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ZC-20-26 

(Blanco Riverwalk CC to HC)

Consider approval of Ordinance 2021-08, on the first of two 

readings amending the Official Zoning Map of the City in Case 

No. ZC-20-26 by rezoning approximately 15.2331 acres of land, 

generally located in the 400 Block of Riverway Avenue, from “CC” 

Community Commercial District to “HC” Heavy Commercial 

District; including procedural provisions; and consider approval of 

Ordinance 2021-08 on the first of two readings.



Location:

• Approximately 15.2331 acres

• Current Configuration: Vacant / 
Agricultural land

• Surrounding uses include:

• Multifamily Apartments

• Car Dealership

• Blanco Riverwalk Natural Area 
(Dedicated Parkland)

• Proposed/Zoned Heavy Commercial

• Vacant/Rural in the ETJ

• Located within City Limits



Context & History

• Existing Zoning: Community Commercial 
(CC)

• Proposed Zoning: Heavy Commercial 
(HC)

• Applicant is proposing an RV and boat 
storage facility. 

• Proposed HC zoning allows for a wide 
variety of commercial and industrial uses.

• Previous request for a Preferred Scenario 
Map amendment at this location was 
denied in 2015.
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Comprehensive Plan Analysis

Step 1: Where is the property located on the 
Comprehensive Plan?

“Being located in an area of stability does 
not mean that these areas should or will 
not change. It means that any changes, 

whether new developments, zoning 
requests, or public improvements, should 
be carefully planned and implemented so 
that the character of the area remains.” 

(Comprehensive Plan, pg. 77)

Located in an Area of Stability–

Low Intensity Zone



Comprehensive Plan Analysis

Step 2: Is the request consistent with the Comprehensive Plan / 
District Translation Table?

Applicant is requesting a “Special District” (HC) within a Area of 
Stability – Low Intensity Zone.



HC Zoning Analysis:

• HC zoning is intended to accommodate auto 
oriented and other heavy commercial uses. 
Development should be operated in a relatively 
clean and quite manner, and should not be 
obnoxious to nearby residential or commercial uses.

• Allowable Building Types: General Commercial, 
Civic Building

• Allowable Uses: Professional office, medical, 
personal services, all retail sales, restaurant/bar, 
outdoor and indoor recreation, RV park, light 
manufacturing, vehicle service, warehouse and 
distribution, waste related service, wholesale trade, 
self storage, research & development. 

• Property is in low intensity area where Special 
Districts are “NP-Not Preferred” but directly adjacent 
to an Employment Area where these districts are to 
be “C-Considered”

• Blanco Riverwalk Planned Development District 
prohibits or conditionally permits some uses that are 
allowed by-right in HC districts. 



Environmental Analysis

• Located in a moderately constrained 
area on the Land Use Suitability map

• Partially located within the regulatory 
floodway

• Qualified Watershed Protection Plan 2

• Detention

• Drainage

• Environmental Reports



Infrastructure Requirements

• Blanco Riverwalk Subdivision, 2008

• Parkland and right-of –way dedication 
requirements met

• Street Requirements

• Streetscape Improvements

• Utility Requirements

• Existing infrastructure, however, any 
required extensions will be installed in 
accordance with City standards







Commission Recommendation:

At the January 12, 2021 meeting, the Planning and Zoning
Commission recommended denial of the zoning request with a 7-
1 vote.

City Council:

At the February 2, 2021 meeting, the City Council postponed the 
motion to deny until the March 2, 2021 meeting with a 6-1 vote. 

Staff Recommendation:

Due to the varying factors regarding current and future land
configurations around the subject property, staff is providing a
neutral recommendation and leaves a decision of approval,
denial, or a recommendation of a lesser zoning district up to the
Planning and Zoning Commission and City Council.



Alternate Approval:

At their regular meeting on February 2, 2021 City Council discussed the possibility of deed 
restrictions / restrictive covenants which could address their concerns with allowable uses 
in the HC Zoning District. If they so choose, City Council may approve the request with a 
delayed effective date to allow the applicant the ability to record restrictions for the property 
which could include, at a minimum, the following statement:

Only Self-Storage and Outdoor-Storage uses, with associated office space, 
are permitted on the property. At no time shall the property be used for-profit 
for vehicle service or maintenance. The changing of oil or other fluids on the 
property shall be prohibited. Vehicle maintenance shall be limited to 
necessary repair required to move a vehicle to an off-site location for 
service, such as replacing a battery or tire.




