the adjacent “RS-6” Single-Family 6 District to the south. Except for man-doors, 
openings in structures are prohibited from facing residential areas. 
 

3. Noise: The use of machinery or equipment that produces offensive noise 
incompliant with City Code of Ordinances Chapter 31 on the Property is 
prohibited.  

 
4. Screening: A six-foot tall solid masonry wall must be constructed, maintained, 

and remain in place around the perimeter of the facility.  Screening is not 
required around the parking area located along South Padre Island Drive  
(SH 358) or around the outdoor retail display of finished boats. 
 

5. Landscaping:  The Owner shall plant and maintain canopy trees with a minimum 
of a 2.5-inch caliper every 30 feet on the center within the required 10-foot wide 
buffer yards and on the interior of the screening wall along the side and rear 
property lines adjacent to the single-family residences.  
 

6. Outside Storage: Outside storage of materials and equipment is allowed on the 
Property as long as it is screened from view of the right-of-way and neighboring 
properties by means of a six-foot tall solid masonry wall.  
 

7. Hours of Operation: The hours of operation for the manufacturing of fiberglass 
boats that weigh less than five tons and assembly of boat trailers shall be limited 
to Monday through Saturday, 7:00 a.m. to 7:00 p.m. 
 

8. Air Quality: The Owner must comply with all applicable state and local air quality 
regulations. 

 
9. Time Limit: This Special Permit shall be deemed to have expired within 12 

months of this ordinance unless a complete building permit application has been 
submitted, and the Special Permit shall expire if the allowed use is discontinued 
for more than six consecutive months. 

 
 
Tract 2 – Approval of the change of zoning from the “RS-6” Single-Family 6 District to 
the “CG-1” General Commercial District. 
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Number of Notices Mailed –  29 within 200’ notification area;   
2 outside notification area  

 
As of May 23, 2013: 
In Favor           – 0 (inside notification area); 0 (outside notification area) 
In Opposition           – 1 (inside notification area); 0 (outside notification area) 
 
For 1.73% in opposition. 

 
 
Attachments:  
 

A. Location Map (Existing Zoning & Notice Area) 
B. Conceptual Facility Layout 
C. Notice Returned in Opposition 



EXHIBIT A



EXHIBIT B



Exhibit C
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