
ZONING REPORT 
Case No.: 0812-02  
HTE No. 12-14000001 
 
Planning Commission Hearing Date: February 13, 2013 (Tabled on Aug. 15, Sept. 
12, & Dec. 19) 
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Applicant/Representative: N.P. Homes, L.L.C. 
Owner: N.P. Homes, L.L.C. 
Legal Description/Location: King’s Crossing West Unit 2, Block 2, Lot 3, 
located at the northeast corner of Chicago Drive and approximately 500 feet 
west of South Staples Street (FM 2444). 
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 From: “CG-2” General Commercial District 
To: “CG-2/PUD” General Commercial District with a Planned Unit 
Development Overlay 
Area: 3.301 acres 
Purpose of Request: To allow construction of a 32-unit townhouse 
development. 
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site “CG-2” General 
Commercial Vacant Commercial 

North “CG-2” General 
Commercial Vacant Commercial 

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

Low Density 
Residential 

East “CG-2” General 
Commercial Commercial Commercial 

West “RS-6” Single-Family 6 Low Density 
Residential 

Low Density 
Residential 
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Area Development Plan: The subject property is located in the Southside 
Area Development Plan (ADP) and is planned for commercial uses. The 
proposed change of zoning to the “CG-2/PUD” General Commercial District 
with a Planned Unit Development Overlay is consistent with the adopted 
Future Land Use Plan because the base zoning district is not changing. 
Map No.: 045031 
Zoning Violations: None  
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Transportation and Circulation: The subject property has 576 feet of 
frontage along the north side of Chicago Drive and has 235 feet of frontage 
along the east side of Chicago Drive, which is a Local Residential Street. The 
subject property has indirect access to South Staples Street (FM 2224), which 
is an “A3” Primary Arterial Divided Street, via Chicago Drive. The subject 
property is approximately 500 feet west of South Staples Street. 
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Urban 
Transportation 

Plan Type 
Proposed 
Section 

Existing 
Section  

Traffic 
Volume 
(2010) 

Chicago 
Drive Local Residential  60’ ROW,  

40’ paved 
60’ ROW,  
40’ paved 

Not 
Available 

South 
Staples 
Street  

(FM 2224) 

“A3” Primary 
Arterial Divided 

130’ ROW,  
79’ paved 

92’ ROW,  
65’ paved 7,651 ADT 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a change of zoning from the “CG-2” 
General Commercial District to the “CG-2/PUD” General Commercial District with a 
Planned Unit Development Overlay (PUD) in order to construct a 32-unit townhouse 
development. The proposed development would be classified as a medium-density 
residential land use, which ranges from 8 to 22 dwelling units per acre. The applicant is 
requesting the PUD zoning because it offers flexibility in the required development 
standards that the “CG-2” District imposes, such as setbacks and street design.  

 
Applicant’s Development Plan: The applicant plans to construct a gated townhouse 
development consisting of three four-plex structures, six three-plex structures, and one 
duplex structure for a total of 32 dwelling units and a density of 9.7 dwelling units per 
acre. The proposed lot sizes are a minimum of 3,000 square feet and the floor area of 
each dwelling unit would range from 1,300 to 1,500 square feet with an attached two-
car garage and two parking spaces in front of the garage. The development would 
maintain the existing building setback lines along Chicago Drive (20 feet along the 
north-south portion of Chicago Drive and 10 feet along the east-west portion of Chicago 
Drive). With the exception of the proposed street design, open space requirements, and 
rear yard setback, the proposed development complies with the typical dimensional 
requirements for townhouse developments, which are: 
 
