
STAFF REPORT 
 
Case No. 0616-04  
HTE No. 16-10000019  
 
Planning Commission Hearing Date: June 29, 2016 (Tabled from June 15, 2016) 
 

A
pp

lic
an

t  
&

 L
eg

al
 D

es
cr

ip
tio

n 

Owner: Strategic Investment Solutions, LLC and David P. Fillmore, etals. 
Representative: John Kendall 
Legal Description/Location: 29.139 acres being out of the Flour Bluff Gas 
Plant, Flour Bluff Gas Plant Unit 2, Flour Bluff Gas Plant Unit 3, and Tract I, a 
portion of a 10.29 acre tract described in a deed recorded in Document No. 
2015048239, Deed Records Nueces County, Texas, and being all of Tract II, 
a 2.26 acre tract described in a deed recorded in Document No. 
2015048239, Deed Records Nueces County, Texas, and generally located 
on the south side of Graham Road between Waldron Road and Laguna 
Shores Road. 
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 From: “CG-2” General Commercial District, “CC” Commercial Compatible 
District, “IH” Heavy Industrial District and “RM-1” Multifamily 1 District 

To: “RV” Recreational Vehicle Park District 
Area: 29.139 acres 
Purpose of Request: To allow the development of a recreational vehicle                                    
park. 
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site 

“CG-2” General 
Commercial, “CC” 

Commercial 
Compatible, “IH” Heavy 
Industrial and “RM-1” 

Multifamily 1 

Vacant and Heavy 
Industrial  

Light Industrial, 
Commercial and 
Medium Density 

Residential 

North 

“CG-2” General 
Commercial, “RM-1” 

Multifamily 1, and “RM-
1/SP” Multifamily 1 with 
a Special Permit for an 

Enclosed Boat Barn 
Facility 

 
Vacant, Park, Low 
Density Residential 
and Public/Semi-

Public 

Park and Medium 
Density Residential 

South 
“RS-6” Single-Family 6 

and “RMH” 
Manufactured Home 

Vacant and Mobile 
Home 

Low Density 
Residential and 
Mobile Home 

East “RM-1” Multifamily 1 Vacant and Low 
Density Residential 

Medium Density 
Residential 

West 
“CG-2” General 

Commercial and “RM-1” 
Multifamily 1 

Vacant and 
Public/Semi-Public 

Commercial and 
Public/Semi-Public  
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Area Development Plan: The subject property is located within the 
boundaries of the Flour Bluff Area Development Plan and is planned for Light 
Industrial, Commercial and Medium Density Residential uses.  The proposed 
rezoning to the “RV” Recreational Vehicle Park District is not consistent with 
the adopted Future Land Use Map, however, it is consistent with many of the 
elements of the Flour Bluff Area Development Plan. 
Map No.: 035031 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 
660 feet of street frontage along Graham Road, which is a “C1” Minor 
Residential Collector street. 
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. Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Graham 
Road 

“C1” Minor 
Residential 
Collector 

60’ ROW 
40’ paved 

55’ ROW 
20’ paved N/A 

     

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “CG-2” General 
Commercial District, “CC” Commercial Compatible District, “IH” Heavy Industrial District 
and “RM-1” Multifamily 1 District to the “RV” Recreational Vehicle Park District to 
develop a recreational vehicle park. 
 
Development Plan:  The proposed property is within the Flour Bluff Area Development 
Plan and consists largely of the former Flour Bluff Gas Plant.  The applicant plans to 
demolish the remaining structures on the property and is proposing to develop a 
recreational vehicle park.  The maximum depth of the property measures 1,290 feet and 
the maximum width measures 1,122 feet.  Proposed amenities include an onsite office, 
laundry facilities, a community room, and a central bathing area, all of which are 
permitted accessory uses.  Development standards for an RV park require at least three 
acres of land with no more than 25 units per acre, and open space of 8%.  With 29.139 
acres, the applicant could accommodate over 700 pad sites with a dedicated open 
space area of 2.33 acres.  The applicant has indicated they will develop considerably 
fewer than 700 pad sites and will provide more than the required 8% open space in 
order to “enhance the traveler’s experience.”  A 10-foot wide buffer yard will be required 
on portions of all adjacent property boundaries except to the east.  No buffer is required 
for “RV” adjacency to the “RM-1” zoning district.   
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Other requirements of the City’s Unified Development Code include: 
 

• All trash shall be stored in fly-tight, water-tight, and rodent-proof containers, 
which shall be located no more than 150 feet from any parking space. 

• The owner of the Recreational Vehicle park area shall at all times operate the 
Recreational Vehicle park in compliance with this Code and shall provide 
adequate supervision to maintain the recreational vehicle park area, its facilities, 
and keep equipment in good repair and in a clean and sanitary condition at all 
times. 

• The UDC mandates that pad sites may be rented on a daily or weekly basis only, 
and the occupant of a trailer pad may not stay in the park for more than 180 
continuous days.   

• The park will be required to conform to all applicable regulations contained in 
Building, Gas, Fire, Plumbing and Electrical Codes. 

• UDC Section 7.8.4.13 requires that a recreational vehicle in an RV Park must be 
fully licensed and ready for highway use.  Ready for highway use is defined as 
an RV being on its wheels or jacking system and is attached to the site only by 
quick disconnect type utilities and security devices and has no permanent 
attached additions. 
 

