PLANNING AND ZONING COMMISSION
STAFF REPORT

March 20, 2014

CrTy OF BryAN

Rezoning case no. RZ 14-05: 1179 Joint Venture IR

CASE DESCRIPTION: a request to change the zoning classificatiom fAgricultural-Open (A-
O) to Planned Development — Housing District (PD-H)

LOCATION: 14.05 acres of land adjoining both sides of RiwerstDrive north of its
intersection with FM 1179

LEGAL DESCRIPTION: 14.05 acres out of John Austin Survey, A-2

EXISTING LAND USE: vacant land

APPLICANT(S): Dean Schieffer of 1179 Joint Venture 1, LP

STAFF CONTACT: Martin Zimmermann, Planning Administrator

SUMMARY RECOMMENDATION: Staff recommendapproving the proposed rezoning.

SUBJECT PROPERTIES
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AERIAL PHOTOGRAPH (2013):

PROPERTIES
S

BACKGROUND:

In December 2013, the applicants/property ownet391Joint Venture 1, LP, submitted a request to
rezone 14.05 acres of vacant land adjoining balbssof Riverstone Drive, north from its interseatio
with FM 1179 from Agricultural — Open District (AJ@o Residential District — 5000 (RD-5). During the
public hearing for that case (no. RZ13-21) on Janaé, 2014, seven Riverstone Subdivision residents
came forward and expressed their opposition torgmest. Following the public hearing, the Plagnin
and Zoning Commission voted to recommend denyiagriguest. An excerpt from the January 16, 2014
meeting minutes is attached to this staff report.

The applicants/property owners have submitted sedwezoning request for these same 14.05 acres of
vacant land. With this new request, the propertywew are requesting a zoning change to a Planned
Development — Housing District (PD-H). If this rexsi were approved, it would provide for the
development of this property with up to 44 detackiedle-family homes and/or zero lot line/patio keem
intended for occupancy by no more than two un-eeldndividuals (blood, marriage, or adoption), wath
minimum home size of 2,000 square feet, on lotp@sed to be at least 5,924 square feet in size, in
accordance with the proposed development plan drpthiat is attached to this staff report. On Mag¢ch
2014, City staff received written comments in opfias to the current rezoning request from an agljc
property owner which are also attached to thid stgfort.
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Phases 1 and 2 of Riverstone Subdivision are Idoateland to the immediate northwest of the subject
property. Phases 1 and 2 are located outside @&mBycity limits and have been developing with &ng
family homes since 2007. Land to the southwesursently vacant and zoned Planned Development —
Mixed Use District (PD-M). A limited range of comneél land uses are permitted here as part of the
master-planned Greenbrier development, which thiy Ciouncil approved in 2009. Land to the
immediate northeast, along the north side of FM911§ occupied by a single-family residence anith is
the same A-O zoning district as the subject prgpé&nd further northeast in the same A-O Disthias
remained undeveloped. Southwest of the subjecteptppacross FM 1179, lies Miramont Subdivision, a
master-planned golf course community, zoned PlaD®elopment — Mixed Use District (PD-M).

The A-O zoning classification is intended to pravidpportunities for development of low density,
detached single-family residences on lots of adtleae acre in a suburban or rural setting. Thisrgp
classification is also intended to serve as a hgldone for vacant land areas annexed to the €ityedl

as to protect areas that may be unsuitable forldgwent and to preserve natural open space.

A Planned Development (PD) zoning district is onenhich the type and extent of activities allowed

there (as well as standards for their developmemet}tailor-made to meet the particular charactesisif

a specific site. PD Districts may successfully lsedito guarantee site-specific features which City
Council finds necessary for certain developmentsb® compatible and practical in particular

environments.