 Townhouse Requirements Proposed    Complies  
 Minimum Site Area: 20,000 square feet 135,036 SF Yes 
 Minimum Dwelling Unit Area (front access):  
 2,600 square feet 3,012 SF Yes 
 Minimum Dwelling Unit Width (front access): 26 feet 36 ft. Yes 
 Internal Street Yard Setback:  10 feet 15 ft. Yes 
 Side Yard: Zero (0) feet 0 ft. Yes 
 Rear Yard Setback: 15 feet 7.5-15 ft. No
 Building Separation: 10 feet 10 ft. Yes 
 Maximum Height: 45 feet 35 ft. Yes 
 Minimum Open Space: 30% 34.34% Yes 
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Existing Land Uses & Zoning: Located to the north of the subject property is a vacant 
lot, which is zoned as the “CG-2” General Commercial District. Across Chicago Drive to 
the south and west of the subject property is a single-family residential neighborhood, 
which is zoned as the “RS-6” Single-Family 6 District. To the east of the subject 
property is an animal hospital, which is zoned as the “CG-2” General Commercial 
District. 
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Comprehensive Plan & Area Development Plan (ADP) Consistency: Although the 
adopted Future Land Use Plan slates the subject property for commercial uses rather 
than medium-density residential uses, the requested Planned Unit Development (PUD) 
would not change the Future Land Use Plan because the base zoning district will not 
change. The requested PUD would be compatible with the surrounding commercial and 
residential uses and would protect the neighborhood from further encroachment of 
commercial uses. The rezoning is consistent with portions of the Comprehensive Plan 
and the Southside Area Development Plan such as: 
 

• Medium-Density residential development should be located in areas with 
convenient arterial access (Comprehensive Plan, Residential Policy Statement 
F).  

• Provide for a compatible configuration of activities with emphasis on 
accommodation of existing zoning patterns and the protection of low-density 
residential activities from incompatible activities (Southside ADP, Policy 
Statement B.1).  

• Planned Unit Developments and other creative land planning techniques should 
be encouraged (Comprehensive Plan, Residential Policy Statement K).  

• Encouraging infill development on vacant tracts within developed areas 
(Comprehensive Plan, Residential Policy Statement H). 

 
Transportation: The subject property has frontage along the north and east sides of 
Chicago Drive, which is designated as a Local Residential Street. The Comprehensive 
Plan states that medium-density developments should be located with convenient 
access to arterial streets. The subject property is approximately 500 feet west of South 
Staples Street (FM 2224), an “A3” Primary Arterial Divided street. The proposed 
townhouse development has adequate access to an Arterial street. 
 
Plat Status:  The subject property is currently platted and will be replatted in 
accordance with the approved Planned Unit Development.  
 
Department Comments: 
• The proposed townhouse development would be compatible with the surrounding 

single-family neighborhood and would provide a better transition between the 
existing and potential adjacent commercial uses and the single-family neighborhood 
to the south and west of the subject property.  
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• The PUD zoning offers more protection to the single-family neighborhood from 

nuisances associated with commercial development. The existing “CG-2” General 
Commercial District permits a broad range of commercial uses.  

• The rezoning to the PUD would help to protect the surrounding single-family 
neighborhood from further encroachment of commercial uses, which are allowed by-
right today with subject property’s existing commercial zoning designation. 

• The subject property has sufficient access to an Arterial street. 
 

Planning Commission and Staff Recommendation (February 13, 2013): 
Approval of the change of zoning from the “CG-2” General Commercial District to the  
“CG-2/PUD” General Commercial District with a Planned Unit Development Overlay, 
subject to the following eight conditions: 
 
1. Development Plan:  The Owner shall develop the Property in accordance with 

Exhibit A.  The development of the Property is to consist of six townhouse buildings 
with three dwelling units in each building, three townhouse buildings with four 
dwelling units in each building, and one duplex townhouse building with two dwelling 
units in the building.  The development of the Property shall be constructed in one 
phase. 

 
2. Dwelling Units per Acre:  The density of dwelling units on the Property cannot 

exceed 32 dwelling units on the site’s 3.301 acres. 
 
3. Building Height:  The maximum height of the townhouse buildings on the Property 

shall not exceed 35 total feet.   
   
4. Parking:  Each dwelling unit must have two parking spaces within a private garage, 

and each dwelling unit must also contain two guest parking spaces available on the 
18-foot long by 18-foot wide driveway located within the dwelling unit’s lot. 

