
   
 

   
 

STAFF REPORT 
 
Case No. 0321-02  
INFOR No.  
 
Planning Commission Hearing Date: April 14, 2021 
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Owner: The Estate of Hart F. Smith and Juliana Dunn Smith 
Applicant: Urban Engineering 
Location Address: 1402 Flour Bluff Drive 
Legal Description: Being 39.92 acres out of Lots 6, 7, 8, 9, and 10, Section 41, 
Flour Bluff and Encinal Farm and Garden Tracts as recorded in Volume A, 
Pages 41 to 43 of Map Records of Nueces County, Texas, located along the 
west side of Flour Bluff Drive, south of South Padre Island Drive (State Highway 
358), and west of Compton Road . 
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 From: “RE” Residential Estate District 
To: “CG-2 General Commercial District and “RM-2” Multifamily District 
Area: 39.92 acres 
Purpose of Request: The purpose of the request is for the development of 
four acres of commercial development and 39.92 of 500-600 apartment units. 
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 Existing Zoning District Existing  
Land Use 

Future  
Land Use 

Site “RE” Residential Estate 
District Vacant Low Density 

Residential 

North “CG-1” General Commercial 
District Commercial Commercial 

South “RE” Residential Estate 
District 

Vacant, Drainage, 
and Low Density 

Residential 

Low Density 
Residential 

East “RE” Residential Estate 
District 

Vacant, 
Public/Semi-

Public, and Low 
Density 

Residential 

Low Density 
Residential 

West “RS-6” Single-Family 6 
District Water Water 
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 Area Development Plan: The subject property is located within the boundaries 
of the Flour Bluff Area Development Plan and is planned for Low Density 
Residential uses. The proposed rezoning to the “CG-2 General Commercial 
District and “RM-2” Multifamily District is inconsistent with the adopted Future 
Land Use Map. 
City Council District: 4 
Zoning Violations:  None 
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Staff Summary: 
 
Development Plan:  The subject property is 39.92 acres. The developer of the property 
is requesting a change of zoning for the subject property to accommodate a commercial 
use “CG-2” General Commercial District for the front 4.12 acres and multifamily “RM-2” 
Multifamily District for the rear 35.80 acres. The “CG-2” District portion anticipates 4 retail 
sites and the “RM-2” District portion anticipates between 500 and 600 Apartment Units. 
The applicant has also supplied an alternative proposal covering multiple zoning districts.  
 
Existing Land Uses & Zoning: The subject property is currently zoned “RE” Residential 
Estate District consists of vacant property and has remained undeveloped since 
annexation in 1961. To the north are various commercial development including a hotel, 
mini-storage complex, and a Wal-Mart zoned “CG-1” General Commercial District. To the 
south are large tract single-family residences zoned “RE” Residential Estate District. To 
the east is a church zoned “CG-1” General Commercial District and a single-family 
residential subdivision (Oak Terrace Unit 1) zoned “RE” Residential Estate District. To the 
west is Oso Bay.  
 
AICUZ: The subject property not located in one of the Navy’s Air Installation Compatibility 
Use Zones (AICUZ). However, the subject property is located adjacent and within 60 feet 
at its nearest and within 500 feet at the further point from Accident Potential Zone (APZ) 
2 of the Air Installation Compatibility Use Zone (AICUZ). 
 
Plat Status: The property is not platted. 
 
Utilities:   

Water: 16-inch C900 line along Flour Bluff Drive. 
Wastewater: 10-inch PVC line along Compton Road. 
Gas: 2-inch gas line located along Flour Bluff Drive. 
Storm Water: 60-inch line along Flour Bluff Drive.  

 
Plan CC & Area Development Plan Consistency: The subject property is located within 
the boundaries of the Flour Bluff Area Development Plan and is planned for Low Density 
Residential uses. The proposed rezoning to the “CG-2” General Commercial District and 

Tr
an

sp
or

ta
tio

n 
Transportation and Circulation: The subject property has approximately 600 
feet of street frontage along Flour Bluff Drive which is designated as a “A1” Minor 
Arterial Street and access via an access easement to South Padre Island Drive 
(State Highway 358). According to the Urban Transportation Plan (UTP), Minor 
Arterial Streets can convey a capacity of 15,000 to 24,000 average daily trips. 
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Plan Type 
Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Flour Bluff 
Drive “A1” Minor Arterial 95’ ROW 

64’ paved 
120’ ROW 
66’ paved 

Not 
Available 
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“RM-2” Multifamily District is inconsistent with the adopted Flour Bluff Area Development 
Plan. The proposed rezoning is inconsistent with the following policies of the 
Comprehensive Plan (Plan CC). The following policies should be considered: 
 

• Encourage the protection and enhancement of residential neighborhoods 
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 convenient access from medium-density residential development to 
arterial roads. (Future Land Use, Zoning, and Urban Design Policy Statement 3). 

