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STAFF REPORT 
 
Case No. 0816-01  
HTE No. 16-10000024 
 
Planning Commission Hearing Date: August 24, 2016 
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n Applicant/Owner: Maria G. Lopez 

Representative: Maria G. Lopez                                                           
Legal Description/Location: A 0.037 acres tract of land, being the remainder 
of lot 2, Block 6 of the San Diego Addition Unit 1, located on the east side of 
Niagara Street between Guadalupe Street and Nogales Street.  
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 From: “RS-6” Single-Family 6 District 
To: “CN-1” Neighborhood Commercial District  
Area: 0.037 acres 
Purpose of Request: To allow a fast food restaurant  
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site “RS-6” Single-
Family 6 Vacant Low Density 

Residential 

North 

“RS-6” Single-
Family 6/ “CN-1” 
Neighborhood 
Commercial 

Low Density 
Residential / 
Commercial 

Low Density 
Residential / 
Commercial 

South “RS-6” Single-
Family 6 

Low Density 
Residential 

Low Density 
Residential 

East 
“CN-1” 

Neighborhood 
Commercial 

Vacant Low Density 
Residential 

West “RS-6” Single-
Family 6  

Low Density 
Residential 

Low Density 
Residential 
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Area Development Plan: The subject property is located within the 
boundaries of the Westside Area Development Plan and is planned for low 
density residential uses.  The proposed rezoning to the “CN-1” Neighborhood 
Commercial District is not consistent with the adopted Future Land Use Map 
but is consistent with the policies in the Westside Area Development Plan. 
Map No.: 047041 
Zoning Violations: None 
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n Transportation and Circulation: The subject property has approximately 
90.03 feet of street frontage along Niagara Street. The applicant, who also 
owns the abutting Lot 1, intends on combining Lot 1 and 2. Lot 1 is on an 
existing local street, Guadalupe Street, with 59.56 feet of frontage and  
Lot 2 is on an existing arterial street, South Port Avenue, with 94.32 feet of 
frontage.  
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Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 
(2012) 

Niagara 
St. Local Street 50’ ROW 

28’ paved 
50’ ROW 
28’ paved N/A 

South 
Port 

Avenue 
A1 95’ ROW 

64’ paved 
98’ROW 
85’paved 4,730 ADT 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RS-6” Single-
Family 6 District to the “CN-1” Neighborhood Commercial District to allow the 
construction of a commercial use on Lot 2. The applicant also owns the abutting Lot 1 
which is zoned a “CN-1” Neighborhood Commercial District and will combine Lot 1 and 
2 for commercial use. 
 
Development Plan:  The applicant is proposing to develop a fast food establishment 
with a 243 square feet portable building that will have twelve parking spaces. The 
subject property will be required to maintain a 10 foot rear setback adjacent to the 
single-family dwellings and no setback along Niagara Street is required. A 
redevelopment type buffer yard shall be required along the rear property line. 
 
Existing Land Uses & Zoning: The subject property is vacant and zoned “RS-6” 
Single-Family 6 District. The subject property to the north is a combination “RS-6” 
Single-Family 6 District and “CN-1” Neighborhood Commercial District. To the east is 
“CN-1” Neighborhood Commercial District and is a vacant property with an arterial 
access. The property to the south is zoned “RS-6” Single-Family 6 District and is 
occupied by two single-family residential houses.  To the west is zoned “RS-6” Single-
Family 6 where there are low density residential uses.   
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
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Comprehensive Plan & Area Development Plan Consistency: The subject property 
is located within the boundaries of the Westside Area Development Plan (ADP). The 
proposed rezoning is not consistent with the adopted Future Land Use Plan’s 
designation of the property as Low Density Residential but is consistent with the policies 
in the Westside Are Development Plan and the Corpus Christi Policy Statements. 
Additionally, the following are pertinent elements of the Comprehensive Plan should be 
considered:  
 

• The proposed rezoning of “CN-1” Neighborhood Commercial District is following 
the guidance of the Westside ADP C.1 policy statement that says commercial 
activities should be placed at locations with good access and visibility. Its key 
objectives also state to achieve a harmonious arrangement of land uses to create 
a pleasant living and working environment.  

 
• Commercial uses adjacent to existing or proposed residential areas should be 

buffered or use sensitive design. (Corpus Christi Policy Statements, Land Use, 
Residential Policy Statement c.)  

 
• Incompatible industrial and commercial land uses should not abut residential 

areas... When these uses must abut residential areas, steps shall be taken to 
minimize conflicts, i.e., provision of open space, landscaping, screening fences, 
etc. (Corpus Christi Policy Statements, Land Use, Residential Policy Statement 
i.)   

 
  

Plat Status: The subject property is platted, however, the property owner will be 
required to replat the entire ownership (Lots 1 and 2) to develop the restaurant use.  
 
Department Comments: 

• The proposed rezoning deviates from the Comprehensive Plan Future Land Use 
map as the Future Land Use Map recommends Low Density Residential uses. 

• This location in combination with Lot 1 abuts a high-intensity arterial street where 
single-family uses are not recommended. The location is considered an “in-fill” 
development site since water, wastewater and stormwater utilities are available 
to serve the property. 

• The location is also one block north from a park and could compliment the park 
by offering refreshments and food to park goers. 

• The proposed rezoning of Lot 2 to the “CN-1” Neighborhood Commercial District 
will help to service the convenience shopping needs of the neighborhood while 
protecting the neighborhood from some of the heavier more intense uses 
permitted in the General Commercial Districts. 

• The Zoning Map amendment, while not consistent with the Future Land Use 
map, is consistent with the policies in the Comprehensive Plan concerning 
efficient in-fill development, commercial uses to serve neighborhood needs, etc. 

• The amendment is compatible with the present zoning and conforming uses of 
nearby property and to the character of the surrounding area. 
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• The property to be rezoned is suitable for uses permitted by the zoning district 
that would be applied by the proposed amendment. 

• In staff’s opinion the Zoning Map amendment does not have a negative impact 
upon the surrounding neighborhood.  

 
 

Staff Recommendation: 
Approval of the change of zoning from the “RS-6” Single-Family 6 District to the “CN-1” 
Neighborhood Commercial District. 
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Number of Notices Mailed –  20 within 200-foot notification area 
                                              6 outside notification area  
 
As of August 17, 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) 
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