PLANNING AND ZONING COMMISSION
STAFF REPORT

September 3, 2015

CrTy OF BRYAN

Conditional Use Permit Case no. CU15-11: Fred andaol Anderson

CASE DESCRIPTION: request for approval of a Conditional Use Pertoitallow the combined
square footage of two detached accessory structares up to 2,384
square feeton property in a Residential —Neighborhood Congama
District (R-NC)

LOCATION: 2504 River Forest Drive, being Lot 11 in Block 7 Bhe Memorial
Forest Subdivision — Phase 3 on 0.7954 acres dfdajpining the east
side of River Forest Drive, south from its intetsat with Rustling Oaks

Drive
EXISTING LAND USE: single-family home site
APPLICANT(S): Fred and Carol Anderson, property owners
STAFF CONTACT: Matthew Hilgemeier, Staff Planner
SUMMARY RECOMMENDATION: Staff recommendsapproving this Conditional Use

Permit requestsubject to a condition.Please see page
8 of this staff report.

EVILLAMARIA-RD—]

PD

| JOSEPH DR

EVILLAMARWRD |

/& ;
y ¢ .
]

r—"i—_—_
&

| e I

Page 1 of 7



AERIAL PHOTOGRAPH 2015:

Location of the proposed 800 square foot strucflings picture shows two previously
permitted unenclosed carports that have been remnove




SITE PLAN: Location of proposed 40’ X
20’structure
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BACKGROUND:

M%ML/W

ORES

The owner of the property located at 2504 RivereBbbDrive, Dr. Fred Anderson, is requesting apgdrova
of a Conditional Use Permit, to allow the combirseghare footage of two detached accessory structures
to be up to 2,384 square feet on his property Adderson currently has one existing detached acpgss
structure totaling 1,584 square feet in floor apeathe subject property. This structure is usedby
Anderson as a personal hobby shop to repair atoreesntique/classic automobiles for personal e.
Anderson would like to construct an additional gasameasuring 40 feet by 20 feet (800 square feet)
store and protect four previously restored autoleskso that he can use the 1,584 garage to work on
additional vehicles and for storage.
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Dr. and Ms. Anderson have owned the subject prom@nce 1974, and the first accessory structure was
constructed sometime in the 1980s, prior to thg GitBryan adopting regulations limiting accessory
structure floor area on a single property. In M&®6, Dr. Anderson was granted a building permit to
build two, non-enclosed carports (408 square fedtl®d4 square feet in size, respectively) on thgest
property that he has used for storing vehicles thadl were located in the same location as the new
proposed 800 square foot structure. However, duféd value of the restored automobiles, these two
open, unenclosed carports are not providing theuainaf protection from the elements and vandalseas
would like. Therefore, Dr. Anderson would like tonstruct an 800 square foot, enclosed accessory
structure to protect his vehicles and his investmenBoth of the open carports have already been
removed from his property.

In cases where the combined square footage of smgestructures exceeds 1,500 square feet on ke sing
property, Bryan's Zoning Ordinance requires thenRiag and Zoning Commission’s approval of a
Conditional Use Permit (Bryan Code of Ordinancesction 130-34(a)(4)d.). The purpose of the
Conditional Use Permit process is to identify thoses which might be appropriate within a zoning
district but, due to either their location, functjor operation, could have a potentially harmifiappact on
adjacent properties or the surrounding area; amadeide for a procedure whereby such uses might be
permitted by further restricting or conditioningeth so as to mitigate or eliminate such adversedtspa

ANALYSIS:

Approval of a Conditional Use Permit by the Plagnamnd Zoning Commission shall be based upon the
following criteria.

1. Whether the proposed conditional use conforms miagble regulations and standards established
by the Zoning Ordinance.

Section 130-34(a)(5) of the Zoning Ordinance requis that “accessory structures must be
designed and constructed so that they are in keemgrwith the general architecture of the main
structure, and may not exceed the height of the maistructure.” In this particular case, the
main structure on this lot is a 4,516 square foottwo-story home constructed of brick and
siding. There also exists the 1,584 square foot &ssory garage previously mentioned above.
The proposed new 800 square foot accessory struceuis planned to be constructed of similar
material and will not exceed the height of the mairstructure.

Staff believes that the proposed 800 square foot @ssory structure conforms to applicable
regulations and standards established by the Zonin@rdinance.

2. Whether the proposed conditional use is compatilide existing or permitted uses on abutting sites,
in terms of use, building height, bulk and scathacks and open spaces, landscaping, drainage, or
access and circulation features.

Building height, building setback and limitations an accessory building size are important tools
that help prevent overcrowding of land with buildings and provide for general amenity in the
development of urban land. These regulations ensurthat each lot has adequate access to light
and air. In residential environments, in particular, these standards encourage open space which
homeowners generally expect and desirdhe purpose of accessory building size limitations
also to help maintain the fundamental character ofesidential districts by not having accessory
buildings overwhelm the size and appearance of ra@nces. This limitation also helps prevent
the emergence of buildings inherently more suitabléor commercial use, in residential districts.
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The subject property is 1.24 acres in size. Zoningegulations allow up to 1,500 square feet of
floor area in detached accessory structures on argjle property on lots that are more than 1
acre in size. The combined total of all existing @essory structures and the proposed 800 square
foot structure totals 2,384 square feet, which exeds the 1,500 square foot limit by 37%. The
proposed 800 square foot accessory structure willeblocated directly adjacent to the existing
detached garage. Both structures are, and will bégcated outside of the required 7.5-foot rear
and side building setbacks. A 10-foot wide public tility easement is located along the rear of
the subject property; both structures are, and willbe, located outside of this easement.