• Continue to consider the compatibility of proposed uses with military airfield 
operations when making decisions on rezoning requests. (Future Land Use, 
Zoning, and Urban Design Policy Statement 3). 

• Avoid development that is incompatible with the operation of military airfields and 
the airport. (Future Land Use, Zoning, and Urban Design Policy Statement 3). 

• The City encourages development that is compatible with the Naval Air Station, 
Waldron Field, and Cabaniss Field. A primary concern associated with these 
Naval facilities is land use compatibility in the Navy's Air Installation Compatible 
Use Zones (AICUZ). These are areas where, due to frequency of over flights and 
other factors, a measurable potential for aircraft accidents is present. The 
geographic areas covered by these zones may change in the future due to 
changes in operations at the airfields, changes in the aircraft using the runways 
or other factors. The City should maintain constant contact with the Navy to 
maintain accurate record of any changes to these zones and change as 
appropriate any city regulations pertaining to these AICUZs. (Flour Bluff ADP 
Policy Statement B.5) 

 
Department Comments: 
• The proposed rezoning is inconsistent with the adopted Comprehensive Plan (Plan 

CC). The proposed rezoning is also incompatible with the future land use may have a 
negative impact upon the adjacent properties.  

• While the subject property is not located withing the AICUZ Overlay, the uses will still 
be impacted by potential danger of aircraft crashes and the daily impact of aircraft 
noise.    

• Due to the immediate proximity of the AICUZ, the applicant should consider the “CG-
1” General Commercial District instead of the “CG-2” District as the retail and office 
uses will still be allowed. However, the residential aspect of “CG-2” will not be 
allowed. Additionally, the applicant should consider the “RS-22” Single-family 22 
District instead of “RM-2” District as the “RS-22” District is compatible with 
surrounding uses, the future land use map, and the recommendations of the 
adjacent APZ. 

• 1,074 dwelling units is the maximum possible buildout based on the proposed 35.80 
acres of the “RM-2” Multifamily District. 
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• As previously mentioned, the applicant has supplied an alternative proposal covering 
multiple zoning districts (attached as Exhibit B). Based on the alternative proposal’s 
net buildable acreage, the number of dwelling units would be as follows:  

o “RM-2” Multifamily District: 300 Units @ 30 du/ac 
o “RM-1” Multifamily District: 308 Units @ 22 du/ac 
o “RS-TH” Townhome District: Dependent on design 
o “RS-22” Single-Family 22 District: 7 units @ 2 du/ac 
o Total: 615 dwelling units 

• Officials with Naval Air Station-Corpus Christi (NAS-CC) have commented, “Due to 
the close proximity of the Accident Potential Zone (APZ) and flight track that 
overflies this parcel (transition from Naval Outlying Landing Field (NOLF) Waldron to 
NAS-CC) the density level of the proposed site is not recommended.” 
 

Staff Recommendation: 
Denial of the change of zoning from the “RE” Residential Estate District to the “CG-2” 
General Commercial District and “RM-2” Multifamily District. 
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Number of Notices Mailed – 34 within 200-foot notification area 
                                              1 outside notification area  
 
As of March 12, 2021: 
In Favor           – 2 inside notification area 

– 0 outside notification area 
 

In Opposition           – 2 inside notification area  
– 4 outside notification area  

 
Totaling 2.44% of the land within the 200-foot notification area* in opposition. 
 
*Created by calculating the area of land immediately adjoining the subject 
property and extending 200-foot therefrom. The opposition is totaled by the total 
area of land that each individual property owner owns converted into a 
percentage of the total 200-foot notification area. Notified property owner’s land 
in square feet / Total square footage of all property in the notification area = 
Percentage of public opposition 

 
 
Attachments: 

A. Location Map (Existing Zoning & Notice Area)  
B. Applicant’s Alternative Proposal 
C. Public Comments Received (if any) 
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