PROPOSED PD-H ZONING DEVELOPMENT PLAN:

Land Use, Bulk Requlations, Fencing, and Bufferasre

The applicants/property owners propose a singlelyanesidential subdivision with up to 44 lots drese

14+ acres. The property is proposed to be developédo subdivision phases, referred to as Phases 3
and 4 of the Riverstone Subdivision. The only larsgs that are proposed to be allowed within this
proposed PD-H District are detached single-familiellings, either in a conventional or patio homedze

lot line arrangement, including associated accgss@es such as home occupations and accessory
structures, as well as Homeowner's Association (hH@Wintained common areas, including an
approximately one-acre detention basin. Both sifeteily dwelling types are proposed to be allowgd b
right" on no more than 44 home sites, as shown on taehaiti development plan. Occupancy of single-
family dwellings on lots in this proposed PD-H Dist is proposed to be limited to no more than two
individuals that are unrelated (by blood, marriag@doption). Multi-family residential land use® arot
proposed to be allowed in this PD-H District.

The following lot standardsare proposed within this PD-H District:

1. minimum lot area: 5,924 square feet.
2. minimum lot width: 48 feet.

In RD-5 District, patio/zero lot line homes reguprior approval of a Conditional Use Permit frira
Planning and Zoning Commission.

Ordinary standards for conventional detachedlsifagnmily home lots in RD-5 Districts require mirm
5,000 square foot lots (50’ x 100’), 25-foot frdntilding setbacks, and 7.5-foot side and rear imgld
setbacks (Land and Site Development Ordinance,B8@de of Ordinances Section 62-161).
Ordinary patio home lot standards require minimy@08 square foot lots (36’ x 100’), 20-foot front
building setbacks, 10-foot side building setbaeks] 20-foot rear building setbacks, with some etioap
(Land and Site Development Ordinance, Bryan Coderdfnances Section 62-167).
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3. minimum lot depth: 118 feet.

4. minimum side building setback: 7.5 feet (converdgiodetached single-family homes); 10 feet
(patio/zero lot line homes); a minimum 16-foot slulélding setback is proposed on lots along
Riverstone Drive; the two lots proposed to frontdRstone Drive (Lot 19 in Phase 3 and Lot 25
in Phase 4) are proposed to observe minimum 25dilet building setbacks (buffer) from the
City limit line.

5. minimum front building setback: 20 feet (most Iptf)e two lots proposed to front Riverstone
Drive (Lot 19 in Phase 3 and Lot 25 in Phase 4)papposed to be set back a minimum of 25 feet
from the front property line; 15-foot front buildjrsetbacks are proposed on odd-shaped Lots 13
and 18 in Phase 3.

6. minimum rear building setback: 10 feet (most lofs Zeet due to proposed buffer areas and

public utility easements around the periphery efghe).

maximum building height: 35 feet.

maximum lot coverage: 75%; staff estimates thataverage area available for development on

lots in this proposed subdivision is a buildingtfwint of up to 4,400 square feet.

© N

The development plan shows approximately 500 féétrmcing to be installed along Riverstone Drive.
Most of this fence is proposed to be 6 feet tadinprised of a 1-foot tall brick base and 5-foot tal
wooden pickets. 6.5-foot tall masonry columns aigpsed to be installed every 25 feet, except for a
100-foot long section along the southwest sideigéiRtone Drive where a 6-foot tall wrought iromée

is proposed to be installed. An existing 6-fool paivacy fence exists along the northwestern eafgbe
proposed subdivision where it adjoins the City lilimie (Phase 1 of Riverstone Subdivision). Sixtftzdl
privacy fencing is also envisioned around the pexip of the subdivision, as home sites are being
developed.

The development plan shows 20 to 35-foot wide bufieeas around the periphery of this proposed
subdivision. Within these buffer areas, no develepnshall be allowed except for permitted landsugpi
screening, and stormwater detention facilities.

Standards for Single-Family Home Construction

All new homes within this proposed PD-H Districeqroposed to be required to have a minimum size of
2,000 square feet and be constructed of a combmafirock, brick, and stucco. Homes are furthemmor
proposed to feature, at least two-car (attachedogs.

Examples of patio homes from another Bryan subidinishat features similar home styles are shown
below for illustrative purposes.
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Streets, Guest Parking, Sidewalks, and Driveways

The development plan shows two new 50-foot widallstreets (with 27 feet of pavement) that extend
from either side of Riverstone Drive and along whigost of the lots in this subdivision are propoted
front. Only two lots, Lot 19 in Phase 3 and Loti@FPhase 4, are proposed to have driveway access on
Riverstone Drive. No driveway access to the preddsts from FM1179 shall be allowed.

