
PLANNING COMMISSION FINAL REPORT 
 

Case No. 0219-02  
INFOR No. 18ZN1024  
 
Planning Commission Hearing Date: February 20, 2019 
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 Owner: HCS 311, LLC. 
Applicant: The Clower Company 
Location Address: 1401 North Alameda Street 
Legal Description: 4.1573 acres, more or less, being out of Block C, Colonia 
Mexicana and Lots 5 and 6, Block Southwest 1/4 C, Colonia Mexicana, 
located on the east side of Sam Rankin Street, west of South Alameda Street, 
and north of Interstate 37. 
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To: “IL” Light Industrial District  
Area: 4.23 acres 
Purpose of Request: To allow for the construction of a laydown yard. 
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 Existing Zoning District Existing Land Use Future Land Use 

Site “RM-1” Multifamily 1 Vacant 
High Density 
Residential 

North “IH” Heavy Industrial 
Heavy Industrial 

and  
Public/Semi-Public 

Commercial and 
Light Industrial 

South 
“RM-1” Multifamily 1 and 

“CI” Intensive Commercial 
Commercial and 

Vacant 
High Density 
Residential 

East 
“RM-1” Multifamily 1, 

“RM-2” Multifamily 2 and 
“CI” Intensive Commercial 

Vacant and Low 
Density Residential 

High Density 
Residential 

West 

“RM-1” Multifamily 1, 
“RM-AT” Multifamily AT 

and 
 “CN-1” Neighborhood 

Commercial 

Vacant 

High Density 
Residential and 

Permanent Open 
Space 
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 Area Development Plan: The subject property is located within the 

boundaries of the Downtown Area Development Plan and is planned for high 
density residential uses. The proposed rezoning to the “IL” Light Industrial 
District is inconsistent with the adopted Comprehensive Plan (Plan CC). 
Map No.: 046045 
Zoning Violations: None 
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Transportation and Circulation: The subject property has approximately 280 
feet of frontage along Lipes Boulevard, which is designated as a “C1” Minor 
Collector Street, approximately 583 feet of frontage along Sam Rankin Street, 
which is designated as a Local / Residential Street, approximately 583 feet of 
frontage along North Alameda Street, which is designated as a Local / 
Residential Street, and approximately 280 feet of frontage along Chipito 
Street, which is designated as a Local / Residential Street. According to the 
Urban Transportation Plan, “C1” Minor Collector Streets can convey a capacity 
between 1,000 to 3,000 Average Daily Trips (ADT).  
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Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

North 
Alameda 

Street 
Local/Residential 

50’ ROW 
28’ Paved 

60’ ROW 
40’ Paved 

N/A 

West 
Broadway 

Street 

“C1” Minor 
Collector 

60’ ROW 
40’ Paved 

60’ ROW 
40’ Paved 

N/A 

Sam Rankin 
Street 

Local/Residential 
50’ ROW 
28’ Paved 

60’ ROW 
40’ Paved 

N/A 

Chipito 
Street 

Local/Residential 
50’ ROW 
28’ Paved 

40’ ROW 
30’ Paved 

N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RM-1” Multifamily 1 
District to the “IL” Light Industrial District to allow for the construction of a laydown yard. 
 
Development Plan:  The subject property is 4.23 acres in size. The owner is proposing 
the construction of a laydown yard. 
 
Existing Land Uses & Zoning: The subject property is currently zoned “RM-1” 
Multifamily 1 District and consists of vacant land which was formerly a multifamily 
apartment complex. The subject property was zoned “RM-1” Multifamily 1 District in the 
early 1970s. The former apartment complex (Northside Manor) was demolished in 
2016. The subject property was part of the original founding of the City in 1852. On the 
same block as the subject property is an existing single-family residence that is 
currently occupied. To the north across West Broadway Street is the Union Pacific Rail 
line and a City Wastewater Treatment Plant (Broadway). To the south are single-family 
homes zoned “RM-1” Multifamily 1 District and “CI” Intensive Commercial District. To 
the east is a single-family residence zoned “RM-1” Multifamily 1 District. Across North 
Alameda Street are vacant properties and an abandoned single-family home and 
commercial building zoned “RM-1” Multifamily 1 District, “RM-2” Multifamily 2 District, 
and “CI” Intensive Commercial District. To the west are vacant tracts zoned “RM-1” 
Multifamily 1, “RM-AT” Multifamily AT, and “CN-1” Neighborhood Commercial. 
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AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ).  
 
Plat Status: The property is not platted. 
 
Utilities:   

Water: 12-inch ACP line located along Sam Rankin Street, a 6-inch ACP line 
along Chipito Street, a 6-inch ACP line along North Alameda Street, and an 8-
inch CIP line along West Broadway Street. 
Wastewater: 6-inch VCP line located along Sam Rankin Street, a 6-inch VCP 
line along Chipito Street, a 6-inch VCP line along North Alameda Street, and an 
21-inch VCP line along West Broadway Street. 
Gas: 2-inch line located along Sam Rankin Street, a 2-inch line along Chipito 
Street, a 1-inch line along North Alameda Street, and a 2-inch line along West 
Broadway Street. 
Storm Water: 24-inch line located along Sam Rankin Street. 

