
PLANNING COMMISSION FINAL REPORT 
 
Case No. 0116-02  
HTE No. 15-10000068 
  
Planning Commission Hearing Date: January 13, 2016  
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Applicant/Owner: City of Corpus Christi 
Legal Description/Location: Lot 5A, Block 4, Brennan Addition, located 
on the north side of Lipan Street between Coke Street and 19th Street. 
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 From: “IH” Heavy Industrial District 
To: “RS-4.5” Single Family 4.5 District 
Area: 0.33 acres 
Purpose of Request: To allow the construction of single-family housing. 
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Existing 
Zoning 
District 

Existing Land Use Future Land Use 

Site “IH” Heavy 
Industrial Vacant Professional Office 

North “IH” Heavy 
Industrial Single-family Medium Density 

Residential 

South “IH” Heavy 
Industrial Commercial and Vacant Commercial 

East “IH” Heavy 
Industrial Vacant Medium Density 

Residential 

West “IH” Heavy 
Industrial 

Light Industrial and 
Single-family 

Medium Density 
Residential 
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Area Development Plan: The subject property is located within the 
boundaries of the Central Business Area Development Plan and is planned 
for professional office uses. The proposed rezoning to the “RS-4.5” Single 
Family 4.5 District is not consistent with the adopted Future Land Use Plan 
map but the concept of adding housing to the area is consistent with the 
Central Business Area Development Plan. 
Map No.: 046044 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 
155 feet of street frontage along Lipan Street, which is designated by the 
Urban Transportation Plan as a C1 Minor Residential Collector street.  The 
maximum desirable average daily trips for a C1 street is 1,000 to 3,000 
trips. 
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Urban 
Transportation 

Plan Type 
Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

 
Lipan 
Street C1 Collector 60’ ROW 

40’ paved 
63’ ROW 
36’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant has requested rezoning from the “IH” Heavy 
Industrial District to the “RS-4.5” Single-Family 4.5 District.   
 
Development Plan: The applicant is proposing to develop three single-family dwellings 
on the 0.33-acre site.  The site is part of the City’s initiative to create affordable housing 
and infill development.  The City program is targeting infill development in Community 
Block Grant eligible neighborhoods on private and City-owned property.  At a minimum, 
the Unified Development Code would require the property to be replatted into three lots 
with a minimum lot size of 4,500 square feet for each lot.  The “RS-4.5” District requires 
a 20-foot wide front yard, and five-foot side and rear yards.  
 
Existing Land Uses & Zoning: All the adjacent property is zoned “IH” Heavy Industrial.  
Properties to the north have a drainage ditch and single family dwellings.  To the west is 
a light industrial used lot and single-family dwellings.  East of the subject property are 
two vacant lots.  The property to the south has a commercial use, Habitat for Humanity 
Restore. 
 
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 proposed 
rezoning to the “RS-4.5” Single-Family District is consistent with the Central Business 
Area Development Plan to encourage additional housing in or near the Central 
Business District. However, the adopted Future Land Use Plan’s designation of the 
property as Professional Office is not consistent with the proposed zoning to a 
residential district. Additionally, the following are pertinent elements of the 
Comprehensive Plan and should be considered: 
 

- The conflict with the Future Land Use map designation of Professional Office is 
mitigated by the fact that development of single family dwellings will result in less 
intensity of use and impact to utilities than development of office uses. 
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- Because housing is normally a private-sector product, positive incentives should 

be investigated to do everything possible to encourage the construction of 
affordable housing for all citizens. (Corpus Christi Policy Statements Housing – 
Introduction) 

- Increase the availability of housing for low and moderate income families.  One of 
the most elementary and vital elements of a desirable standard of living is the 
availability of standard housing for families. The City should seek all federal, 
state and local programs that can address this important need. Emphasis should 
be placed on providing adequate housing through the rehabilitation of 
substandard housing units. Emphasis should also be placed on the use of public 
funds to leverage private investment for housing rehabilitation and new 
construction of housing for low and moderate income families. (Corpus Christi 
Policy Statements Housing – Policy H.)  

- The construction of quality, affordable new homes, and the rehabilitation of 
substandard homes should be encouraged. Single-family home ownership is still 
viewed, by most people, as the ideal form of housing. However, rising costs have 
made the purchase of new homes difficult for many citizens’ especially young 
families and minorities. The maintenance of older residential areas and the 
rehabilitation of run down housing units will provide citizens with quality living 
environments and will help keep older neighborhoods viable. (Corpus Christi 
Policy Statements Housing – Policy. A) 

- Infill development should be encouraged on vacant tracts within developed 
areas. Owners of vacant tracts or lots should be encouraged to develop their 
properties. Steps should be taken to improve the economic viability of infill 
development through incentives that will attract private investments. (Corpus 
Christi Policy Statements Residential – Policy H.)  

- Encourage high-density residential development in the Central Business District. 
High-density residential development is crucial to the continued redevelopment of 
the Central Business District and should therefore be encouraged. This type of 
redevelopment, combined with hotel and motel development, will help establish a 
core residential population that will serve to support further commercial growth 
and redevelopment in the Central Business District. (Corpus Christi Policy 
Statements Central Business District – Policy D.)  
 

Plat Status: The subject property is in the process of being replatted into three lots of at 
least 4,500 square feet each.   
 
Department Comments: 
• The proposed rezoning is consistent with the Comprehensive Plan. 
• The proposed rezoning is compatible with surrounding uses; however the 

surrounding Heavy Industrial zoning conflicts with residential uses. 
o This area may need to be reviewed for a possible City initiated rezoning, 

given the amount of vacant land and the goals of the Central Business Plan to 
encourage new or revitalization of residential uses in the area. 

• The property is suitable for the proposed residential uses and currently served by 
water and wastewater lines, a street with curb, gutter and a sidewalk.  A drainage 
ditch abuts the property to the north. 

• The rezoning and subsequent zoning map amendment will not negatively impact the 
surrounding properties.  
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Planning Commission and Staff Recommendation: 
For: 6 
Against: 0 
Absent: 3 
Approval of the change of zoning from the “IH” Heavy Industrial District to the “RS-4.5” 
Single-Family 4.5 District.  
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Number of Notices Mailed –  44 within 200-foot notification area 
                                              3 outside notification area  
 
As of January 19, 2016: 
In Favor           – 1 inside notification area 

– 0 outside notification area 
 

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

 
Totaling 1.33% 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  
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Jan. 13, 2016 D. Wood
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