
PLANNING COMMISSION REPORT 
 

Case No. 0122-04  
INFOR No. 21ZN1051 
 
Planning Commission Hearing Date: January 12, 2022 
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 Owner: Saratoga Palms Properties, Ltd. 
Applicant: Urban Engineering 
Location Address: 5409 Lipes Boulevard 
Legal Description: 9.43-acre tract out of Lots 6 and 7, Section 6, Flour Bluff 
and Encinal Farm and Garden Tracts, located on the south side of Lipes 
Boulevard, west of South Staples Street, and east of Sun Wood Drive 
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t From: “RM-1/SP” Multifamily District with a Special Permit 

To: “RM-1/SP” Multifamily District with a Special Permit 
Area: 9.43 acres 
Purpose of Request: To allow for the construction of an apartment complex 
with increased density. 
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 Existing Zoning District 
Existing  

Land Use 
Future  

Land Use 

Site 
 “RM-1/SP” Multifamily District 

with a Special Permit 
Medium Density 

Residential  
High Density 
Residential 

North “RS-6” Single-Family 6 District 
Park and Low 

Density 
Residential 

Permanent Open 
Space and 

Medium Density 
Residential 

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

Medium Density 
Residential 

East 
“RM-1/SP” Multifamily District 

with a Special Permit 
Medium Density 

Residential 
High Density 
Residential 

West 
“RM-1/SP” Multifamily District 

with a Special Permit 
Medium Density 

Residential 
High Density 
Residential 
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 Area Development Plan: The subject property is located within the boundaries 

of the Southside Area Development Plan and is planned for a high-density 
residential use. The proposed rezoning to the “RM-1/SP” Multifamily District with 
a Special Permit is consistent with the adopted Comprehensive Plan (Plan CC). 
City Council District: 5 
Zoning Violations:  None 
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Transportation and Circulation: The subject property has approximately 630 
feet of street frontage along Lipes Boulevard which is designated as a “C1” 
Minor Collector Street. According to the Urban Transportation Plan, “C1” Minor 
Collector Streets can convey a capacity between 1,000 and 3,000 Average Daily 
Trips (ADT). 
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Street 
Urban Transportation 

Plan Type 
Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Lipes 
Boulevard 

“C1” Minor Collector 
60’ ROW 
40’ paved 

60’ ROW 
35’ paved 

N/A 

 
Staff Summary: 
 
Development Plan: The subject property is 9.43 acres in size. The developer is 
proposing a 246-unit apartment complex consisting of three-story tall buildings with 466 
parking spaces. The applicant is seeking to amend the existing special permit to allow a 
density of 28 dwelling units per acre. 
 
Existing Land Uses & Zoning: The subject property was rezoned to the “RM-1/SP” 
Multifamily District with a Special Permit in 2015. To the north across Lipes Boulevard is 
Crossgate Park and residential homes zoned “RS-6” Single-Family 6 District. To the south 
are residential homes zoned “RS-6” Single-Family 6 District. To the east are two 
multifamily developments zoned “RM-1/SP” Multifamily District with a Special Permit and 
consisting of a combined 169 dwelling units. To the west is a vacant property zoned “RM-
1/SP” Multifamily District with a Special Permit with a 60-unit apartment complex currently 
under construction and the Incarnate Word Convent zoned “RM-1” Multifamily District. 
 
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 C900 line located along Lipes Boulevard. 
Wastewater: 12-inch VCP line located along Lipes Boulevard. 
Gas: 8-inch Service Line located along Lipes Boulevard. 
Storm Water: 48-inch line located along Lipes Boulevard. 

 
Plan CC & Area Development Plan Consistency: The subject property is located within 
the boundaries of the Southside Area Development Plan and is planned for a high-density 
residential use. The proposed rezoning to the “RM-1/SP” Multifamily District with a 
Special Permit is consistent with the adopted Comprehensive Plan (Plan CC). The 
following policies should be considered:  
 

 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) 

 Encourage residential infill development on vacant lots within or adjacent to existing 
neighborhoods. (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) 
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 Encourage direct arterial access for high-density apartments or interior access from a 
street designed specifically to collect the apartment traffic and distribute it directly to 
an arterial without passing through a lower density residential area. (Future Land Use, 
Zoning, and Urban Design Policy Statement 3) 

 Encourage convenient access from medium-density residential development to 
arterial roads. (Future Land Use, Zoning, and Urban Design Policy Statement 3) 

 
Department Comments: 

 The proposed rezoning is consistent with the adopted Comprehensive Plan (Plan CC) 
and compatible with the adjoining properties. 

 The original Special Permit approved by Ordinance #030434 was allows a density up 
to 22 dwelling units per acre and to prohibit dumpsters being located less than 50 feet 
to the shared property line with the residential homes to the south.  

 Based on the existing Special Permit, the maximum capacity of units available without 
the rezoning is 207 dwelling units. The applicant is requesting to construct 246-units 
which is a difference of 39 units. 
 

Staff Recommendation: 
Approval of the change of zoning from the “RM-1/SP” Multifamily District with a Special 
Permit to the “RM-1/SP” Multifamily District with a Special Permit. 
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Number of Notices Mailed – 32 within 200-foot notification area. 
                                              4 outside notification area  
 
As of January 6, 2022: 
In Favor           – 0 inside notification area 

– 0 outside notification area 
 

In Opposition           – 1 inside notification area  
– 0 outside notification area  

 
Totaling 0.81% of the land within the 200-foot notification area in opposition. 
 
*Created by calculating the area of land immediately adjoining the subject property and extending 200-foot therefrom. The 
opposition is totaled by the total area of land that each individual property owner owns converted into a percentage of the 
total 200-foot notification area. Notified property owner’s land in square feet / Total square footage of all property in the 
notification area = Percentage of public opposition 

 
Attachments: 

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