
STAFF REPORT 
 
Case No. 1120-01  
INFOR No. 20ZN1025 
 
Planning Commission Hearing Date: November 11, 2020 
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Owner: Mary Hutchins Triestman Partnership 
Applicant: Mary Hutchins Triestman Partnership 
Location Address: 1902 Rand Morgan Road 
Legal Description:  
 
Tract 1: Being 9.564 acre tract of land, more or less, a portion of Survey 416, 
A.B.& M. Certificate No. 962, Abstract 838, and being a portion of an 80 acre 
tract described by deed as “Rand Morgan Road Property” in Document No. 
2001007773 
 
Tract 2: Being 45.670 acre tract of land, more or less, a portion of Survey 416, 
A.B.& M. Certificate No. 962, Abstract 838, and being a portion of an 80 acre 
tract described by deed as “Rand Morgan Road Property” in Document No. 
2001007773, located along the east side of Rand Morgan Road, south of 
Leopard Street, and north of McNorton Road. 
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From: “FR” Farm Rural District and “RS-6” Single-Family 6 District 
To: “CN-1” Neighborhood Commercial District (Tract 1) and  
           “RS-4.5/PUD” Single-Family 4.5 District with a Planned Unit    
            Development (Tract 2) 
Area: 55.23 total acres 
Purpose of Request: To develop commercial properties and a single-family 
residential subdivision. 
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 Existing Zoning District Existing  
Land Use 

Future  
Land Use 

Site “FR” Farm Rural and  
“RS-6” Single-Family 6 Vacant Medium Density 

Residential 

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

South “RS-4.5” Single Family 4.5 Vacant and Low 
Density Residential 

Medium Density 
Residential 

East “IH” Heavy Industrial Vacant and Heavy 
Industrial Heavy Industrial 

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

Mobile Home Park 
and Low Density 

Residential 

Medium and 
High 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 a Medium Density 
Residential use. The proposed rezoning to the “CN-1” Neighborhood 
Commercial District is inconsistent with the Future Land Use map. However, the 
proposed “RS-4.5/PUD” Single-Family 4.5 District with a Planned Unit 
Development is consistent with the Future Land Use Map. 
Map No.: 058047 
City Council District: 1 
Zoning Violations:  None 
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Transportation and Circulation: The subject property has approximately 
1,500 feet of street frontage along 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 and 
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 Street 

100’ ROW 
54’ paved 

100’ ROW 
50’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “FR” Farm Rural 
District and “RS-6” Single-Family 6 District to the “CN-1” Neighborhood Commercial 
District and “RS-4.5/PUD” Single-Family District and a Planned Unit Development to allow 
for a commercial properties and a single-family residential subdivision.  
 
Development Plan: The subject property is a total of 55.23 acres in size. Approximately, 
9 acres is for the proposed commercial development. The remaining 45 acres is for the 
proposed planned unit development. Royal Oak Future Units is a Planned Unit 
Development (PUD), is proposing three commercial lots and a single-family residential 
development consisting of 209 lots. 
 

Minimum 
Dimensions “RS-4.5” District Standards Proposed PUD Deviation 

Block 1, Lot 6 Buffer Yard 
Minimum Lot 

Width 50 feet and 50 points 10 foot side yard &  
2 trees east side Yes 

Block 10, Lots 1-35 Buffer Yard 
Buffer Yard: 

“RS-4.5” and “IH” 50 feet and 50 points 20 foot rear yard &  
2 trees east side Yes 

Street Design 

Cul-de-sac Design 
Allowed with Technical 

Review Committee (TRC) 
Approval 

Allowed Yes 
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Existing Land Uses & Zoning: The subject property is currently zoned “FR” Farm Rural 
District and “RS-6” Single-Family 6 District and consists of vacant property and has 
remained undeveloped since annexation in 1962. To the north is a vacant property zoned 
“RS-6” Single-Family 6 District. To the south is a developing single-family residential 
subdivision recently zoned “RS-4.5” Single-Family 4.5 District in 2019. To the east is a 
large industrial area zoned “IH” Heavy Industrial District. The industrial area consists of 
the former Celanese Technical Center and STX Beef processing plant and 
slaughterhouse. To the west is a mobile home park constructed in the 1960s, Fire Station 
#12 both zoned “RS-6” Single-Family 6 District. Further to the west across Rand Morgan 
Road are single-family residences (Northwest Crossing, 2001) and the Tuloso-Midway 
Intermediate School zoned “RS-4.5” Single-Family 4.5 District.  
 
