PLANNING AND ZONING COMMISSION

STAFF REPORT

May 21, 2015

CrTy OF BryAN

Rezoning case no. RZ 15-10: Bryan Commerce & Dewgiment

CASE DESCRIPTION:

LOCATION:

LEGAL DESCRIPTION:
EXISTING LAND USE:
APPLICANT(S):
STAFF CONTACT:

SUMMARY RECOMMENDATION:

a request to amend the development plan of aiqusly-approved
Planned Development — Mixed Use District (PD-M)

northwest side of the intersection of South Trad#i Drive and HSC
Parkway

approximately 71.3 acres of land out of the Johddthes Survey, A-26
vacant land

Bryan Commerce & Development

Randy Haynes, Senior Planner

Staff recommendapproving the proposed rezoning.
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AERIAL PHOTOGRAPHS (2013 AND 2014):
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BACKGROUND:

In 2001, the Bryan City Council approved rezonirgge no. RZ01-05 which established the 790-acre
planned development zoning district referred td'lhs Traditions at University Ranch. As adopted, the
Traditions development plan was primarily focusedtioe residential portions of the project. Although
retail and multifamily uses were envisioned andvjged for, to date very little of that type of
development has occurred.

As expected at the outset, the lengthy timelinthefoverall project along with normally changingrkes
conditions have resulted in the need to adjust ztveing on the subject property to suit pending
development demands. Bryan Commerce and Developrifentapplicant, is requesting to amend the
existing Planned Development — Mixed Use (PD-M) iagnproposes specific standards to govern
development of 71+ acres out of The Traditions bgreent. In addition, the proposed amendment
significantly reduces the number of land useshthbe permitted within this portion of the distti

Several notable modifications from standard develemt requirements are proposed. Examples include:

» the increase in allowed density from 25 dwellingitainper acre for multi-family residential
developments to a maximum of 50 dwelling units qae;

» modified off-street parking requirements to alldve tuse of shared parking arrangements in order to
reduce the development footprint as well as shudtlang term expenses;

» increased maximum allowable building height fromfést to 120 feet with no additional building
setback requirement for building heights over 3§;fe

* 52 land uses normally allowed within the City’sratard Retail District (C-2) zoning classification
are eliminated from the list of allowed uses inpheposed development plan;

» pedestrian infrastructure requirements are heatlymented to encourage walkability and promote
human-scale surroundings;

* landscaping requirements have been modified toeetihe focus of installation and maintenance of
landscaping from individual buildings to the areaaawhole in order to support the overall goal of
providing a human-scale setting, a sheltered andfartable walking environment, and an interesting
and engaging visual experience at the pedestneh le

The proposed development plan for these 71+ aer@stended to produce a more closely controlled

development and use environment. It is the dedithe Bryan Commerce and Development to ensure
and safeguard the high-quality planning and constm needed to support the successful, sustainable
business climate envisioned by past City Councils.

RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan adopted a new Comprehensive Radanuary 2007. The plan includes policy
recommendations related to the various physicaéldewment aspects of the community. Of interest to
the Comprehensive Plan Advisory Committee was thecept of Mixed-Use Development. Many
comments were made in regard to the growing acoeetaf mixed-use development. Because of the
growing cost of transportation and land and theeginaging of the population, it was proposed that
residential and scalable commercial uses, builhiwithe same development or in close proximity,
would serve a growing segment of the population.

In addition, policies concerning alternative tramation planning were adopted as part of the 2007
Comprehensive Plan. With respect to the pedesgmaronment, the objective and action statements
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that relate to the proposed development plan state:

* Objective C) Encourage utilization of alternativeodes of transportation including transit,
bicycles and pedestrians.

» Action Statement 1: Review and update current amlies to ensure that new development
provide sidewalks and bicycle accommodations witkall connections to residential, schools,
commercial, and recreational areas and to tratogss

* Action Statement 2: Create a pedestrian and bilendly community through the use of a
Sidewalk/Bikeway Master Plan updated yearly to fiteboth new and retrofit sidewalk and bike
facility links between neighborhoods, schools, paakd major shopping centers.

Finally, the Comprehensive Plan states that itgea of the City to achieve a balanced and sueitden
mix of land uses within the City by planning fomrax of land use types in suitable locations, déesit
and patterns.

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 chariljebav appropriate in the immediate area
concerned; relationship to general area and theaSita whole.

