
PLANNING COMMISSION FINAL REPORT 
 
Case No. 0716-06  
HTE No. 16-10000021  
 
Planning Commission Hearing Date: August 24, 2016 (Continued from August 10, 2016) 
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Applicant/Owner: Corner Strong Limited 
Representative: Kamran Zarghouni 
Legal Description/Location: Being a 4.99-acre tract of land of which 4.52 
acres is out of Lots 17, 18, 31 and 32, Section 11, Flour Bluff and Encinal 
Farm Garden Tracts and 0.47 acres is out of Lot 11, Block 2, Barclay Grove 
Unit 11, located on the east side of South Staples Street (FM 2444) between 
Corsica Road and Timbergate Drive.   
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 From: “CN-1” Neighborhood Commercial District and “CG-2” General 
Commercial District 

To: “CG-2” General Commercial District 
Area: 4.89 acres 
Purpose of Request: To allow a mini-storage facility. 
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site 
“CN-1” Neighborhood 

Commercial and “CG-2” 
General Commercial 

Vacant Commercial 

North 

“RM-1” Multifamily  1 
and “CN-1” 

Neighborhood 
Commercial 

Vacant and Medium 
Density Residential 

Medium Density 
Residential and 

Commercial 

South 

“RS-6” Single-Family 6 
and “CN-1” 

Neighborhood 
Commercial  

Vacant and Low 
Density Residential 

Low Density 
Residential and 

Commercial 

East 
“RS-6” Single-Family 6 
and “RS-4.5” Single-

Family 4.5   

Low Density 
Residential 

Low Density 
Residential  

West 
“CN-1” Neighborhood 

Commercial and “CG-2” 
General Commercial  

Vacant 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 “CG-2” General Commercial 
District is consistent with the adopted Future Land Use Map but is not 
consistent with the policies in the Southside Area Development Plan. 
Map No.: 0440032 
Zoning Violations:  None  
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n Transportation and Circulation: The subject property has approximately 60 
feet of street frontage along Corsica Road, which is a Residential Collector 
street. It should be noted that the owner of the subject tract also owns 
abutting property that fronts onto South Staples Street with a street frontage 
of approximately 400 feet. Under this proposal the applicant intends all 
vehicular access to use Corsica Road. 
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Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 
(2013) 

South 
Staples 
Street 

“A3” Primary 
Arterial Divided 

130’ ROW 
95’ paved 

95’ ROW 
64’ paved 

17,712  
ADT 

Corsica 
Road 

Residential 
Collector 

60’ ROW 
40’ paved 

60’ ROW 
40’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “CN-1” 
Neighborhood Commercial and “CG-2” General Commercial Districts to the “CG-2” 
General Commercial District to allow the construction of a mini-storage facility. The 
majority of the property is zoned “CN-1” Neighborhood Commercial District.  A mini-
storage facility is not considered a neighborhood commercial use.  
 
Development Plan: The proposed rezoning is within a high growth area abutting or 
near the Barclay Grove and Boardwalk Subdivisions.  The applicant is proposing a mini-
storage facility on a 4.99-acre tract of land. The proposed mini-storage will consist of 
one storage building containing 6,300 square feet and seven storage buildings 
containing 10,500 square feet each.  The facility would also include an office building 
with approximately 1,350 square feet.  At a minimum, the Unified Development Code 
would require a 20-foot wide front yard on Corsica Road. A buffer yard of 15 feet with 15 
points would be required along the property lines abutting the “RS-6” Single-Family 6 
District and the “RS-4.5” Single-Family 4.5 Districts.  The applicant proposes that no 
storage unit doors would face the single-family development to the east, but the same 
protection is not shown for the single-family development to the south. The “CG-2” 
District does not require this kind of mitigation. This kind of stipulation could only be 
required through a Special Permit or Planned Unit Development Overlay. 
 
Existing Land Uses & Zoning: The subject property is vacant and zoned “CN-1” 
Neighborhood Commercial and “CG-2” General Commercial.  The subject property was 
part of a larger rezoning in July 2014, which included the applicant’s property to the 
west abutting South Staples Street. In 2014, it was agreed that only the property 
fronting South Staples Street should be zoned “CG-2” and the remainder would be “CN-
1” to protect the neighborhoods. North of the subject property, is vacant land zoned 
“CN-1” Neighborhood Commercial District and an apartment complex zoned “RM-1” 



Multifamily 1 District.  South of the subject property is a residential subdivision with two 
single-family homes under construction and zoned the “RS-6” Single-Family 6 District 
and vacant land zoned “CN-1” Neighborhood Commercial District. East of the subject 
property is single-family subdivision zoned “RS-4.5” Single-family 4.5 District which was 
developed by the applicant. West of the subject property is vacant land zoned with the 
“CN-1” Neighborhood Commercial District on Corsica Road and the “CG-2” General 
Commercial District on South Staples Street. 
 
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 “CG-2” General Commercial District is consistent with the 
adopted Future Land Use Plan’s designation of the property as commercial but is not 
consistent with the Southside Area Development Plan or the Corpus Christi Policy 
Statements concerning land use compatibility and protection of neighborhoods.  
Additionally, the following are pertinent elements of the Comprehensive Plan that should 
be considered: 
 

- Commercial uses adjacent to existing or proposed residential areas should be 
buffered or use sensitive in design. (Comprehensive Plan, Residential Policy 
Statement c.)  