Existing Land Uses & Zoning: The subject property is zoned “CG-2” General 
Commercial, “CC” Commercial Compatible, “IH” Heavy Industrial and “RM-1” Multifamily 
1 and consists of vacant land and the former Flour Bluff Gas Plant.  North of the subject 
property is zoned “CG-2” General Commercial and “RM-1” Multifamily 1 and consists of 
commercial uses, a park, low density residential uses, and a public/semi-public use 
(Texas Parks and Wildlife boat storage).  South of the property is zoned “RS-6” Single-
Family 6, which is vacant land, and “RMH” Manufactured Home District with an existing 
manufactured home park and what seems to be some RV uses.  To the east is zoned 
“RM-1” Multifamily 1 and consists of vacant and low density residential uses.  The 
property to the west is zoned “CG-2” General Commercial with developing boat storage 
uses and “RM-1” Multifamily 1 where a church is located. 
 
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 subject property 
is located within the boundaries of the Flour Bluff Area Development Plan (ADP). The 
proposed rezoning to the “RV” Recreational Vehicle Park District is not consistent with 
the Flour Bluff ADP or the adopted Future Land Use Plan’s designation of the property 
as light industrial uses. Additionally, the following are pertinent elements of the 
Comprehensive Plan and should be considered: 
 

- While the Future Land Use Plan designates a large portion of the property for 
Light Industrial uses, the industrial designation was intended to recognize that 
the gas plant existed prior to adoption of the City Future Land Use Plan.   

- Minimize the impact of commercial areas on adjacent, existing or future 
residential areas through the use of compact designs, screening fences, open 
space and landscaping. (Corpus Christi Policy Statements, Commercial Land 
Use, B)  
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- The City encourages expanded and additional recreation vehicle areas to serve 
tourists. Rezoning of proposed commercial and/or multi-family land use near 
SPID and adjacent to the Laguna Madre for recreational vehicle usage should be 
encouraged. Zoning this area for recreation vehicles would take advantage of the 
natural resource of the Laguna Madre, excellent access to South Padre Island 
Drive and would meet community objectives to minimize potential for property 
losses in flood prone areas (due to the mobile nature of this use). (Flour Bluff 
Area Development Plan, Policy Statement B.9). 
 

Plat Status: The subject property must be replatted. 
 
Department Comments: 
• The proposed rezoning is consistent with the Comprehensive Plan:  

o Even though the gas plant use is shown as Light Industrial on the Future 
Land Use map, the proposed use of the area as an RV Park should be 
considered as more compatible with the surrounding residential and 
commercial area and consistent with the intent of the Comprehensive Plan. 

• It is staff’s opinion that the proposed rezoning would not negatively impact the 
surrounding existing or future uses. 

• An “RV” District would allow uses that are compatible Graham Road, a designated 
C-1 Collector Street on the Urban Transportation Plan. 

• Staff’s opinion is that conversion of the gas plant site to an RV Park facility does not 
decrease the residential desirability of this neighborhood, which is one of the 
findings required of the Comprehensive Plan when deciding which commercial uses 
to allow within residential areas. 

• The site is located in the 500 year flood plain area and not in a Special Flood Hazard 
Area. However, it should be said that the area is still very near the Laguna Madre 
and the gulf coast.  Therefore, in times of a storm event, this use is mobile and can 
evacuate thereby reducing the potential for storm damage.   
 

Staff Recommendation: 
Approval of the rezoning from the “CG-2” General Commercial, “CC” Commercial 
Compatible, “IH” Heavy Industrial and “RM-1” Multifamily 1 Districts to the “RV” 
Recreational Vehicle Park District.  
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Number of Notices Mailed –  16 within 200-foot notification area 
                                                1 outside notification area  
 
As of June 22, 2016: 
In Favor           – 0 inside notification area 

– 0 outside notification area 
 

In Opposition           – 4 inside notification area  
– 0 outside notification area  

 
Totaling 6.15% of the land within the 200-foot notification area in opposition. 
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Attachments: 
1. Location Map (Existing Zoning & Notice Area) 
2. Application 
3. Public Comments Received (if any) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
K:\DevelopmentSvcs\SHARED\ZONING CASES\2016\0616-04 Strategic Investment Solutions, LLC\PC Documents\Report for PC - 0616-04 Strategic 
Investment Solutions.docx 
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Beverly Priestley

From: Toni McIntyre <tonimc1040@sbcglobal.net>
Sent: Wednesday, June 15, 2016 10:34 AM
To: Beverly Priestley
Subject: Fw: drainage pictures Rezoning Case 0616-04
Attachments: 1463404053128.jpg; 1465568268682.jpg

  
The attached are 2 pictures of the property right next to our home, 337 Graham, after the rains a few weeks 
ago.  You can see that even with the ditch that was dug several months ago it still floods significantly.  The 
water near the fence, even with the drainage, sits for many more days.  I am very concerned that, at best, this 
will not be any better with any changes.  More likely, if it is filled in there it will just make it even worse for us 
and the others to left of these pictures. 
 
Beverly, I hope you are able to help me with this.  Please let me know if so. 
 
 
Thanks, 
 
Toni McIntyre 
 
 

 

 
 

On Wednesday, June 15, 2016 10:18 AM, Darrell McIntyre <dem.tx@sbcglobal.net> wrote: 
 

 
 