AICUZ: The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Plat Status: The property is unplatted. 
 
Utilities:   

Water: 16-inch DIP line located along Rand Morgan Road. 
Wastewater: 2.5-inch PVC line located along Rand Morgan Road. 
Gas: 4-inch line located along Rand Morgan Road. 
Storm Water: N/A 

 
Plan CC & Area Development Plan Consistency: The subject property is located within 
the boundaries of the Northwest Area Development Plan (ADP). The proposed rezoning 
to the “CN-1” Neighborhood Commercial District is inconsistent with the Future Land Use 
map. However, the proposed “RS-4.5/PUD” Single-Family 4.5 District with a Planned Unit 
Development is consistent with the Future Land Use Map. Overall, the proposed rezoning 
is inconsistent with the 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). 
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• 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 to the “CN-1” Neighborhood Commercial District is 

inconsistent with the Future Land Use map. However, the proposed “RS-4.5/PUD” 
Single-Family 4.5 District with a Planned Unit Development is consistent with the 
Future Land Use Map. Overall, the proposed rezoning is inconsistent 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 large 
industrial properties to the east. 

• The proposed commercial rezoning will be the only commercial node south of the 
intersection of Rand Morgan Road and Leopard Street approximately 0.30 miles to 
the north of the subject property. 

• 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 subject 
property is isolated with no possible connectivity with the mobile home park to the east 
causing the need cul-de-sac streets and only one street of connectivity to the southern 
developing single-family subdivision.  

• 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.  

• During previous adjacent rezoning cases in 2016 and 2019, 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 
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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. 

• The site currently only has access to Rand Morgan Road which will present 
connectivity issues. During the review process, the Texas Department of 
Transportation (TXDot) raised concerns with the significant increase in potential traffic 
and the inability of Rand Morgan Road to absorb such traffic in its current state as a 
two lane road. TXDot commented that due to the increased traffic concerns, the 
proposed commercial lots will not have direct access to Rand Morgan Road. 
Additional concerns were raised focused on the lack of a traffic signal at the 
intersection of Oregon Trail and Rand Morgan Road. Oregon Trail serves as not only 
the primary entrance to the residential subdivision to the west and TMISD school, but 
also as the primary entrance to the subject property. Primarily, this issues will be 
addressed during the platting process. 

• A 230’ wide buffer area was established during the previous rezoning case in 2016 to 
the adjacent industrial areas. This proposed PUD is not continuing the buffer as 
established by the adjacent subdivision to the south. Additionally, this proposed PUD 
is requesting relief from the required UDC zoning district buffer yard of 50-feet and 50-
points.  

• The adjacent industrial facilities consist of the STX Beef (formerly Sam Kane) 
slaughterhouse and meat packing plant and the former Celanese Technical Center. 
Both facilities are zoned “IH” Heavy Industrial District.  

• Members of the Technical Review Committee from the Fire, Solid Waste, Planning 
Departments have raised several concerns on the design of the proposed PUD. The 
concerns are specific to the use of the “hammerhead” cul-de-sac design and the 
proximity to an active heavy industrial use without a significant buffer.  

• Lastly, adjacent to the subject property is the STX Beef (formerly Sam Kane) 
slaughterhouse and meat packing plant. Within the last 3 years, 341 separate 
violations for Air Quality have been filed with the Texas Commission on Environmental 
Quality (TCEQ).  

