PLANNING AND ZONING COMMISSION
STAFF REPORT

July 18, 2013 Crrv o Bavax

Rezoning case no. RZ 13-08: Devang Patel

CASE DESCRIPTION: a request to change the zoning classificatiom f@ommercial District
(C-3) to Retail District (C-2)

LOCATION: 1.26 acres of land located along the south sid&¥/edt Villa Maria Road
between Westwood Main and Shirewood Drive and otisreaddressed
as 1919 West Villa Maria Road.

LEGAL DESCRIPTION: Lot 1 in Block 14 of the Shirewood Subdivision kaBe 2
EXISTING LAND USE: vacant lot

APPLICANT(S): Devang Petal

STAFF CONTACT: Matthew Hilgemeier, Staff Planner

SUMMARY RECOMMENDATION: Staff recommendapproving this rezoning request.
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AERIAL PHOTOGRAPH (2011):

BACKGROUND:

The subject property is 1.26 acres in size andéocat 1919 West Villa Maria Road between Shirewood
Drive and Westwood Main. The subject property is temaining undeveloped lot of the Shirewood
Subdivision which was originally platted in 1988.1995, the zoning classification for the propevgs
changed from Residential District — 5000 (RD-5)it® current C-3 zoning classification. The subject
property is located on the northern edge of thed&®-residential portion of the Shirewood Subdorisi
which is zoned RD-5 District. The property is sgpad from the residential lots to its south byilautiary

of the Turkey Creek water system. A church and allsoaustom embroidery shop are located to the east
of the property, while residential uses are locataath and southwest from the property.

The applicant, Mr. Patel, has requested to chahgezoning on the subject property from C-3 to C-2
(Retail) District to reduce the size of the 75-fboiffer area required between properties zoneda@eB
RD-5 as well as to increase the buildable are efltt. The C-3 zoning classification is intended to
provide opportunities for development with heavyaileand commercial uses of a service nature,
including wholesale trade, retail sales, warehaysiavelopment, repair and service establishmests, a
well as heavy and bulk equipment supply dealerg Tk zoning classification is intended to provide
opportunities for of various types of general feta@de, business and service uses. The distiimival
shopping areas or uses which are generally contpatimar or adjacent to, but not usually directly in
residential neighborhoods. The subject propertyalso located in the West Villa Maria Road/FM
2818/FM158 Corridor Overlay District which requiradditional development standards, for example, for
landscaping, off-street parking, and signage, taane aesthetics along this major corridor.
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RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan adopted the Comprehensive Pladdtpin 2007. The plan is the framework for the
establishment of zoning and other regulatory tamid includes policies and recommendations related t
the various physical development aspects of thenuamity. These aspects are supported by a set of
goals and objectives. Among the goals supportedhiypolicies are the development of attractive
entrances and corridors and encouraging and progh@mpatible infill and redevelopment in areas
where these activities will benefit the city as &ole and the area specifically. One of the plan’s
objectives is to encourage a sustainable mix af l&ses types in suitable locations, densities atiems
and to identify areas for commercial developmerd areserve them with appropriate zoning. The
Comprehensive Plan further suggests that offide/ligpmmercial uses be located at points of high
visibility along non-residential arterials and majoollectors, in areas convenient and accessible to
residential areas, and where such uses can pravidensitional land use between residential usés an
higher intensity commercial land uses.

ANALYSIS:

In making its recommendation regarding a proposeding change, the Planning and Zoning
Commission shall consider the following factors:

1. Whether the uses permitted by the proposed chariljebev appropriate in the immediate area
concerned; relationship to general area and theaSia whole.

Staff contends that due to the relatively small si of the subject property, changing the zoning
of this 1.26-acre tract to C-2 District will still allow only its development with small-scale
commercial uses which will be beneficial to, and whin walking distance from, the adjacent
residential neighborhood. Changing the zoning claffication to C-2 District on the subject
property would eliminate the possibility of more ntense uses allowed by right in the C-3
District to be developed here, for example, a go-datrack, a lumberyard, an RV park, or a
truck repair/truck stop. Land on the north side of the 1900 block of W. Villa Maria Road is also
zoned C-2 District and abuts a residential neighbdrood. Furthermore, the creek that extends
along the property’s southern property line, portions of which are up to 50 feet wide, provides a
natural buffer to the adjoining residential neighbahood, in addition to buffer requirements
that will apply for any new development on the sulgct property if rezoned to C-2 District.
These buffers will help mitigate any potential illeffects of non-residential development on this
site on the living comfort in the single-family regential neighborhood to the south.

2. Whether the proposed change is in accord with aistieg or proposed plans for providing public
schools, streets, water supply, sanitary sewerd, adher utilities to the area and shall note the
findings.

The proposed change in zoning classification wouldot affect any existing or proposed plans
for providing public schools, water supply, sanitay sewers, and other utilities in the area.
Any issues regarding utility capacity will be addressed at the time of development.

3. The amount of vacant land currently classifieddionilar development in the vicinity and elsewhere

in the City, and any special circumstances whicly make a substantial part of such vacant land
unavailable for development.
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6.

Staff believes that this zone change request, if ppved, will not make land classified for
similar development in the vicinity or elsewhere inthe City unavailable for development. The
subject property is the remaining 1.26 acres of ureleloped land in the Shirewood Subdivision.
In 1995, the zoning classification was changed frorRD-5 to C-3 to encourage commercial
development along the West Villa Maria Road corrido. While there are 2.35 acres of vacant
land currently zoned C-2 located northwest of the ubject property and across West Villa
Maria Road, it is encumbered by the same tributaryof Turkey Creek that extends along the
south side of this property, which will make its fuure development challenging.

The recent rate at which land is being developethénsame zoning classification as the request,
particularly in the vicinity of the proposed change

Development pressure for smaller retail/neighborhod services uses in the vicinity of the
property has been light compared to other areas ahe city. Staff contends that a change to a
less intense zoning classification will protect thadjacent residential neighborhood from uses
that are deemed incompatible which are allowed byight with the current zoning classification
and can be developed with the larger commercial delopment up the road.

How other areas designated for similar developmwgtitbe, or are unlikely to be affected if the
proposed amendment is approved, and whether swtpndéion for other areas should be modified
also.

Other areas designated for retail use will be unaéficted should the proposed zoning change be
approved. As stated earlier the only other vacantract in the vicinity with the same zoning
classification is bisected by small creek which mals the property unsuitable for development.
Staff contends that areas designated for similar delopment would not be affected if the
proposed zoning amendment is approved.

Any other factors affecting health, safety, moratsgeneral welfare.

Staff is unable to identify additional factors othe than those mentioned above that might affect
health, safety, morals, or general welfare if thisezoning were approved.

RECOMMENDATION:

Based on all these considerations, staff recommappioving the requested zone change to C-2 District
on the subject property. The same C-2 zoning msy bé appropriate for the two tracts adjoining the
property to the east at the intersection of W.a/Maria Road and Westwood Main.
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