
STAFF REPORT 
 

Case No. 0616-03  
HTE No. 16-10000018  
 
Planning Commission Hearing Date: June 15, 2016 
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 Owner: Jerry Zamora, JZ Auto LLC 
Representative: Michael Gunning 
Legal Description/Location: Lots 15 and 16, Block 2, Chamberlin’s 
Subdivision, located on the northwest corner of Agnes Street and 12th Street. 
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To: “CI” Intensive Commercial District 
Area: 0.14 acres 
Purpose of Request: To reduce setback requirements in order to allow 
expansion of an existing auto repair and servicing shop. 

E
x

is
ti

n
g

 Z
o

n
in

g
 a

n
d

  

L
a

n
d

 U
s
e

s
 

 
Existing Zoning 

District 
Existing Land Use Future Land Use 

Site “IL” Light Industrial Commercial  
Medium Density 

Residential 

North “IL” Light Industrial 
Commercial Medium Density 

Residential 

South “IL” Light Industrial 
Commercial 

Medium Density 
Residential 

East “IL” Light Industrial 
Commercial High Density 

Residential 

West “IL” Light Industrial 

Commercial 
Medium Density 

Residential  
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Area Development Plan: The subject property is located within the 
boundaries of the Central Business Development Plan and is planned for 
medium density residential uses.  The proposed rezoning to the “CI” Intensive 
Commercial District is not exactly consistent with the adopted Future Land 
Use Map or the Central Business Development Plan but the proposed 
rezoning is consistent with the plan’s direction to transition away from 
industrial uses that are incompatible with residential uses. 
Map No.: 046044 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 50 
feet of street frontage along Agnes Street, which is an “A2” Secondary Arterial 
Divided street and 125 feet of frontage on 12th Street, which is classified as a 
Local Residential street.  
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. Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Agnes Street 
“A2” Secondary 
Arterial Divided 

N/A 
60’ ROW 
45’ paved 

N/A 

12th Street Local Residential 
50’ ROW 
28’ paved 

60’ ROW 
40’ paved 

N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “IL” Light Industrial 
District to the “CI” Intensive Commercial District to reduce setback requirements in order 
to allow installation of a new metal building for an existing vehicle service business 
called ZAM Automotive and Transmission Repair (“ZAM”).   
 
Development Plan: The subject property is currently zoned “IL” Light Industrial District.  
The “IL” District has setback requirements of 20-foot front and corner yards, five-foot 
side yards and a 10-foot rear yard, as opposed to the “CI” District which has no setback 
requirements. The former Zoning Ordinance, which pre-dates the UDC, did not require 
a rear or side yard setback in the Industrial zoning districts. Like the existing building on 
the subject property, it is not uncommon to find buildings in the industrial zoning districts 
built with zero side or rear yard setbacks.  The applicant is proposing to expand its 
existing building, but with the limited area available on the site, the expansion can only 
occur toward the rear of the property and would need a zero-foot rear yard setback 
allowance.  The rezoning to the “CI” Intensive Commercial District, a zoning district 
often applied to properties in the Downtown Area, would eliminate the rear yard setback 
requirement and allow expansion of the existing building.  Additionally, the existing 
building was built without side yard setbacks.  A rezoning to the “CI” District would bring 
the building into compliance with regard to side yard setback requirements. The building 
expansion would create the ability for the applicant to conduct all automotive repairs 
inside the building. The proposed flow of automobiles would enter on 12th Street and 
exit onto Agnes Street. Parking is already provided off-site on the adjacent property to 
the north. 
 
ZAM offers the following services: general auto repair, repair of radiators and air-
conditioning systems, installation of remanufactured engines and transmissions, 
diagnosis of check engine lights, complete computer diagnostics, complete safety 
analysis, tune-ups, oil changes, brake system repairs, steering and suspension systems 
repairs, and alignments. ZAM does not do body work, any kind of painting services, or 
build transmissions or engines.  Some of these services are categorized by the City’s 
Unified Development Code (“UDC”) as Heavy Vehicle Services as opposed to Limited 
Vehicle Services.  Heavy Vehicle Services are not allowed in the “CI” Intensive 
Commercial District but are allowed in the “IL” Light Industrial District.  
 