  
Staff Recommendation: 
Approval of the change of zoning from the “FR” Farm Rural District and the “RS-6” Single-
Family 6 District to the “CN-1” Neighborhood Commercial District and “RS-4.5/PUD” 
Single-Family District and a Planned Unit Development with the following conditions:  
 
1. Planned Unit Development Guidelines and Master Site Plan: The Owners shall 

develop the Property in accordance with The Royal Oak Future Units Planned Unit 
Development (PUD) Guidelines. 
 

2. Buffer Yard: The lots identified as Lots 1-35, Block 10 must have a buffer yard 
consisting of a minimum 20-foot rear yard setback, must have two trees per lot with a 
minimum of a 2.5 inch caliper, and a 7-foot solid wooden screening fence along the 
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property line shared with the “IH” Heavy Industrial District. The lot identified as Lot 6, 
Block 1 must have a buffer yard consisting of a minimum 10-foot side yard setback, 
must have two trees with a minimum of a 2.5 inch caliper, and a 7-foot solid wooden 
screening fence along the property line shared with the “IH” Heavy Industrial District. 

 
3. Other Requirements: The conditions listed herein do not preclude compliance with 

other applicable UDC and Building and Fire Code Requirements. 
 

4. Time Limit:  An approved development plan shall expire 24 months after the date that 
the development plan was approved, unless a complete building permit application 
has been submitted or, if no building permit is required, a certificate of occupancy has 
been issued. 
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Number of Notices Mailed – 70 within 200-foot notification area 
                                              6 outside notification area  
 
UAs of November 6, 2020U: 
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: 

A. Location Map (Existing Zoning & Notice Area)  
B. Public Comments Received (if any) 
C. Planned Unit Development (PUD) Guidelines and Master Site Plan  
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ROYAL OAK FUTURE UNITS 
 

PUD 
 

Corpus Christi, Texas 

 
 
 

Owner/Developer 
 
 

MPM DEVELOPMENT, LP 
P.O. BOX 331308 CORPUS CHRISTI, TX 78463 

774-3832 
 
 
 
 
 
 
 

Submitted by: 
 

BASS & WELSH ENGINEERING 
P.O.  Box 6397  

Corpus Chris t i ,  TX 78466-6397 
 
 

November 5, 2020 
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ROYAL OAK FUTURE UNITS 
PUD 

Corpus Christi, Texas 

 
DEVELOPMENT DESCRIPTION: 
     
Royal Oak Future Units, a Planned Unit Development (PUD), is a proposed commercial (3 lots) and single 
family residential development (208 lots). The developer is requesting a change of zoning from RS-6 to RS-
4.5/PUD and FR to CN-1/PUD and RS4.5/PUD to allow deviations from the Unified Development Code. 
 
The deviations are in proposed RS4.5/PUD areas only, not in CN-1 areas, in that 1) Block 1, Lot 6 would be 
required to have a 50’ east side yard setback whereas a 10’ YR/UE and two reasonably mature trees are 
proposed on the east side of this lot, and 2) Block 10, Lots 1 – 35 would be required to have a 50’ rear yard 
setback whereas a 20’ rear yard setback and two reasonably mature trees in these lots are proposed. UDC 
allows no hammerheads whereas two hammerheads are proposed as shown. 
 
LOCATION MAP – See attached 
 
METES AND BOUNDS PROPERTY DESCRIPTION AND SKETCH FOR REZONING – See attached  
 
PROPOSED PRELIMINARY PLAT – See Attached 
 
DEED – See Attached 
 
 

UDC – PUD COMPARISON 

 

DESCRIPTION  UDC PUD REQUIREMENT 

HAMMERHEADS NOT ALLOWED 2 Hammerheads OK 

   

 

DESCRIPTION - BLOCK 1, LOT 6 UDC PUD REQUIREMENT 

MINIMUM EAST YR 50 FT 
10’UE/YR & 2 trees East 

side 

 
 

DESCRIPTION – Block 10, Lots 1 - 35 UDC PUD REQUIREMENT 

MINIMUM REAR YARD 50 FT 20’ YR & 2 trees rear/east 

   
 
