
Planning Commission Final Report 
 
Case No. 0816-04  
HTE No. 16-10000030  
 
Planning Commission Hearing Date: August 24, 2016 
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n Applicant: MBA-Mi Mundo Daycare, LLC 

Representatives: Antonio Martinez 
Owner: BAPS Corpus Christi, LLC 
Legal Description/Location: Peary Place Annex "D", located on the west 
side of Paul Jones Avenue between Brittany Drive and Argonne Drive. 
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 From: “RS-6” Single-Family 6 District  
To: “CN-1” Neighborhood Commercial District 
Area: 0.4752 acres 
Purpose of Request: To allow a commercial daycare facility. 
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site “RS-6” Single-Family 6  Public/Semi-Public  Commercial 

North “CN-1” Neighborhood 
Commercial  

Low Density 
Residential Commercial 

South “RS-6” Single-Family 6 Vacant Medium Density 
Residential 

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

Low Density 
Residential 

West “CG-2” General 
Commercial  Commercial Commercial 
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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 
commercial uses. The proposed rezoning to the “CN-1” Neighborhood 
Commercial District is consistent with the adopted Future Land Use Map and 
the Southside Area Development Plan. 
Map No.: 038033 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 
150 feet of street frontage along Paul Jones Avenue, which the Urban 
Transportation Plan designates as a “C3” Primary Collector street.  The 
maximum desirable average daily trips (ADT) for a designated “C3” is 4,000 
to 8,500 daily trips.  The subject property is located on the west side of Paul 
Jones Avenue approximately 650 feet south of South Padre Island Drive. 
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Plan Type 
Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

 
Paul Jones 

Avenue 
“C3” Primary 

Collector 
75’ ROW 
50’ paved 

60’ ROW 
28’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RS-6” Single-
Family 6 District to the “CN-1” Neighborhood Commercial District in order to convert the 
property into a commercial day care facility. 
 
Development Plan:  The applicant is proposing to convert the existing three buildings 
into a commercial day care facility:  one building for infants less than 18 months old; one 
building for children 19 months and older; and one building for an office. The buildings, 
which were a former church and residence, are located on a 0.4752 acre tract of land.   
 
Existing Land Uses & Zoning: The subject property is zoned “RS-6” Single-Family 6 
and consists of a former church and accessory residential use. North of the subject 
property is zoned “CN-1” Neighborhood Commercial and is being used as low density 
residential.  South is vacant land in the “RS-6” Single-Family 6 District.  East of the 
subject property is zoned “RS-6” Single-Family 6 with low density residential uses and 
to the west is zoned “CG-2” General Commercial, consisting of retail commercial uses. 
 
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 Southside Area Development Plan (ADP). The 
proposed rezoning to the “CN-1” Neighborhood Commercial District is consistent with 
the Southside 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 and should be considered: 
 

• Commercial service areas designed to serve local neighborhoods should be 
conveniently located and in harmony with the surrounding neighborhood. (Policy 
Statement, Commercial Policy Statement G) 

• Expansion of commercial uses into or within residential areas may be permitted 
only if such expansion maintains or improves the residential desirability of the 
impacted neighborhood (Comprehensive Plan, Commercial Policy Statement D).  



Staff Report 
Page 3 

 
• True "neighborhood" commercial activities should be aimed toward meeting the 

daily convenience retail needs of nearby residents for food, pharmaceuticals, 
personal services, etc.  

• Being that Paul Jones Avenue is a primary collector, the requested, “CN-1” 
Neighborhood Commercial, district allows to propose appropriate land uses and 
a corresponding transportation network to serve future land uses.  

• A “CN-1” Neighborhood Commercial district would facilitate infrastructure 
planning through a reasonable estimate of future land use, thereby enabling 
infrastructure to be planned accordingly. 
 

Plat Status: The subject property is platted.  
 
Department Comments: 
• The proposed rezoning complies with the Comprehensive Plan:  

o The proposed use of commercial daycare satisfies the residential need for 
personal services. 

o The proposed daycare is located on a primary collector street that serves 
approximately 250 low density residential units. 

• It is staff’s opinion that the proposed rezoning would benefit the surrounding 
residential properties and the property to be rezoned is consistent with the Future 
Land Use Plan’s designation of the property as commercial. 

• A “CN-1” District would allow the use of a commercial daycare and other 
neighborhood commercial uses that are compatible with the surrounding residential 
subdivision. 

• Staff’s opinion is that a daycare use does increase 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. 

 
Planning Commission and Staff Recommendation: 
Approval of the change of zoning from the “RS-6” Single-Family 6 District to “CN-1” 
Neighborhood Commercial District.  
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Number of Notices Mailed –  13 within 200-foot notification area 
                                               2 outside notification area  
 
As of August 30, 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. 
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Attachments: 
1. Location Map (Existing Zoning & Notice Area) 
2. Application 
3. Public Comments Received (if any) 
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