The subject property lies between the residential grtion of The Traditions development to the
northwest, the Traditions Country Club and casitasto the north, the Hawthorne at Traditions
apartment community to the east, and the Texas A&MHealth Science Center to the southwest.
Staff contends that introducing the limited mix of residential and retail uses on the subject
property in a closely-controlled, high-density, domtown-like environment will be appropriate
in the immediate area and will serve as an appropaite transition between the existing generally
low-density residential environment of the Traditions development and the Health Science
Center campus.

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.

Since its inception, The Traditions Subdivision haseen planned as a community which will
grow substantially to encompass over 1,000 acres developed area. To that end, public
infrastructure capacity to support that level of development has been provided and extended as
development has occurred.

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 available that would suitdlp accommodate similar development is a

120-acre tract located generally west of the subjeproperty. Staff believes that if this zoning
proposal for mixed use development were approved fahe subject property, such an approval
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would not make land classified for similar developrant in the vicinity and elsewhere in the City
unavailable for development.

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

Staff finds that a mixed use development such asdhone proposed on the subject property is
unique in Bryan. Staff also finds that large scaleetail development is occurring at a moderate
pace elsewhere in the City. Similarly, multifamilyresidential development also continues at a
steady rate.

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

Since the proposed project is unique, staff beliegethat if the requested zoning proposal for
were approved for this property, there would be naneed to modify the zoning designation for
other areas since there are no similar developments

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 Commissiorilsiat 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 mixed use develogmt proposed with this PD-M District will
be compatible with existing and anticipated uses stounding this property and in accordance
with the land use recommendations of the Comprehen® Plan. Other than the increased
traffic and residential density expected of any dexMlopment, staff believes that the proposed use
and development of this property should have minimia(if any) adverse impacts on nearby
properties or the City as a whole and may spur adtibnal development interest in this vicinity.

Potentially creates unfavorable effects or impacat®ther existing or permitted uses on abuttingssit
that cannot be mitigated by the provisions of sastion.

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-
M District.

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 zomind land uses in the area.
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Staff contends that the proposed development will at adversely affect the safety and
convenience of vehicular and pedestrian circulationn the vicinity. The proposed network of
driveways, surface parking, landscape amenities andedestrian friendly walkways can
reasonably be expected to provide for adequate arghfe traffic circulation within the proposed
development.

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. The numier, placement, type and size of sighage
allowed within the proposed development have beemtentionally restricted to limit negative
impact while still allowing businesses to adequatghldvertise their presence.

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, sta&fommends approving the requested amendment to the
Traditions development Planned Development — Mikksg District (PD-M) for these 71.3 acres. The
proposed development features on this property apge be consistent with the land use
recommendations of the Bryan Comprehensive Plandglhtielp promote orderly urban growth in close
proximity to the existing lower density residentibrtions of The Traditions subdivision, the Bio-
Corridor Planned Development District and the ngdrtixas A&M Health Science Center.
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PROPOSED PD-M DEVELOPMENT PLAN

Development requirements for Planned Development Mixed Use District (PD-M), hereinafter also
referred to as "the District" or "this District *,  allowing certain residential, office and retail ugs
on 71.3 acres of land out of J.H. Jones Survey, Tea 56 adjoining the northwest side of HSC
Parkway between South Traditions Drive and Atlas Par Drive in Bryan, Brazos County, Texas

ATLAS Texa

Froposed PO Boundary

Goeglezarth

Note: The image above is appended here to commntenib@ boundaries of the 71.3 acre subject
property. The depiction of the site layout withioge boundaries is merely conceptual in natureiaria
no way meant for use to regulate future site desiiginin this district.

Section 1: General Purpose and Description

This development plan is intended to guide planwihizind use and physical development on the stibjec
property. This PD-M development plan is envisiosada tool to help stabilize and improve property
utilization, to facilitate appropriate use of theperty, ensure protection of surrounding propsrfiem
foreseeable negative impacts resulting from peeahitises, to strengthen the area economy and to
promote the general welfare of the community.

Section 2: Definitions

CU-Structural Soil™meansa soil and stone medium that can be compacted wengent design and
installation requirements while permitting root @th. It is a mixture of gap-graded gravels (made of
crushed stone), clay loam, and a hydrogel stabgizigent to keep the mixture from separating. It

Page 7 of 17



provides an integrated, root penetrable, high gtrepavement system that shifts design away from
individual tree pits CU-Structural Soil™ was researched and developethén1990’'s by Cornell
University’s Urban Horticulture Institute. It is mi@ted as CU-Structural Soil for quality controldais
produced by a network of licensed companies. Otteanpanies have formed their own brand of
structural soil based on Cornell’s work.

Drivescapemeans the visual elements of a non-publicly owsygstem of internal pathways on private
property designed to accommodate automobiles, lesyand pedestrians, including the drive surface,
adjoining buildings, sidewalks, furniture, treeslapen spaces, etc., that combine to form the palysi
character.