 
Amenities to include: 

Secluded Residential Neighborhood  
All streets contain walks 
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MU R R A Y  B A S S ,  JR . ,  P.E., R.P.L.S.  3 0 5 4  S .  A L A M E D A ,  Z I P  7 8 4 04  
N I X O N  M.  W E L S H ,  P.E., R.P.L.S. 3 6 1  88 2 -5 52 1~  F A X  3 61  8 82 -1 2 6 5 
www.bas s -w elsh . com  e-mai l :  murray j r@aol . com  
 e -mai l :  n ixmw1 @gma i l . com 

BASS & WELSH ENGINEERING 
Engineering Firm Reg.  No.  F-52  

Surveying Firm Reg.  No.  100027-00  
P.O.  Box 6397  

Corpus  Chris t i ,  TX 78466-6397 
September 29, 2020 

20027-M&B-Zoning CN-1.doc 
STATE OF TEXAS  §  
 
COUNTY OF NUECES  § 
 
Description of a 9.564 acre tract of land, more or less, a portion of Survey 416, A.B.& M. Certificate No. 962, 
Abstract 838, and being a portion of an 80 acre tract described by deed as “Rand Morgan Road Property” in 
Document No. 2001007773, Official Records of said county, said 9.564 acre tract of land as further described 
by metes and bounds as follows:  
 
BEGINNING at a point in the east right-of-way line of Rand Morgan Road (FM Highway 2292) for the 
northwest corner of the tract herein described and southwest corner of a 2.07 acre City of Corpus Christi tract 
described by deed recorded at Volume 1027, Page 584, Deed Records of said county; 
 
THENCE N89°15’35”E 261.91’ along the south boundary line of said 2.07 acre tract to a point for the 
northeast corner of the tract herein described; 
 
THENCE S00°45’07”E 1596.84’ to a point for the southeast corner of the tract herein described in the north 
boundary line of Tuloso Reserve Unit 1, a map of which is recorded in Volume 69, Pages 347 and 348, Map 
Records of said county; 
 
THENCE S89°23’36”W 260.00’ along the north boundary line of said Tuloso Reserve Unit 1 and along a 
right-of-way line of said Rand Morgan Road to a point for the southwest corner of the tract herein described 
and right-of-way corner of said Rand Morgan Road; 
 
THENCE N00°49’15”W 1596.24’ along said east right-of-way line of Rand Morgan to the POINT OF 
BEGINNING, a sketch showing said 9.564 acre tract for CN-1 Zoning being attached hereto as Exhibit “C”. 
 
 
 
 
 
           
      Nixon M. Welsh, R.P.L.S. 
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MU R R A Y  B A S S ,  JR . ,  P.E., R.P.L.S.  3 0 5 4  S .  A L A M E D A ,  Z I P  7 8 4 04  
N I X O N  M.  W E L S H ,  P.E., R.P.L.S. 3 6 1  88 2 -5 52 1~  F A X  3 61  8 82 -1 2 6 5 
www.bas s -w elsh . com  e-mai l :  murray j r@aol . com  
 e -mai l :  n ixmw1 @gma i l . com 

BASS & WELSH ENGINEERING 
Engineering Firm Reg.  No.  F-52  

Surveying Firm Reg.  No.  100027-00  
P.O.  Box 6397  

Corpus  Chris t i ,  TX 78466-6397 
September 29, 2020 

20027-M&B-Zoning RS4.5.doc 
STATE OF TEXAS  §  
 
COUNTY OF NUECES  § 
 
Description of a 45.670 acre tract of land, more or less, a portion of Survey 416, A.B.& M. Certificate No. 
962, Abstract 838, and being a portion of an 80 acre tract described by deed as “Rand Morgan Road 
Property” in Document No. 2001007773, Official Records of said county, said 45.670 acre tract of land as 
further described by metes and bounds as follows:  
 