Staff believes that, in this particular case, the ddition of the proposed accessory structure
would not negatively impact the appearance of, acses to or circulation around, the subject
property. Staff also finds the proposed arrangemenbdf buildings will be compatible with the

existing residential use at this location, and othenearby lots that have similar characteristics

(e.g., lot and home sizes). The new structure mustill comply with applicable building setbacks

in this Residential — Neighborhood Conservation Disict and must be located outside of the
existing 10-foot wide utility easement located ahe rear of the subject property.

Whether and the extent to which the proposed comdit use potentially creates greater unfavorable
effect or impacts on other existing or permitteg@susn abutting sites than those which reasonably
may result from the use of the site by a permittsel

As mentioned above, the proposed 800 square footistture will be located in the same location
where the pervious permitted, unenclosed carportstisictures were located. These structures
were located on the subject property for 19-years ith no apparent negative effects or impacts
to neighboring properties. Staff contends that thelue to the size and location of the proposed
structure, that one can reasonably assume that thstructure will not create any unfavorable
effects or impacts on other existing permitted usesn abutting sites since this structure will be
located in the same location as pervious structures

The subject property is located in a Residential- Bighborhood Conservation zoning district,
which was createdprimarily for residential uses and does not easily lend itdf to other types of
nonresidential uses or rental property. In the past with simar requests for additional accessory
structures on other properties in the City, neighboring property owners were not generally
concerned with an applicant’s proposed immediate use of arlge accessory structure, but were
concerned with the potential future use of these structures beingpnverted into accessory dwellings
and then used as a rental property. While the lots sizes amaharacteristics of homes located along
River Forest Drive do not lend themselves as being property tygally used for rental purposes, staff
recommends that as a condition for approval of this requesthat the proposed 800 square foot
accessory may not be converted into an accessory dwelling umitthe future.

Whether and the extent to which the proposed coméit use affects the safety and convenience of
vehicular and pedestrian circulation in the viginitncluding traffic reasonably expected to be

generated by the proposed use and other uses abhsamticipated in the area considering existing
zoning and land uses in the area.

Staff contends that the proposed 800 square footselential accessory structure at this location
will not have any adverse effects on vehicular anpedestrian traffic in this vicinity, so long as it
is lawfully used for residential purposes, for example, as personal workshop, as proposed by the
applicant.
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5. Whether and the extent to which the proposed ciomdik use would reasonably protect persons and
property from erosion, flood or water damage, fir@ise, glare, and similar hazards or impacts.

Any new development on this property, including ar800 square foot accessory structure, will
be required to meet City regulations concerning ersion, flood, fire and other hazards and
impacts. All of these issues will be addressed dag the building permitting process for the new
structure.

6. Whether and the extent to which the proposed ciomaik use adversely affects traffic control or
adjacent properties by inappropriate location,tiigf) or types of signs.

Approval of this Conditional Use Permit request wold in no way increase the amount of
allowable signage on this property. For example, i& permissible home occupation were to be
conducted on this property, for which no accessorgtructures could be used as per existing
zoning regulations, then such a home occupation cloube advertised only by a 1 square foot
sign mounted to the front of the main home on thigproperty. The addition of the proposed

accessory structure would not change this limitatio.

7. Whether and the extent to which the proposed ciondit use provides adequate and convenient off-
street parking and loading facilities.

Bryan’s Code of Ordinances does not ordinarily reqire additional off-street parking spaces to

be provided in conjunction with the construction of detached accessory structures. However,
due to the nature of the requested use as a garafg the applicants restored automobiles, 4
additional parking spaces will be added to the proerty.

8. Whether the proposed conditional use conforms & dhjectives and the purpose of the zoning
district in which the development is proposed.

As stated above Residential — Neighborhood Conseti@n zoning districts were created

primarily for residential uses and do not easily lend themseeés to other types of nonresidential uses
or rental property. Staff believes that with the recommended conditio that the proposed 800

square foot structure may not be converted into armccessory dwelling unit, the proposed use
conforms to the objectives and purpose of the zomindistrict in which the development is

proposed.

9. Whether the proposed conditional use will be detrital to the public health, safety, or welfare, or
materially injurious to properties or improvemeimshe vicinity.

Staff believes continued single-family residentialise of this property will have no ill effects on
properties or improvements in the vicinity.

10. Whether the premises or structures are suitablthéoproposed conditional use.

The subject property has been in single-family redential use since before the City of Bryan
adopted zoning regulations in 1989. Staff believelsat due to its location in the middle of this
residential neighborhood, the subject property’s us for residential purposes is most
desirable use in this particular case.
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RECOMMENDATION:
Based on all of the aforementioned consideratigtaff recommends approving the requested
Conditional Use Permit, to allow the combined squaotage for detached accessory structures on this

property to be up to 2,384 square feet (800 sfiemtenew and 1,584 square feet existisghject tothe
following condition:

1. That the new 800 square foot accessory structureay not be used as accessory dwelling unit.

Page 7 of 7



