
PLANNING COMMISSION FINAL REPORT 
 

Case No. 0119-02  
INFOR No. 18ZN1034 
 
Planning Commission Hearing Date: January 9, 2019 
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 Owner: NP Homes, LLC.  
Applicant: NP Homes, LLC.  
Location Address: 1752 Rand Morgan Road 
Legal Description: Being 21.563 acres out of Tract 1-A, Assessors Map, 
located on the east side of Rand Morgan Road, south of Leopard Street, and 
north of McNorton Road. 
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t From: “RS-6” Single-Family 6 District 

To: “RS-4.5” Single-Family 4.5 District  
Area: 28.29 acres 
Purpose of Request: To allow for reduced setbacks and smaller single-family 
lots. 
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 Existing Zoning District 
Existing Land 

Use 
Future Land Use 

Site “RS-6” Single-Family 6 Vacant 
Medium Density 

Residential 

North “FR” Farm Rural Vacant 
Medium Density 

Residential 

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

Medium Density 
Residential 

East 
“FR” Farm Rural and  
“IH” Heavy Industrial 

Vacant and 
Heavy Industrial 

Heavy Industrial 

West 
“RE” Residential Estate and 

“FR” Farm Rural 

Vacant and 
Estate 

Residential 

Medium Density 
Residential 
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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 single-family 
residential uses. The proposed rezoning to the “RS-4.5” Single-Family 4.5 
District is consistent with the Future Land Use Map, however not consistent 
with the adopted Comprehensive Plan (Plan CC) as a whole. 
Map No.: 058046 
Zoning Violations:  None 
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Transportation and Circulation: The subject property has approximately 200 
feet of street frontage along the Rand Morgan Road which is designated as an 
“A2” Secondary Arterial Street. According to the Urban Transportation Plan, 
“A2” Secondary Arterial Streets can convey a capacity between 20,000 to 
32,000 Average Daily Trips (ADT). 
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Urban 
Transportation Plan 

Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Rand 
Morgan 

Road 

“A2” Secondary 
Arterial  

100’ ROW 
54’ paved 

100’ ROW 
45’ paved 

N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RS-6” Single-Family 
6 District to the “RS-4.5” Single-Family 4.5 District to allow for reduced setbacks and 
smaller single-family lots.  
 
Development Plan:  The subject property is 21.563 acres in size. The owner is 
proposing the construction of single-family homes. A submitted preliminary plat has 
indicated the construction of 109 single-family homes.  
 
Existing Land Uses & Zoning: The subject property is currently zoned “RS-6” Single-
Family 6 District, consists of vacant land, and has remained undeveloped since 
annexation in 1962. The subject property was recently rezoned from the “FR” Farm 
Rural district and the “IH” Heavy Industrial District to the “RS-6” Single-Family District in 
2016. To the north is undeveloped vacant property zoned “FR” Farm Rural District. To 
the south is a single-family residential residences (McNorton 2, 1947) to the zoned “RS-
6” Single-Family 6 District. To the east are large acre single-family properties zoned 
“RE” Residential Estate District and “FR” Farm Rural District. Across Rand Morgan 
Road are single-family residences (Northwest Crossing, 2001) and Tuloso-Midway 
Intermediate School. To the west is a vacant tract zoned “FR” Farm Rural District and a 
large industrial area zoned “IH” Heavy Industrial District. The industrial area consists of 
the former Celanese Technical Center and Sam Kane Beef. 
 
AICUZ: The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ).  
 
Plat Status: The property is not platted. 
 
Utilities:   

Water: 16-inch C905 line located along Rand Morgan Road. 
Wastewater: 8-inch PVC line located along Rand Morgan Road, south of the 
subject property. According the submitted preliminary plat, wastewater access 
will be through McNorton Street that serves the subdivision to the south.  
Gas: 2-inch Service Line located along Rand Morgan Road. 
Storm Water: No inlets located along Rand Morgan Road. 

 
Plan CC & Area Development Plan Consistency: The subject property is located 
within the boundaries of the Northwest Area Development Plan and is planned for 
single-family residential uses. The proposed rezoning to the “RS-4.5” Single-Family 4.5 
District is consistent with the Future Land Use Map, however not consistent with the 
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adopted Comprehensive Plan (Plan CC) as a whole. The following policies should be 
considered: 
 

 Encourage orderly growth of new residential, commercial, and industrial areas 
(Future Land Use, Zoning, and Urban Design Policy Statement 1). 

 Promote a balanced mix of land uses to accommodate continuous growth and 
promote the proper location of land uses based on compatibility, locational 
needs, and characteristics of each use (Future Land Use, Zoning, and Urban 
Design Policy Statement 1). 

 Encourage residential infill development on vacant lots within or adjacent to 
existing neighborhoods. (Future Land Use, Zoning, and Urban Design Policy 
Statement 3) 

 Support the separation of high-volume traffic from residential areas or other 
noise-sensitive land uses (Future Land Use, Zoning, and Urban Design Policy 
Statement 3).  

 Encourage the design of commercial centers in a manner that minimizes the 
impacts of automobile intrusion, noise and visual blight on surrounding areas 
(Future Land Use, Zoning, and Urban Design Policy Statement 3). 

 Promote interconnected neighborhoods with appropriate transitions between 
lower-intensity and higher-intensity land uses. (Future Land Use, Zoning, and 
Urban Design Policy Statement 3). 