Existing Land Uses & Zoning: The subject property is zoned “IL” Light Industrial and 
consists of an automotive repair shop that offers heavy and limited vehicle services. The 
surrounding properties are also zoned as the “IL” Light Industrial District. To the north is 
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a lot for parking that is leased by ZAM Automotive.  To the east and west are 
commercial uses. To the south across Agnes St. is Flash Auto Body Shop, a heavy 
vehicle service use. 
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Comprehensive Plan & Area Development Plan Consistency: The subject property 
is located within the boundaries of the Central Business Development Plan. The 
proposed rezoning to the “CI” Intensive Commercial District may help to transition this 
area away from incompatible industrial uses toward uses that are medium density 
residential or uses that are supportive of residential uses. Additionally, the following are 
pertinent elements of the Comprehensive Plan and should be considered: 
 

- Plan land uses appropriately for current and future populations and support 
future development by making a variety of land uses available, while working to 
ensure compatibility between existing and future land uses, existing and planned 
infrastructure, and existing natural resources. (Central Business Development 
Plan, OBJECTIVE LU 1) 

- With exception to the industrial use areas permitted and depicted on the Central 
Business Future Land Use map, new industrial uses and outside storage uses 
shall be discouraged within the Plan Boundary, and existing industrial zoning or 
land use changes to another or expanded industrial use shall be discouraged. 
(Central Business Development Plan, Policy LU 1.4) 

- Expansion of commercial uses into or within residential areas may be permitted 
only if such expansion maintains or improves the residential desirability of the 
impacted neighborhood. (Comprehensive Plan, Commercial Policy Statement d)  

- Commercial Service Areas designed to serve local neighborhoods should be 
conveniently located and in harmony with the surrounding neighborhood. 
(Comprehensive Plan, Commercial Policy Statement g). 
 

Plat Status: The subject property is comprised of two platted lots.   
 
Department Comments: 

 While the rezoning does not match the designation for medium density on the City’s 
Comprehensive Plan, the rezoning to a less intensive district should be considered 
as beneficial to the long term transition to more residential development in this area 
near the downtown. 

 Based on the lot configuration, the area appears to have been originally platted for 
residential development in 1891. At some point after the 1900s, the Tex Mex 
Railroad extended a rail line to the area (one block to the north) which spurred 
industrial development.  In the last 20 years, the Tex Mex Railroad tracks were 
removed.   

 This area should be considered as being in transition toward residential or 
residential support uses as all of the uses on the block are commercial or residential.  
Only the underlying zoning of the area is “IL” Light Industrial. This block maybe be a 
good candidate for a city-initiated rezoning to more closely match the commercial 
nature of the area and to prevent any new incompatible industrial uses that could 
interfere with the long term transition to residential in the area.  
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 Auto repair uses provide a service-oriented use to support nearby residential 
neighborhoods and future potential residential redevelopment. 

 The proposed expansion of a vehicle service use that includes “Heavy” Vehicle 
Services, such as transmission, radiator, engine and air conditioning repair, is 
defined as a use requiring an “IL” Light Industrial District. A Special Permit to allow 
some of the “heavy” repair uses could be used to allow the use on the site and 
mitigate any negative effects that could occur to nearby commercial businesses and 
future residential uses.  

 Staff’s opinion is that the vehicle service use at this location with some limited Heavy 
Vehicle Services would not decrease the residential desirability of this neighborhood, 
which is one of the findings required of the Comprehensive Plan when deciding 
which commercial uses to allow within designated residential areas. 

 
Staff Recommendation: 
Denial of the rezoning from the “IL” Light Industrial to the “CI” Commercial Intensive 
District and, in lieu thereof, approval of the “CI/SP” Intensive Commercial District with a 
Special Permit subject to the following conditions: 
 
1. Uses.  The only uses authorized by this Special Permit other than those uses 

permitted by right in the “CI” Intensive Commercial base zoning district are the 
general repair of engines, transmissions, or radiators and the general repair or 
overhaul of air-conditioning systems, which are classified as “Vehicle Service, 
Heavy” uses. 
 

2. Limitations. All vehicle service operations on the Property shall occur within an 
enclosed structure. 
 

3. Time Limit. In accordance with the UDC, 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. 
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Number of Notices Mailed –  17 within 200-foot notification area 
                                               4 outside notification area  
 
As of June 8, 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. 
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Attachments: 

1. Location Map (Existing Zoning & Notice Area) 
2. Site Plan 
3. Plat 
4. Application 
5. Public Comments Received (if any) 
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