- Incompatible industrial and commercial land uses should not abut residential 
areas. (Comprehensive Plan, Residential Policy Statement i.)  

- 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). 

- New high-intensity commercial developments without adequate transition or 
buffering should be discouraged from locating directly adjacent to low-intensity 
residential areas. (Southside Area Development Plan, Policy Statement B.7) 
 

Plat Status: The subject property is not platted and will need to be platted before a 
building permit is issued. 
  
Department Comments: 
• The proposed rezoning deviates from the Comprehensive Plan:  

o While the Comprehensive Plan does designate the property for commercial use, 
the mini-storage use directly abutting a low density residential area is 
incompatible. 

o Buffering could help to mitigate the incompatible abutment of the facility against 
the residential area, but the access drive to Corsica Road will be a direct abutting 
access drive without much potential for buffering.  

o Another possible method to mitigate incompatibility would be to require that no 
mini-storage units face a residentially zoned property; any outside storage of 
boats, recreational vehicles or another vehicle should be screened from abutting 



residentially zoned property behind a storage building; and No operation of boat 
engines on-site.  

• Other vacant land with “CG-2” zoning exists in the immediate vicinity. 
• In 2014, the property was rezoned and the owner  agreed that only the property 

fronting South Staples Street should be zoned “CG-2” and the remainder would be 
“CN-1” to protect the neighborhoods. 

• A “CG-2” District would allow uses that are not compatible with the surrounding 
residential subdivision and, as proposed, could potentially increase traffic through 
residential areas on Corsica Road. 

• The property owner of the mini-storage unit site owns the adjacent undeveloped, 
unplatted property fronting South Staples Street. The access drive incompatibility as 
proposed next to the developing residential subdivision could be solved by providing 
an access route to South Staples. 

• The proposed layout with access to Corsica Road would create a “panhandle” lot, 
which the UDC discourages unless the panhandle lot serves a public purpose. 
o The access drive to South Staples would also create a “panhandle” lot.  Two 

public purposes could be accomplished through a panhandle lot to South 
Staples: 1. The access to South Staples would not directly abut a residential 
subdivision; and 2. The City could require on the plat a note that the owner of the 
panhandle lot shall allow abutting property owners driveway access via the 
panhandle portion of the lot at South Staples Street; which maybe the case as 
Staples is a TxDOT right-of-way and TxDOT is stricter about requiring shared 
driveways.   

• Staff’s opinion is that a mini-storage facility does not 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: 
Denial of the change of zoning from the “CN-1” Neighborhood Commercial District and 
the “CG-2” General Commercial District to the “CG-2” General Commercial District, and, 
in lieu thereof, approval of the “CN-1/SP” Neighborhood Commercial District with a 
Special Permit, subject to the Owner complying with the following conditions and the 
conceptual site plan. 
 

1. Use: The only use allowed on the Property other than uses permitted in the  
base zoning districts is a mini-storage facility and related accessory uses. 
  

2. Setbacks: The storage of boats and campers, a permitted accessory use to 
mini-storage, and the location of dumpsters shall be limited to the west half of 
the Property. 
 

3. Access:  Access shall be limited to the west portion of the property fronting 
Corsica Road. 
 



4. Building Design: Any buildings constructed within 260 feet of Corsica Road 
shall have a non-metal façade. Mini-storage buildings shall be prohibited from 
having doors/openings facing residential uses. 
 

5. Screening Fence: A minimum six-foot tall solid wood screening fence is 
required to be constructed, remain in place, and maintained between the mini-
storage facility and the residential uses. 
 

6. Buffer Yard: A 15-foot wide buffer yard and 15 buffer yard points shall be 
required along the property boundaries adjacent to residential zoning districts. 
Trees and shrubs shall be planted, remain in place, and be maintained between 
the mini-storage facility and the residential uses. A continuous line of shrubs 
shall border the fence. A canopy or understory tree other than palm trees shall 
be planted every 50 feet on center within the buffer yard.  

 
7. Lighting: All lighting shall be shielded to direct light downward and pole lights 

shall be of the full cut-off type. Freestanding pole lights are prohibited within 50 
feet of the property line of a residential use. No light source shall exceed the 
roof height of the buildings on site or 15 feet, whichever is more restrictive. 

 
8. Building Height: Buildings, excluding the office, shall not exceed 15 feet where 

adjacent to a single-family residential use. Otherwise, the maximum building 
height shall be 35 feet.  Boat and camper storage is limited to the west half of 
the Property and shall not be considered “adjacent” to single-family residential 
uses. 

 
9. Hours of Operation: The hours of operation for the public shall be limited from 

6 AM to 10 PM Sunday through Thursday and from 6 AM to 11 PM on Friday 
and Saturday.   
 

10. Signage: Freestanding signage shall be limited to the west portion of the 
property fronting on Corsica Road. Wall signs shall not be oriented toward the 
east. 
 

11. Time Limit: In accordance with the UDC, this Special Permit shall be deemed 
to have expired within 12 months of this ordinance unless a complete building 
permit application has been submitted, 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 –  25 within 200-foot notification area 
                                               7 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. 

 
 
Attachments: 
1. Location Map (Existing Zoning & Notice Area) 
2. Site Plan 
3. Site Plans for Surrounding Properties 
4. Proposed Subdivision Plat 
5. Application 
6. Public Comments Received (if any) 
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Potential Site Plans for Surrounding Properties



Potential Site Plans for Surrounding Properties
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