Monument sigrshall mean a freestanding sign that is detachem fa building and having a support
structure that is a solid-appearing base constluzft@ permanent material, such as metal, stomerete
block or brick.

Pedestrian-level lightingneans lights along driveways or streets that pilynéunction to illuminate
pedestrian areas such as sidewalks. Typically pegiedevel lights are pole-mounted fixtures lelart
18 feet tall that are part of a secondary lightsygtem that helps define a positive urban charatdr
supports nighttime activities. Because the qualitywisual information is critical for traffic safetand
pedestrian safety and security, pedestrian leghtihg should be designed not only for vehiculaffic
on driveways and streets, but also for pedestoarsidewalks and pedestrian pathght fixtures should
be spaced with regard to trees and other streeishings as part of a coherent and complete stiamts
design. The impact of glare should be mitigateddlgcting proper optical design.

Pole mounted sigmeans a freestanding sign in excess of six fedteight that is detached from a
building and is supported by one or more structalamnents that are either: (a) architecturallyidigar

to the design of the sign; or (b) less than 50%ntiugh of the sign face.

Streetscapemeansthe visual elements of a public street, including timad, adjoining buildings,
sidewalks, street furniture, trees and open sp&tes that combine to form the street's character

Section 3: Land Use:

The following land uses shall be permitted by righthis PD-M zoning district. Land uses that ac¢ n
expressly defined in this PD-M District ordinanadrothe Bryan Code of Ordinances have their ongina
dictionary meanings, based on the latest editiad@fiam-Webster's Unabridged Dictionary.

» Accessory or incidental uses to the main use;

» Banks, savings and loans or credit union offices;

» College or university;

» Essential municipal uses;

» Fitness center;

» General office use (professional, administrative);

* Government (federal or state) owned structureditfas, or uses;
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* Hotel;

* Kiosk;

 Maedical facilities or clinics;

* Multiple family dwellings;

* Museum/art gallery;

* Night club or tavern;

* Nursing home (retirement home);

» Personal service shop or custom personal services;
* Pharmacies;

e Studio;

* Restaurant;

* Recreational/community center;

* Retail services (including incidental uses);

* Schools;

» Temporary structures for uses incidental to coesisn work on the premises;
» Theater—Indoor or outdoor;

e Townhouse;

» Veterinary services (no outdoor pens or runs).

Section 4: Physical Development

The following standards are intended to guideasi@ building design in this PD-M District in order

* Ensure the creation of a human-scale environment;

» Ensure that building entryways are convenient asilyeaccessible from the roadside pedestrian
system;

* Ensure that trees or man-made shading devices s#d alongside driveways, streets and
connecting sidewalks to businesses to encouragespeth activity by providing a sheltered and
comfortable walking environment;

* Ensure that the development will provide an inténgsand engaging visual experience at the
pedestrian level; and,
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» Ensure that site and building design decisiongvade with health, energy efficiency, long-term
maintenance and the environment in mind.

. Physical development of office and retail projdotshis District shall comply with the development
standards and limitations of the City of Bryan Cadérdinances that generally apply to properties
zoned Office District (C-1) subject to any moditicas specified herein.

. Townhouses and multi-family residential projectalshomply with the standards and limitations of
the City of Bryan Code of Ordinances that generalbply to properties zoned Multiple-Family
District (MF).

. When a project includes office and/or retail aslwaslmulti-family residential as part of a mixedeus
development, the project shall comply with the depment standards and limitations of the City of
Bryan Code of Ordinances that generally apply tipprties zoned Office District (C-1).

. The following additional physical development stamt$ shall also apply:

1) Building Design Standards: The exterior designlb$tauctures within this District shall comply
with those design standards and guidelines madeopdhe property covenants and conditions
and restrictions as adopted and amended by therrgongeproperty owner’'s association or its
assigns.

When the design standards and guidelines madefpiédue property covenants and conditions and
restrictions are silent regarding any aspect afcttire design or appearance, the structure shall
comply with the major corridor development standaadd limitations found within the City of
Bryan Code of Ordinances, Chapter 62, land andC&iteelopment.

2) Residential Density: The maximum residential dgneiithin this District shall be 80 dwelling
units per acre.

3) Minimum Building Setback: The minimum required loilg setback from any public right-of-
way shall be 15 feet. In all other cases, includotg created by means of a subdivision plat in
accordance with City of Bryan Code of Ordinancesyiiér 110, Subdivisions, and accessible to
a public right-of-way only by access easement, reimum building setbacks from property
lines shall be required.