 
5. Setbacks:  A minimum 20-foot front yard setback shall be provided along the north-

south portion of Chicago Drive and a 10-foot front yard setback along the east-west 
portion of Chicago Drive.  On individual lots not sharing a common wall with another 
dwelling unit on the Property, Owner shall provide a 5-foot wide side yard setback 
and a minimum 7.5-foot wide rear yard setback. Individual lots fronting on internal 
private streets shall have a minimum front yard setback requirement of 15 feet.  The 
separation distance between buildings shall be not less than 10 feet.  The Owners 
shall provide a minimum open space requirement of 30% on the Property. 

 
6. Private Street Access:  Each lot shall have access to a private street with a paved 

width of not less than 24 feet.  The private street shall be striped to indicate “Fire 
Lane/No Parking.”  

 
7. Pedestrian Access:  A minimum four-foot wide sidewalk is required to be 

constructed along the internal private street and shall be located in a four-foot wide 
dedicated sidewalk easement. 
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8. Time Limit:  The Owners shall commence construction of the development on the 

Property within 24 months from the date this Planned Unit Development Overlay 
ordinance is approved by the City Council. 
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area  
 
As of February 14, 2013: 
In Favor           – 0 (inside notification area); 0 (outside notification area) 
In Opposition           – 9 (inside notification area); 19 (outside notification 
area)  
 
For 10.4% in opposition. 

 
Attachments: 1. Site Map (Existing Zoning & Notice Area) 
 2. Associated PUD Replat 
 3. Public Comments 
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COMMENTS RECEIVED 
FROM PUBLIC NOTICES MAILED 

 
Case No: 0812-02 

Name: N.P. Homes, L.L.C. 
 
I. Notices returned from WITHIN the 200-foot notification area: 
  (Note:  The number(s) next to name corresponds to the attached map.) 

 
 Total number mailed:     30 
  

 
Favor:     0 
 
Opposition:     9 
 

 #14 Mike Riley (5414 Fisher): Needs to meet setback 
 
#2 Steve Seidel (5417 Fisher Circle): The proposal would create hazardous 

traffic patterns. 
 
#3 Margaret and Gary Fenn (7801 Kingshire Dr.): Traffic congestion and 

safety issues with young children. 
 
#21 Donna Worley (5413 Fisher Circle): Traffic congestion and crime. 
 
#5 Rafael Fontanez (5409 Lady Diana): Thinks it will devalue the 

neighborhood. 
 
# 18 Raul G. and Eloisa M. Garcia (5426 Armstrong Dr.): Increase in traffic, 

townhomes are too small, decrease in property value. 
 
 

II. Responses received from OUTSIDE the 200-foot notification area: 
 
 Total number mailed:     1 

 
Favor:     0 

 
Opposition:     0 



 
 
 

III. Responses received from owners/applicants of subject area: 
    

Favor:     0     
 

Opposition:     0 
 

IV. Unsolicited responses received concerning subject area: 
 

Favor:     0 
 

Opposition:     19 
 

Marilyn Gonzales (7846 Armstrong): Traffic and Crime 
 
Joshua Molina (7830 Terrell Circle): Crime rate, traffic, taxes 
 
David Crawford (7842 Terrell Circle): Crime and traffic 
 
Daniel Gains and Stacey Gains (5402 Borden Circle): Crime and traffic 
 
Simon and Arielle Badillo (7805 Armstrong): Traffic, crime, lower home 

values 
 
John and Cindy Oliveira (7801 Armstrong) Traffic, crime, and property 

value decreasing. 
 
Alberto Alvarado (7826 Regal): Traffic, property values 
 
Claudia Jackson (7818 Duchess): Traffic, parking congestion, and safety 
 
Mario Garcia (7826 Duchess): Property value will decrease 
 
Laura Griffiths (5401 Knights Circle): Safety and traffic 
 
Mildred Zapata (5409 Borden): Traffic and home value 
 
Joey Sienkiewiez (7825 Duchess): Traffic, parking, and home values 