 Encourage the design of commercial centers in a manner that minimizes the 
impacts of automobile intrusion, noise and visual blight on surrounding areas. 
(Future Land Use, Zoning, and Urban Design Policy Statement 3). 

 Incompatible industrial and commercial land uses should not abut residential 
areas. Many of the activities allowed in the industrial and commercial districts are 
incompatible with residential areas. Whenever possible, such uses should be 
separated from residential areas. When these uses must abut residential areas, 
steps shall be taken to minimize conflicts, i.e., provision of open space, 
landscaping, screening fences, etc. (Corpus Christi Policy Statements, Land Use, 
Residential Policy Statement i.) 

 
Department Comments: 

 The proposed rezoning “RS-4.5” Single-Family 4.5 District is consistent with the 
Future Land Use Map, however not consistent with the adopted Comprehensive 
Plan (Plan CC) as a whole. 

 The proposed rezoning is incompatible with neighboring properties and with the 
general character of the surrounding area. The proposed “RS-4.5” District 
constitutes an increase in density of single-family homes which is incompatible with 
the “RS-6” District residential subdivision to the south and the large industrial 
properties to the east. The proposed “RS-4.5” District is also incompatible with the 
large “FR” Farm Rural District property (approximately 57 acres) to the north and the 
adjacent one-acre tract single-family residences to the west zoned “RE” Residential 
Estate District.  

 Additionally, all of the higher density single-family residential neighborhoods are 
located to the west of Rand Morgan Road and across the road from the subject 
property and there is sufficient interconnectivity between neighborhoods. The 
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subject property is isolated with no possible connectivity with the single-family 
neighborhood to the south.  

 This rezoning does have a negative impact upon the surrounding neighborhood. An 
increase in density next to the large tract heavy industrial facilities will potentially 
subject additional residential homes to hazards such as: noise, smoke, vibration, 
dust, and odors.  

 Granting this rezoning to the “RS-4.5” Single-Family District encourages future 
rezoning cases, specifically the 57 acre vacant tract to the north for higher density 
development in close proximity to the large industrial facilities which could 
compromise public health and safety.  

 During the previous rezoning case in 2016, staff made the following points: 
o Rand Morgan Road is essentially the dividing line between the planned 

industrial used lands and residentially used land on the Future Land Use 
map. 

o The subject property has not developed under the current adopted Future 
Land Use Plan designation and the existing zoning.  

o The McNorton Subdivision to the south of the subject property is designated 
as a “neighborhood in transition” in the Port/Airport/Violet Area Development 
Plan (ADP) since the neighborhood is surrounded on three sides with 
industrial uses or zoning.  The term “In Transition” in the ADP suggests that 
the location of the McNorton Subdivision is not an ideal residential location 
due to potential negative impacts from industrial used or zoned property.  

o The proposed 6+ acre buffer proposed by the applicant may be sufficient to 
protect the proposed residential subdivision from the negative impacts of the 
abutting “IH” Heavy Industrial zoned property. 

o Staff is of the opinion that the applicant has made a significant effort to 
address Comprehensive Plan land use issues by proposing the “FR” Farm 
Rural District as a protective buffer to the neighborhood. Therefore, a change 
to the Future Land Use Plan map is warranted. 

 Considering the points made in 2016, to increase the density from “RS-6” to “RS-
4.5” would allow the potentiality of 42 additional homes at maximum build-out. 
Should the property be rezoned to the “RS-4.5” District a new plat could be 
submitted allowing up to a maximum of 167 single-family residences which is an 
increase in density by 33%. Current maximum build-out at the “RS-6” District density 
is 125 single-family homes which is allowed by-right today.  

 The submitted preliminary plat identifies 109 units. However of these units, 13 units 
(i.e. 12%) are not conforming to the “RS-6” land development requirements either 
due to lot size or setback requirements.   

 A 230’ wide buffer area was established during the previous rezoning case in 2016 
to the adjacent industrial areas.  

 The former Celanese Technical Center is zoned “IH” Heavy Industrial District and is 
currently for sale. The facility consists of 200,000 square feet, 11 buildings, and 100 
acres of office space, warehouse and laboratory space. 

 Lastly, a third of mile to the northeast is Sam Kane slaughterhouse and meat 
packing plant. Within the last 5 years, 135 separate violations for Air Quality have 
been filed with the Texas Commission on Environmental Quality (TCEQ).  
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Planning Commission Recommendation (January 9, 2019): Approval of the change 
of zoning from the “RS-6” Single-Family 6 District to the “RS-4.5” Single-Family 4.5 
District. 
 
Staff Recommendation: 
Denial of the change of zoning from the “RS-6” Single-Family 6 District to the “RS-4.5” 
Single-Family 4.5 District.  
 
Vote Results: 
For:    4 
Opposed:   3 
Absent:    2 
Abstained: 0 
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Number of Notices Mailed –  39 within 200-foot notification area 
                                               6 outside notification area  
 
As of January 4, 2019: 
In Favor           – 1 inside notification area 

– 0 outside notification area 
 

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

 
Totaling 0.00% of the land within the 200-foot notification area in opposition. 

 
Attachments: 

A. Location Map (Existing Zoning & Notice Area)  
B. Public Comments Received (if any) 

 
K:\DevelopmentSvcs\SHARED\ZONING CASES\2019\0119-02 NP Homes, LLC\Council Documents\CC Report_0119-02 NP Homes, LLC.docx 
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