 
PlanCC & Area Development Plan Consistency: The subject property is located 
within the boundaries of the Downtown Area Development Plan (ADP). The proposed 
rezoning to the “IL” Light Industrial District is inconsistent with the adopted 
Comprehensive Plan (Plan CC). Specifically, the rezoning is inconsistent with the 
following policies: 
 

 Support programs to encourage infill development and rehabilitate housing stock in 
established neighborhoods. (Housing and Neighborhoods Policy Statement 7) 

 Support preservation and reuse of historically significant buildings, areas, and sites. 
(Housing and Neighborhoods Policy Statement 7) 

 Encourage the protection and enhancement of residential neighborhoods. (Future 
Land Use, Zoning, and Urban Design Policy Statement 1) 

 Encourage orderly growth of new residential, commercial, and industrial areas. 
(Future Land Use, Zoning, and Urban Design Policy Statement 1) 

 Promote a balanced mix of land uses to accommodate continuous growth and 
promote the proper location of land uses based on compatibility, locational needs, 
and characteristics of each use. (Future Land Use, Zoning, and Urban Design Policy 
Statement 1) 

 Promote residential and mixed-use development downtown. (Future Land Use, 
Zoning, and Urban Design Policy Statement 2) 

 Encourage residential infill development on vacant lots within or adjacent to existing 
neighborhoods. (Future Land Use, Zoning, and Urban Design Policy Statement 3)  

 Promote interconnected neighborhoods with appropriate transitions between lower-
intensity and higher-intensity land uses. (Future Land Use, Zoning, and Urban 
Design Policy Statement 3) 

 Support the separation of high-volume traffic from residential areas or other noise-
sensitive land uses. (Future Land Use, Zoning, and Urban Design Policy Statement 
3) 

 The former Northside Manor property has been closed following relocation of its 
affordable housing units to the Palms at Leopard, and the property is up for sale. 
Depending on the purchaser, this too might provide possibilities for new workforce 
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housing in a band of development near Staples Street. (Downtown Area 
Development Plan: Washington-Coles) 
 

Department Comments: 

 The proposed rezoning is inconsistent with the adopted Comprehensive Plan (Plan 
CC).  

 The proposed rezoning is incompatible with neighboring properties and with the 
general character of the surrounding area. The proposed “IL” Light Industrial District 
constitutes a dramatic increase in the intensity of land uses that is surrounded 
multifamily zoning districts. The only industrially zoned properties in the Washington-
Coles neighborhood are located north of the subject property and across West 
Broadway Street. The uses are comprised of the Broadway Wastewater Treatment 
Plant, Union Pacific Railroad, and Concrete Street Amphitheater. 

 This proposed rezoning does have a negative impact upon the surrounding 
neighborhood. A light industrial use next to multifamily zoned properties and existing 
single-family homes to the east and south will potentially subject additional 
residential homes to hazards such as: noise, smoke, vibration, dust, and odors. At 
the time of application no additional information has been provided concerning the 
types of materials to be stored, hours of operation, or levels of potential noise.  

 Granting this rezoning to the “IL” Light Industrial District encourages future rezoning 
cases. The Downtown Area Development Plan (ADP) and Future Land Use Map 
clearly identify the Washington-Coles neighborhood for residential and small 
commercial redevelopment. Additionally, the subject property is located to the east 
and outside of the buyout area affiliated with the new Harbor Bridge project.  

 The subject property is isolated with no possible connectivity for heaver truck traffic. 
West Broadway Street as a “C1” Minor Collector Street is the only street connecting 
North Port Avenue and State Highway 181 to the subject property. The proposed 
change of zoning would encourage cut-through heavy truck traffic down Sam Rankin 
Street or North Alameda Street. Both of these streets are designated as local / 
residential streets and were not designed to handle the heavy weight of semi-trucks 
plus the additional weight of the cargo being transported to and from the subject 
property. Further taking into account the new Harbor Bridge project that will only 
further encourage truck traffic to route south through either Sam Rankin Street or 
North Alameda Street to reach the Interstate 37 frontage road. 

 Lastly, as mentioned earlier in this report, there are two properties within the block of 
the subject property that are not part of this proposed rezoning. These properties 
would remain zoned “RM-1” Multifamily 1 District. One of these remaining properties 
is an occupied single-family home. Meaning, if the change of zoning were to occur, 
these properties would be surrounded by the industrial use and exposed to all of the 
aforementioned hazards of lights, dust, smoke, vibrations, odors, and noise. 
However, the industrial use would be required to install the zoning district buffer yard 
of 20-feet and 20 points, as well as a 40-foot setback if a building was to be 
constructed on-site. 

 
Planning Commission and Staff Recommendation (February 20, 2019): Denial of 
the change of zoning from the “RM-1” Multifamily 1 District to the “IL” Light Industrial 
District.  
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Vote Results: 
For:    8 
Opposed:   0 
Absent:    1 
Abstained: 0 
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Number of Notices Mailed –  57 within 200-foot notification area 
                                              137 outside notification area  
 
As of February 15, 2019: 
In Favor           – 2 inside notification area 

– 1 outside notification area 
 

In Opposition           – 13 inside notification area  
– 2 outside notification area  

 
Totaling 13.52% of the land within the 200-foot notification area in opposition. 

 
Attachments: 

A. Location Map (Existing Zoning & Notice Area)  
B. Public Comments Received (if any) 

 
K:\DevelopmentSvcs\SHARED\ZONING CASES\2019\0219-02 HCS 311, LLC\Council Documents\CC Report_0219-02 HCS 311 LLC.docx 
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