
STAFF REPORT 
Case No. 0916-01 
HTE No. 16-10000033 

Planning Commission Hearing Date: September 7, 2016 
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Applicant/Representative:  Long Build 
Owner: Coastal Bend Grace House, LLC 
Legal Description/Location: Lot 4, Block 3, Hill Country Estates, located on 
the southeast corner of Kingsbury Drive and McKinzie Road. 
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 From: “CN-1” Neighborhood Commercial District 

To: “CG-1/SP” General Commercial District with a Special Permit 
Area: 0.86 Acres 
Purpose of Request: To allow construction of a social service use. 
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Existing Zoning 
District Existing Land Use Future Land Use 

Site “CN-1” Neighborhood 
Commercial  Vacant Commercial 

North “RS-TF” Two Family Vacant Medium Density 
Residential  

South  “CN-1” Neighborhood 
Commercial  Vacant Commercial 

East “RS-TF” Two Family Low Density 
Residential  

Medium Density 
Residential  

West “RS-6” Single-Family 6 Public/Semi-Public Public/Semi-Public 
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Area Development Plan: The subject property is located within the 
boundaries of the Northwest Area Development Plan and is planned for 
commercial uses on the corner of McKinzie Drive and Kingsbury Drive. The 
proposed rezoning to the “CG-1/SP” General Commercial District with a 
special permit is consistent with the adopted Future Land Use Map and the 
Northwest Area Development Plan. 
Map No.: 061048 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 
240 feet of street frontage along McKinzie Road, which is a secondary divided 
arterial and 160 feet of street frontage along Kingsbury Drive, which is a local 
street. The subject property is located approximately 3,706 feet south of 
Leopard Street, which is Secondary Arterial Divided street. 
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Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section 

Traffic 
Volume 
(2011) 

McKinzie 
Road 

“A2” Secondary 
Divided Arterial 

100’ ROW 
54’ paved 

100’ ROW 
80’ paved 7,049 ADT 

Kingsbury 
Drive Local Residential 50’ ROW 

28’ paved 
54’ ROW 
20’ paved N/A 

Staff Summary: 

Requested Zoning: The applicant is requesting a rezoning from the “CN-1” 
Neighborhood Commercial District to the“CG-1/SP” General Commercial District with a 
Special Permit to allow the construction of a social service use. A transitional housing 
facility is not considered a neighborhood commercial use.  

Development Plan: The applicant is proposing a transitional housing facility. 
Specifically, this use is classified as a social service on a 0.86-acre tract of land. The 
residential unit is designed for 10 women, a director, and a staff assistant. The only 
people allowed vehicles are staff and the only visitors are ‘Life-skill’ training and 
religious formation instructors. The program lasts for 9 months per resident with 
extensive programming. Extended stay or premature departure from program is on a 
case-by-case basis based on the individual’s behavior and circumstances. The 
proposed transitional housing facility will consist of 9 rooms and 4.5 bathrooms, totaling 
4,192 square feet of building area (not including a garage of 581 square feet.). The 
rooms consist of 6 bedrooms, 1 office, a study, an exercise room, a living room, den, a 
dining room and kitchen area to serve only those enrolled in the non-profit’s transitional 
housing facility. Parking shall consist of one per employee and 1 per 250 square feet of 
office space. 

Of the beds planned for the new facility, the master suite is to be used by the director 
and each subsequent room on the opposite side of the house will be occupied by two 
residents. Coastal Bend Grace House accepts only women. 

Existing Land Uses & Zoning: The subject property is vacant and zoned “CN-1” 
Neighborhood Commercial District. North of the subject property, across Kingsbury 
Drive, is also vacant land zoned “RS-TF” Two-family District. South of the subject 
property is another vacant lot zoned “CN-1” Neighborhood Commercial District. East of 
the subject property is a low density residential also zoned “RS-TF” Two-family District. 



West of the subject property is Tuloso-Midway High School zoned “RS-6” Single-Family 
6 District which is a public/semi-public use. 

AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 

Plat Status: The subject property is a platted lot. 