4) Maximum Building Height: The maximum building hetghithin this District shall be 120 feet
measured from grade level. No additional buildiethack from property lines shall be required
for buildings of more than 35 feet in height.

5) Freestanding Signage: Freestanding signage wiki@ndevelopment shall be of the monument
type and have a maximum height of 6 feet and a mnaxi overall area of 50 square feet. One
such monument sign shall be permitted for any single exclusively occupying a separate
freestanding structure with more than 1,500 sqteseof gross floor area.
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a) A maximum of two monument signs shall be allowethimi a landscape reserve area along
the right of way lines of South Traditions Drive datHSC Parkway. Independent of
surrounding landscaping or other such natural ri@seisuch signage shall have a maximum
height of 8 feet and a maximum overall area of @4ase feet.

b) Pole mounted signs shall be prohibited.
c) All signage illumination shall be provided with éat or halo-style lighting only.
d) Internally illuminated thermoformed plastic sigitab be prohibited.

6) Landscape Reserve Area: To provide an attractreetsicape along public rights of way adjacent
to the District and a unifying design element &f ttevelopment, except for driveway openings, a
40-foot wide landscape reserve area shall be iedtaind maintained along South Traditions

Drive and a 30-foot wide landscape reserve arel Baanstalled and maintained along HSC
Parkway

a) No parking, maneuvering, or loading areas may latésl within the landscaped reserve
areas along South Traditions Drive and HSC Parkway

b) Except as allowed in section 4.D.5) a) above, gigna above-ground stormwater detention
areas may not be placed within the landscape resegpas along South Traditions Drive and
HSC Parkway

c) In-ground stormwater control devices, such as gaiiens or bio swales, shall be permitted
within the landscape reserve areas along Southitibragl Drive and HSC Parkway

7) Landscaping Regquirementsandscaping shall be provided for the followingmses:

* to make available a healthy, walkable environmentrésidents, customers, guests
and other users;

* to provide visual interest;

* toremove, reduce or absorb the impact betweemusa@nd another;

» to break up and reduce the impact of surface pgrieas;

» to obscure the view of parking, loading and sereieas; and,

» to provide protection from soil erosion.

a) To the maximum extent feasible, where significaatuiral and scenic resource assets exist on
the property, the developer shall give prioritytsopreservation as common open space.

b) Within the District the developer shall provide ammmum of 15 percent of the total area of
the District as shared open space for use of thidamts, employees, and visitors. Separate
and apart from the normal water surface area o€latkas and the natural conservation area
adjacent and east of the driving range and adjammhtsoutheast of Casita Court (Lot 1B in
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f)

9)
h)

)

K)

Block 1 of The Traditions Subdivision — Phase E5)minimum of 50 percent of said open
space shall be divided into no less than 3 traatsjn each such tract shall be installed and
maintained landscaping with such point credit vagaivalent to 15 percent of the total area
of each tract. Plant material credit values mayfdund in the City of Bryan Code of
Ordinances Chapter 62, Land and Site DevelopmdautiRgs in areas not credited towards
satisfaction of this requirement shall include:

» drivescape or streetscape areas; and
» landscaped surface parking facilities

Landscape plantings shall be required in connedtiitim the development of surface parking
lots in an area equal to 10% of the gross areheolat.

All required landscaping shall be maintained inltigacondition at all times by the property
owner.

In the event any required landscaping material dreis destroyed by any cause, it shall be
replaced by the property owner within 3 months.c8jgenotification from the City of Bryan
of the obligation to replace shall not be requirbdwever if such notice is issued,
replacement shall occur within 30 days of saidaoti

Replacement material shall conform to the originéént of the landscaping plan that was
approved by the City of Bryan for that area.

Landscaping within off-street parking lot end islans permitted but not required.
All landscaping installed in this District shall megated by an automated irrigation system.

Trees installed in compliance with the requiremexftihis District shall be container grown,
at least 10 feet in height above surrounding geddbe time of planting, with a minimum 3-
inch caliper measured one foot above the ground.

To provide flexibility to employ formal landscapesign or an approach more informal in
nature, canopy trees shall be planted in a quanttione tree per 30 feet of length along both
sides of internal driveways or streets.

All drivescape and streetscape planting areas dhallinstalled as per manufacturer's
specifications utilizing CU-Structural Soil™ by Ameg|, Inc., or an equivalent, subject to
approval by the City Engineer. Structural soil rsw@ban tree mix that can safely support
pavements and sidewalks and is designed to prauiele rooting area for street trees,
decreasing tree mortality and sidewalk failure. &aample figure 2 below.

