
PLANNING COMMISSION FINAL REPORT 
Case No.: 1116-02 
HTE No. 16-10000039 

Planning Commission Hearing Date: November 16, 2016 
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Applicant: Elaine Hoffman 
Owner: Lu Keiu Thi 
Location: 5333 and 5337 South Staples Street. 
Legal Description: Gardendale No. 2, Block 4, Lot 20-B and Lot 21, located on 
the northwest corner of South Staples Street and Curtis Clark Drive.  
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From: “CN-1” Neighborhood Commercial District 
To: “CG-2” General Commercial District  
Area: 0.8584 acres 
Purpose of Request: To demolish existing improvements and redevelop the 
corner. The applicant is considering a small retail center, standalone restaurant, 
or bar.  
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Existing Zoning 
District Existing Land Use Future Land Use 

Site “CN-1” Neighborhood 
Commercial District   Commercial Commercial 

North “CG-2” General 
Commercial District Commercial Commercial 

South “CG-2” General 
Commercial District  Commercial Commercial 

East “CG-2” General 
Commercial District  Commercial Commercial 

West “RS-6” Single Family 
Residential District Vacant Low Density 

Residential 
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Area Development Plan: The subject property is located within the boundaries 
of the Southside Area Development Plan (ADP) and is planned for commercial 
uses. The proposed rezoning to the “CG-2” General Commercial District is 
consistent with the adopted Plan CC Future Land Use map and with the 
Southside ADP. 
Map No.: 043035 
Zoning Violations:  None  
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n Transportation and Circulation: The subject property has approximately 205 
feet of street frontage along South Staples Street, which is an “A2” Secondary 
Arterial street. The maximum average daily trips for an “A2” is 20,000 to 32,000. 
The subject property also has approximately 235 feet of street frontage along 
Curtis Clark Drive, which is a Local Residential street. The maximum average 
daily trips for a Local Residential street is 500.  



Staff Report 
Page 2 

St
re

et
 R

.O
.W

. Street 
Urban 

Transportation Plan 
Type 

Proposed 
Section 

Existing 
Section 

Traffic 
Volume 

South 
Staples 
Street 

“A2” Secondary 
Arterial Divided 

Street 

100’ ROW 
54’ paved 

96’ ROW 
64’ paved 38,801 

Curtis Clark 
Drive Residential Street 50’ ROW 

28’ paved 
60’ ROW 
35’ paved 

Information 
Unavailable 

Staff Summary: 

Requested Zoning:  
The applicant is requesting a change of zoning from the “CN-1” Neighborhood 
Commercial District to “CG-2” General Commercial District for redeveloping the 
property. 

Development Plan:  
The applicant proposes to rezone the subject lot, which is a part of Gardendale No. 2, to 
the “CG-2” General Commercial District.  The lot is 0.8584 acres.  The purpose of the 
rezoning is to demolish the existing improvements and redevelop the corner into a retail 
center, standalone restaurant, or bar.  

Existing Land Uses & Zoning:  
To the north, south, and east of the subject property the zoning is “CG-2” General 
Commercial with commercial uses. The lot to the west is zoned “R-6” Single Family 
Residential and is vacant.  

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 platted.  

Plan CC & Area Development Plan Consistency: The subject property is located 
within the boundaries of the Southside ADP. The proposed rezoning to the “CG-2” 
General Commercial District is consistent with Plan CC and the Future Land Use Map 
which identifies the area as Commercial. Additionally, the following are pertinent 
elements of Plan CC and the Southside ADP that should be considered: 

• Be business-friendly. Establish a climate that attracts new industries and supports
business growth and entrepreneurship as well as streamlined regulations that also
protect environmental resources and quality of life. (Plan CC, Principles, page 14)

• Promote interconnected neighborhoods with appropriate transitions between lower-
intensity and higher-intensity land uses. (Plan CC, Goal 3, Strategy 4, page 51.)
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• Support the separation of high-volume traffic from residential areas or other noise
sensitive land uses. Encourage the design of commercial centers in a manner that
minimizes the impacts of automobile intrusion, noise and visual blight on
surrounding areas (Plan CC, Goal 3, Strategy 5, page 51.)

• High-intensity commercial and industrial areas should be buffered to provide
transition from low-density residential areas through the existence of:

A) Main roads;
B) Public and institutional buildings;
C) Open space;
D) Scale of design; and
E) Other transitional land uses.

     (Southside Area Development Plan, Policy Statement B.6) 

• Preserve and protect the residential nature of the Gardendale Neighborhood from
Curtis Clark south to Cain Drive and from Everhart east to Staples.

A) Prevent the development of non-residential uses into the interior of the
neighborhood; and

B) Limit intrusion of new commercial or expansion of existing commercial
development along the western and eastern edges of the neighborhood
parallel to Everhart and Staples Streets
(Southside Development Plan, Policy Statement B.10)

• Limited commercial expansion will be allowed along the west and east sides behind
the Staples Street and Everhart Road commercial corridors. Sensitivity to the
remaining residential neighborhood will likely be achieved by limiting expansion of
commercial development to the following conditions

A) Total depth of commercial development between the street row line (Staples
or Everhart Road) and the neighborhood shall generally not exceed 300’;

B) Require replatting to combine lots in order to access Staples Street or
Everhart Road;

C) A standard screening fence and tree planting buffer will be required between
the commercial properties and the remaining residential neighborhood. This
buffer will be consistent with the requirements in the “B-1A” Neighborhood
Business Zoning district; and

D) Implementation of this policy should be on a case by case basis through
special permit and replatting process.
(Southside Area Development Plan, Policy Statement B.11)

Department Comments: 
• The proposed rezoning does not encroach past the established line of existing “CG-

2” General Commercial District.
• The rezoning to “CG-2” General Commercial District would be consistent with

existing uses fronting Staples Street.
• The Unified Development Code contains provisions that would protect neighboring

residential property through the use of setbacks, screening, and cutoff lights.
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Planning Commission and Staff Recommendation (November 16, 2016): 
Approval of the change of zoning from the “CN-1” Neighborhood Commercial District to 
“CG-2” General Commercial District.  

Vote Results: 
For:   6 
Opposed:   0 
Absent:   3 
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Number of Notices Mailed –  16 within 200’ notification area; 
     4 outside notification area 

As of January 5, 2017: 
In Favor – 0 (inside notification area); 1 (outside notification area)
In Opposition – 0 (inside notification area); 0 (outside notification area)

For 0.00% in opposition. 

Attachments: 1. Location Map (Existing Zoning & Notice Area)
2. Application
3. Returned Opposition/Support (if any)

K:\DevelopmentSvcs\SHARED\ZONING CASES\2016\1116-02 Lu Keiu Thi (Gardendale #2)\PC Documents\1116-02 PC Report Lu Keiu Thi.docx 





  



  



  



  



  



  



 



 



  



  



  



  



  



  



  



  



  



  



  



  



  