Comprehensive Plan & Area Development Plan Consistency: The subject property 
is located within the boundaries of the Northwest Area Development Plan (ADP). The 
proposed rezoning to the “CG-1/SP” General Commercial District with a Special Permit 
is consistent with the Northwest ADP and the adopted Future Land Use Plan’s 
designation of the property as commercial. Additionally, the following are pertinent 
elements of the Comprehensive Plan Policy Statements that warrant consideration: 

• Encouraging infill development on vacant tracts within developed areas (Policy
Statements, Residential Policy Statement F)

• Locating medium-density residential development along a collector street with
convenient access to an arterial street (Policy Statements, Residential Policy
Statement H)

• The density of development in an area should be directly related to the design
capacity of the infrastructure. (Policy Statements, Land Use Policy F)

• Social service facilities should be provided in a systematic manner that ensures
services are provided where they are most needed. In order to systematically
provide these services, standards should be developed which are based on
population size and the socio-economic characteristics of the population.
(Comprehensive Plan Policy Statements on Social Services pg. 52)

• Some social service facilities should meet the needs of specific populations. The
quality and physical setting of all social services should be periodically reviewed,
and improved if necessary, to meet the needs of the elderly, disabled, and other
special population groups. (Comprehensive Plan Policy Statements on Social
Services pg. 52)

Department Comments: 
• The proposed rezoning complies with the Comprehensive Plan.
• The use is typically allowed in the “CG-1” General Commercial District through a

Special Permit.
• Applicable review bodies shall consider following the criteria according to the Unified

Development Code Section 3.6.3 in reference to Special Permits.
• The location is considered an in-fill development site since water, wastewater, and

stormwater utilities are available to serve the property.
• The social service use is less intense than some of the heavier uses permitted in the

General Commercial Districts or Neighborhood Commercial Districts.



• The rezoning will be compatible with the Future Land Use Map and is consistent with
the policies in the Comprehensive Plan concerning in-fill development, location of
social service, and commercial uses.

• The property to be rezoned is suitable for uses permitted by the Special Permit.
• A transitional housing facility is more like a residential use than a commercial use

and is appropriately located on the fringe of a neighborhood and on an arterial street
among other commercial sites.

• General Commercial uses are not appropriate at this location due to insufficient
street capacity (intersection of arterial and local streets) and adjacent to single-family
uses.

Staff Recommendation: 
Denial of the change of zoning from the “CN-1” Neighborhood Commercial District to 
the “CG-1/SP” General Commercial District with a Special Permit and, in lieu thereof, 
approval of the “CN-1/SP” Neighborhood Commercial District with a Special Permit 
subject to the following conditions: 

1. Uses: The only uses authorized by this Special Permit other than uses permitted
in the base zoning district is a transitional housing facility, a social service. The
facility shall not exceed the 10 beds. For the purposes of this section, a
transitional housing facility is defined as a project that is designed to provide
housing and appropriate supportive services to residents to facilitate their
movement to independent living. Outreach support services are only for residents
and shall be provided before 9pm. A single or two-family use is also permitted.

2. Fencing: The property shall be required to have an 8-foot tall wood screening
fence on east side of property from the face of the building to the rear property
line and a 6-foot tall minimum wood screening fence along the rear property line.

3. Security: The transitional housing facility located on the Property shall be
monitored by staff at all times.

4. Landscaping:  Landscape requirements for the Property shall be in compliance
with multi-family standards as outlined in the UDC. Shrubs should be planted on
the eastern property line from the face of the building to the front yard setback
to screen from visiting traffic.

5. Building Design: The exterior façade of the building(s) shall compliment the
style of dwellings on Kingsbury Drive in terms of materials and the building shall
resemble a single-family dwelling.

6. Lighting: Freestanding light poles on the Property shall not exceed 15 feet in
height. The Owner shall comply with all other UDC lighting requirements.

7. Time Limit: In accordance with the UDC, this Special Permit shall be deemed to 
have expired within 12 months of this ordinance to submit a complete building 
permit application and the Special Permit shall expire if the allowed use is 
discontinued for more than six consecutive months.
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Number of Notices Mailed –  11 within 200-foot notification area 

     4 outside notification area 

As of August 31, 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. Site Plan and Building Elevations
3. Floor Layout
4. Application
5. Public Comments Received (if any)

K:\DevelopmentSvcs\SHARED\ZONING CASES\2016\0916-01 Coastal Bend Grace House, Inc\PC Documents\Report for 
PC_0916-01 Coastal Bend Grace House.docx 
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