BEGINNING at a point in the east right-of-way line of Rand Morgan Road (FM Highway 2292) for a 
northwesterly corner of the tract herein described and northwest corner of a 2.07 acre City of Corpus Christi 
tract described by deed recorded at Volume 1027, Page 584, Deed Records of said county; 
 
THENCE N00°49’15”W 60.00’ along said east right-of-way line of Rand Morgan Road to a point for the 
northwest corner of the tract herein described and southwest corner of a 52’ x 210’ tract of land conveyed to 
H.C. Davis by deed recorded at Volume 888, Page 295, said deed records; 
 
THENCE N89°27’46”E 430.12’ along the south boundary line of said 52’ x 210’ tract and along the south 
boundary line of Tract 10, Hutchins Tracts, a map of which is recorded at Volume 34, Page 113, Map Records 
of said county, to a point for south central corner of said Tract 10, Hutchins Tracts and north central corner 
of the tract herein described; 
 
THENCE S00°47’47”E 29.82’ along a south central boundary line of said Tract 10, Hutchins Tracts, to a point 
for north central interior corner of the tract herein described and south central corner of said Tract 10, 
Hutchins Tracts; 
 
THENCE N89°01’08”E 526.98’ along the south boundary of said Tract 10, Hutchins Tracts and along the 
south boundary line of a 2-acre tract described by deed, Document No. 2019047552, said official records, to a 
point for the southeast corner of said 2-acre tract and the north central or northeasterly corner of the tract 
herein described; 
 
THENCE N00°39’38”W 495.26’ along the east boundary of said 2-acre tract to a point for the northeast 
corner of said 2-acre tract and westernmost northeast corner of the tract herein described and being in the 
south boundary line of Tract 6, Hutchins Tracts, a map of which is recorded in Volume 32, Page 98, said map 
records; 
 
THENCE N89°12’53”E 310.81’ along the south boundary line of said Tract 6, Hutchins Tracts, to a point for 
the southeast corner of said Tract 6, Hutchins Tracts and northeast corner of the tract herein described in the 
west boundary line of a 70.25 acre tract described by deed recorded at Document No. 2019011303, said 
official records;  
 
THENCE S00°45’07”E 2335.56’ along the west boundary line of said 70.25 acre tract, along the west 
boundary line of 1 acre tract called “Hutchins Ditch Tract” in said Document No. 2001007773,  along the west  
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Metes and Bounds Description, 45.670 Acre Tract, September 29, 2020, Continued; 
 
 
boundary line of 85.022 acre Parcel 1 described by deed recorded in Document No. 2010036915, said official 
records and along the west boundary line of 5.100 acre Parcel 3 described by deed recorded at Document No.  
2004017839, said official records, to a point for the northeast corner of 25.998 acre Parcel 2 described by said 
deed recorded at Document No. 2010036915,  for the southeast corner of the tract herein described; 
 
THENCE S89°23’36”W 1006.48’ along the north boundary line of said 25.998 acre Parcel 2 and continuing 
along the north boundary line of Tuloso Reserve Unit 1, a map of which is recorded in Volume 69, Pages 347 
and 348, said map records, to a point for the southwest corner of the tract herein described; 
 
THENCE N00°45’07”W 1596.84’ to a point for a northwesterly corner of the tract herein described in the 
south boundary line of said 2.07 acre tract; 
 
THENCE S89°15’35”E 168.09’ along the south boundary line of said 2.07 acre tract to a point for the 
southeast corner of said 2.07 acre tract and  northwesterly interior corner of the tract herein described; 
 
THENCE N00°49’15”W 210.00’ along the east boundary line of said 2.07 acre tract to a point for the 
northeast corner of said 2.07 acre tract and northwesterly interior corner of the tract herein described; 
 
THENCE S89°15’35”W 430.00’ along the north boundary line of said 2.07 acre tract to the POINT OF 
BEGINNING, a sketch showing said 45.670 acre tract for RS-4.5 Zoning being attached hereto as Exhibit 
“C”. 
 
  
 
 
 
           
      Nixon M. Welsh, R.P.L.S. 
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