The development is proposed to have 5-foot wideveidks on only one side of the two new streets, as
indicated on the development plan. 6-foot wide \sali&s are proposed to be located adjacent to two
guest off-street parking areas, which are propdseidclude 35 off-street parking spaces. Thesetgues
parking and adjacent landscaped areas are propmbedmaintained by an HOA.

Common Areas

In addition to the aforementioned guest parkingagrehe development plan shows two triangular
common areas at the intersection of RiverstoneeDaivd FM1179, where existing subdivision signs are
located. These two areas, as well as the unimprpeeiibns of Riverstone Drive right-of-way between
the driving surface and property lines, as wellha@sapproximately 1-acre detention basin are pregpts

be maintained by an HOA.

RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan adopted a new Comprehensive Rtadanuary 2007. The plan includes policy
recommendations related to the various physicakldgment aspects of the community. One of the
concerns voiced during the development of the plas the perceived lack of middle-market housing.
The Comprehensive Plan states that it is a gotieofCity to achieve a balanced and sustainableofix
land uses within the City by planning for a mix lahd use types in suitable locations, densities and
patterns. Low-density residential land serves tawvigie housing and living units for a variety of péo
with a range of incomes and needs. It predominahsists of detached single family dwellings batym
consist of other housing types as long as densiiesin low; up to 8 dwelling units per ac€ity-wide
land use policies articulated in the ComprehenBilan suggest that single-family residential landsus
should be located in areas that are: (1.) proteftash but accessible to major roadway network,
commercial establishments, work places and ententait areas; (2.) accessible to collector andialrter
streets, but directly accesses local streets; andnft adjacent to major arterials or freewayshuiitt
adequate buffering and access management.
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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 chanljebev appropriate in the immediate area
concerned; relationship to general area and theaSita whole.

The subject property is located in an area that istarting to see more development interest as
new single-family residential subdivisions continueto grow in the immediate vicinity (e.g.,
Riverstone Phases 1 and 2, Greenbrier Subdivisiomd Miramont Subdivision) and along the
FM 1179 corridor that leads into eastern Brazos Couty. Staff believes that a master-planned,
low-density, single-family residential subdivisioron the 14-acre subject property, as it has been
proposed with this request for PD-H zoning, will becompatible with existing and anticipated
land uses in the surrounding area and in accordancwith land use recommendations of the
Comprehensive Plan. This proposed single-family régential subdivision will be protected
from, but have access to the City’s commercial, w& and entertainment areas via the major
street network, but directly access only local stets, including Riverstone Drive.

The proposed PD-H District will provide developmentopportunities that would add diversity to
Bryan's housing stock on these 14 acres, with lotsigger than those in most of Bryan's RD-5
Districts, but with smaller yards and homes that ae planned to be at least 2,000 square feet in
size. While it is true that lots in the existing pdion of the adjacent Riverstone Subdivision in
Brazos County are more than an acre in size, the dsity of the proposed development is still
less than half (3.1 units per acre) of what is comomly considered to be low-density residential
development (8 units per acre). Even in the MiramonSubdivision just southeast of the subject
property across FM 1179, a variety of lot sizes cahe found, from lots of less than a quarter
acre in size, to lots of around one acre, and lotgith substantial acreage.

The combined effect of the proposed development ragements for this PD-H District, which
exceed those of Bryan’s standard zoning classifidahs such as the RD-5 District, from patio
home lot requirements, to home construction requirments, and HOA-maintained guest
parking and common areas, will help this new subdigion to become and remain a stable
addition to the Bryan community. Staff believes tha single-family residences at this location
will promote orderly urban growth in close proximity to the existing Riverstone and Miramont
Subdivisions and planned non-residential use in thadjoining Greenbrier Subdivision.

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.