Upon review by the City Engineer and the City PlEmrvariations to the requirement that
structural soil be employed may be approved iflémelscape plan is sealed by a registered
landscape architect. Such alternative plans mustvsheasonable evidence that the
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requirements as set forth in this section were @sed guide and the stated purposes of this
section have been realized.

EXAMPLE, UTILIZING CU-STRUCTURAL SOIL™ : (Figure 2)

Building Face
~euilding Face ~ \WJ,_V

3"Thick Mulch
Planting Soil Mix
as Specified

Poured-In-Place

Concrete Curb

. — i} Asphalt Pavement
Varies A

Base Course

NN
pgreasel
adea T

Pref.

36 CU-Structural Soil™

Drainge Pipe Tied To

Storm Sewer

Prepared Subgrade

8) Parking and Circulation: Unless modified hereine trequirements of the Bryan Code of
Ordinances for parking and circulation shall appithin the District.

a) As an alternative to the regulations specifying dnsount of parking required found in
the City of Bryan Code of Ordinances Chapter 62yd_and Site Development, shared
parking strategies may be employed to allow for @encompact, efficient and lower
impact development footprint.

1. Upon selection of such a method, the minimum nurmob@arking spaces may be
determined by a study commissioned by the applidamtloper, following the
procedures of thé&Jrban Land Institute Shared Parking Report, ITE iSda
Parking Guidelinesor other approved procedures. The study mustbmisted
to the City’'s Site Development Review Committee REI) for review and
acceptance.
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2. All shared parking areas shall be located no mioae 500 feet from each such

use for which the shared parking arrangement wableshed.

3. At all times clear, safe pedestrian connectionstinaegprovided.

b) 90-degree parking spaces shall conform to the atdsdshown in Figure 5 below.

c) Parallel and angled parking spaces shall be all@atl@uy internal driveways and private
streets within this District in accordance with tlimensions depicted in Figures 3 and 4
below, unless along designated fire lanes as magdpgired by the City’'s most recent
adopted Fire Code.

d) Parking spaces not located on internal drivewayspovate streets within this
development, but in designated parking lots statigly with the following standards:

1.

Parking lots with 10 spaces or more, when locateslich a manner that parked
vehicles are visible from an adjacent driveway teed, screening shall be
required between the parking spaces and all suebverys or streets.

Required screening shall have a minimum heighhiefe feet above the grade of
the parking surface at the time of planting.

A dense vegetative planting incorporating trees/@nshrubs of a variety that
shall be equally effective in winter and summer.

Plantings shall be adequately spaced to from a smintinuous visual screen
within one year after the initial installation.

As an alternative to landscape screening, a namglispaque structure such as a
solid masonry wall may be employed

9) Internal Transportation Network Standards: Theofsihg special design requirements for

internal drivewaysrivate and public streets within this District Bime observed to provide and
promote a pedestrian-oriented environment. Theg@inements are also illustrated on Figures 3

and 4 below,

a) The minimum two-way drive lane width of all intetndriveways, private and public
streets shall be 24 feet.

b) Safety crossing treatments shall be required atatettion of all pedestrian cross-walks
and at all driveway /street intersections. At miamrmsuch safety crossing treatment shall
comply with the Manual on Uniform Traffic ControleRices (MUTCD) in use at time of
development.
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c) A minimum of 40 feet of throat depth shall be pd®d in all directions where primary
driveways or streets intersect. A minimum of 20t fekthroat depth shall be provided
where primary driveways or streets transition jpdoking lots.

d) Combination sidewalks/drivescape/streetscape ar@sisimum width of 18 feet shall be
requiredalong both sides of internal driveways or streets.

e) To adequately provide for safety and comfort, padeslevel lighting shall be installed
along both sides of internal driveways and streets.

Parallel Parking (Figure 3)

‘—::5,7 T

7% Canopy e

i W
% 1.2

J

18-24ft | 8ft. | 24 ft. | 8ft. | 18241t
Sidewalk |Parking Driving Lanes Parking| Sidewalk
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9(° Parking

k1

(Figure 5)
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Section 5: Subdivision of Land

The subdivision of land in this District shall bkoaed in accordance with Chapter 110 of the Bryan
Code of Ordinances. The following standard shalb &le applicable to the subdivision of land witthiis
District:

1) Vehicular access easements will be permitted toigheoaccess to properties which do not have

direct frontage onto public rights-of-way.

2) Within this District, shared parking areas and nm& driveways shall be encompassed and
documented by access easements stating the spegifts of all parties and recorded in the
Official Public Records of Brazos County.
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