These 14.05 acres lie with within the water certifiate of convenience and necessity (CCN) of the
Wickson Creek Special Utility District which will have the exclusive right to sell water to lots in
this new subdivision. City of Bryan wastewater utities will be available for this development
for point-of-use extension based on applicable utiy extension polices and/or ordinances. The
applicant’s engineer has indicated that in order toextend City of Bryan sewer to the southwest
side of the subject property to serve this plannedevelopment, 2,800 linear feet of public sewer
line will have to be extended through the adjacenGreenbrier development at a projected cost
of $221,000 to the developers. 2,300 linear feetsdnitary sewer lines will need to be extended
through proposed Phases 3 and 4 to meet the requinents of the Subdivision Ordinance at a
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cost of an additional estimated $160,000. Staff st aware of any circumstances that would
prevent this property from having access to requird utilities. The public sanitary sewer
infrastructure that would be constructed for this proposed development may therefore also
potentially help spur development activity in the a@jacent Greenbriar Subdivision and allow for
future development to the east along the FM 1179 nddor.

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.

The closest vacant land zoned for residential devaggment is located generally west from the
subject property in the Greenbrier Subdivision. Stdf believes that if a zoning proposal for a
single-family residential subdivision were approvedor this property, then this would not make

land classified for similar development in the viaiity and elsewhere in the City unavailable for
development.

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

Staff contends that residential developments are #@leloping at a moderate pace in this vicinity
and elsewhere in the City.

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

Staff believes that if a zoning proposal for a sirlg-family residential subdivision were approved
for this property, there would be no need to modifythe zoning designation for other areas
designated for similar developments.

6. Any other factors affecting health, safety, moralsgeneral 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.

In addition, the Planning and Zoning Commissionlisi@ approve a planned development if it findatth
the proposed planned development does not conforapplicable regulations and standards established
by Section 130-125 of the Zoning Ordinance:

1. Is not compatible with existing or permitted usesabutting sites, in terms of use, building height,
bulk and scale, setbacks and open spaces, landgcapainage, or access and circulation features,
within the standards established by this section.

Staff believes that the proposed low-density residéial development proposed with this PD-H

District will be compatible with existing and antidpated uses surrounding this property and in

accordance with the land use recommendations of theomprehensive Plan. Staff believes that
the proposed use and development of this propertyhsuld have minimal (if any) adverse

impacts on nearby properties or the City as a wholeand may spur additional development
interest in this vicinity.
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2. Potentially creates unfavorable effects or impacat®ther existing or permitted uses on abuttingssit
that cannot be mitigated by the provisions of gastion.

Staff is unable to identify any potentially adverseeffects or impacts on other existing or
permitted uses on abutting sites that cannot be mgated by the provisions of the proposed PD-
H District. If the development plan were approved, the most notable and potentially

unfavorable effect from this development on abuttig sites would stem from the inevitable
increase in automobile traffic in this vicinity, which would be true for any new development at
this location. Staff believes that several land usecurrently permitted by right on these 14.05

acres under A-O zoning, such as a plant nursery, aanercial kennels or stables, a landscaping
service with outdoor storage, or veterinary servicavith outdoor pens and runs, would have the
potential to create similar, if not more traffic at this location that the proposed 44 single-family
residential home sites.

3. Adversely affects the safety and convenience ofcuddr and pedestrian circulation in the vicinity,
including traffic reasonably expected to be germetdty the proposed use and other uses reasonably
anticipated in the area considering existing zorind land uses in the area.

Staff contends that the proposed development will at adversely affect the safety and
convenience of vehicular and pedestrian circulatiorin the vicinity. The proposed layout of
roads and pedestrian walkways can reasonably be esgted to provide for adequate and safe
traffic circulation within the proposed subdivision.

Riverstone Drive is classified as local street infigan’s street network. The 24-foot wide driving
surface is situated within a 70-foot wide public mht-of-way. FM 1179, a state-maintained
roadway that is classified as a super arterial st on Bryan’s Thoroughfare Plan, is currently
improved with 28 feet of pavement within an 80-footvide right-of-way at its intersection with
Riverstone Drive. Both adjacent roadways can reasably be expected to handle the additional
approximately 430 daily vehicle trips generated byl4 new home sites on the subject property
(9.81/day per dwelling).

During the public hearing for a previous rezoning equest, nearby property owners voiced
concerns about perceived sight distance issues dtet Riverstone Drive/FM 1179 intersection.
The pictures below were taken at this intersection.

looking northeast along FM1179 from Riverstone Drie
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looking southwest along 1179 from Riverstne Drig

The entrance to Riverstone Drive is located about(bto 100 feet south of the crest of a hill that
FM1179 crosses, yet staff was able to see traffic both directions when these pictures were
taken.

There have been two reported crashes at the FM 11/Rlverstone Drive intersection in the past
four years. One was on January 18, 2011 and thehastr one was more recent on December 19,
2013. Neither crash involved anyone leaving the Rérstone Subdivision, but rather, motorists
traveling on FM 1179 attempting to turn into Riverdone Drive. In other words, perceived
traffic issues at this intersection may not necessly be sight distance-related, but may better be
explained by motorists ignoring posted speed limitsThe posted speed limit on this portion of
FM 1179 is 60mph.

Last year, the Planning and Zoning Commission and iy Council considered a proposal for a
Planned Development — Housing District for a new @B+ lot subdivision on the west side of
Bryan, north of the W. Villa Maria Road (also FM 1179), north of two existing subdivisions
with several hundred existing lots. At the requesbf City staff, the developer of that project
retained a traffic engineering firm to perform a traffic signal/turn lane analysis for the
intersections of W. Villa Maria Road and KingsgateDrive and West Villa Maria Road and
Autumn Lake Drive. While W. Villa Maria Road in fro nt of those two subdivisions has a
slightly wider driving surface if shoulders are induded (approx. 40 feet), it is similar to this
portion of FM 1179 in that is a two-way state-mairéined roadway. The study for that case
concluded that neither left nor right turn deceleraion lanes were warranted under existing
conditions and that approximately 490 additional l¢és could be developed before traffic signals
and or turning lanes may be warranted.

In light of these findings, staff believes that itwould be highly unlikely that a traffic study

commissioned for the intersection of FM 1179 and Rerstone Drive would conclude that any
improvements to this intersection are warranted unér existing conditions, or with the addition
of 44 new home sites as proposed with this PD-H [ist. This is not to say that improvements
may not be desirable at this location in the future especially if suburban residential
development continues along the FM 1179 corridor ireastern Brazos County. Traffic system
improvements at this location will likely have to ke funded as part of future Capital
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Improvement Plan projects, in cooperation with the Texas Department of Transportation
(TxDOT) as FM 1179 is a state roadway.

4. Adversely affects traffic control or adjacent prdjes by inappropriate location, lighting, or typefs
signs.

Staff contends that the proposed development willat adversely affect adjacent properties by
inappropriate lighting, or types of signs. Allowabk signage in residential districts is
purposefully restricted. Signage in this residentibsubdivision advertising, for example, a home
occupation, would be limited to a 1 square foot sigmounted to the front of the main building.

5. Fails to reasonably protect persons and propedm ferosion, flood or water damage, fire, noise,
glare, and similar hazards or impacts.

Staff contends that the proposed development willeasonably protect persons and property
from erosion, flood or water damage, noise, glareand similar hazards or impacts, in
conformance with applicable city ordinances.

6. Will be detrimental to the public health, safety,weelfare, or materially injurious to properties or
improvements in the vicinity, for reasons speclficarticulated by the commission.

Staff is unable to discern any additional detrimendl impacts not already identified in this staff
report.

RECOMMENDATION:

Based on all these considerations, staff recommapg@soving the requested zone change to Planned
Development — Housing District (PD-H) on these B4drres. The proposed PD-H zoning on this
property appears to be consistent with the landresemmendations of the Bryan Comprehensive Plan
and will help promote orderly urban growth in clgeeximity to the existing Riverstone and Miramont
Subdivisions and planned non-residential use iratheining Greenbrier Subdivision.

ATTACHMENTS:
1. proposed PD-H zoning development plan

2. excerpt from P&Z minutes from January 16, 2014
3. written comments in opposition to this rezoninguest received on March 4, 2014
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