PLANNING AND ZONING COMMISSION

STAFF REPORT

September 3, 2015

CrTy OF BryAN

Rezoning case no. RZ15-09: Leo 60, L.P.

CASE DESCRIPTION:

LOCATION:

LEGAL DESCRIPTION:

EXISTING LAND USE:
APPLICANT(S):

STAFF CONTACT:

a request to change the zoning classificatiomflgricultural — Open
District (A-O) to Planned Development — Mixed Usistiict (PD-M) to
allow a mixed use development consisting of comraknesidential and
manufactured home land lease community uses

northwest side of the 2300 Block of Leonard Roasvben 150 and 750
feet southwest of the intersection of Leonard Raradi Jordan Loop

approximately 61.59 acres of land, being Lot 1 drereserve tract of
the Follett Subdivision

vacant land
Leo 60 L.P., Joshua and Diane Lorden

Randy Haynes, Senior Planner

SUMMARY RECOMMENDATION: Staff recommendapproving the proposed rezoning.
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AERIAL PHOTOGRAPH (2013):

BACKGROUND:

The vacant subject property is 61.59 acres in $$zeurrently zoned Agricultural — Open District-(2)
and has recently been acquired by the applicantsmeDand Joshua Lorden. The applicants intend to
develop the tract to accommodate three basic uses:

1. detached single-family homes on 7,000+ squarelést
2. manufactured home land lease community
3. commercial/retail use

The applicants are requesting approval of a rezpturPlanned Development — Mixed Use District (PD-
M) to accommodate the proposed mix of land usethisrproperty. The proposed development plan will
allow specific uses in particular locations on freperty. In addition, the proposed PD-M District
significantly limits land uses that would be peterttat this location.

A planned development zoning district is one inckhihe type and extent of activities allowed thi@®
well as standards for their development) are tailade to meet the particular characteristics gfexiéic

site. Planned Development Districts may successhal used to guarantee site-specific features which
City Council finds necessary for certain developtaeto be compatible and practical in particular
environments.
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RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan's Comprehensive Plan includesqyalecommendations related to the various physical
development aspects of the community. Of inteieshé Comprehensive Plan Advisory Committee was
the concept of Mixed-Use Development. Many commamtiee made in regard to the growing acceptance
of mixed-use development. Because of the growos of transportation and land and the generalgagin
of the population, it was proposed that residerdiad scalable commercial uses, built within the esam
development or in close proximity, would serve avgng segment of the population.

In addition, policies concerning alternative tramsation planning were adopted as part of the
Comprehensive Plan. With respect to the pedestri@ironment, the objective and action statemeras th
relate to this proposed development plan state:

» Objective C) Encourage utilization of alternativedes of transportation including transit, bicycles
and pedestrians.

* Action Statement 1: Review and update current amiies to ensure that new development provide
sidewalks and bicycle accommodations with directneetions to residential, schools, commercial,
and recreational areas and to transit stops.

* Action Statement 2: Create a pedestrian and bilendly community through the use of a
Sidewalk/Bikeway Master Plan updated yearly to mtevboth 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 fomax 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 charijebav appropriate in the immediate area
concerned; relationship to general area and theaSia whole.

The subject property lies adjacent to, and generall south of, 1,000 acres of land zoned for
various types of residential use. Since the greatgiortion of the subject tract is proposed for

residential use, and is separated from Leonard Roaevhich is classified as a major arterial

street on Bryan's Thoroughfare Plan, staff contendshe proposed zoning change would be
appropriate at this location. The proposed 8+ acreéTract 3) that is proposed to be reserved for
commercial use along Leonard Road, will not only dér the exposure which most retail trade

requires, but could also conceivably be conveniergnd accessible to the adjacent residential
neighborhood. Staff believes that the proposed arrgement of land uses at this location will
promote orderly urban growth in this now largely undeveloped area.

Subsequent to the applicant’s purchase of the sublije tract, Blinn College announced their
intention to develop a new campus on a 95-acre trasouth of the intersection of Leonard Road
and North Harvey Mitchell Parkway / FM 2818. The nav college facility is located 0.5 miles
from the subject property. There is the reasonablexpectation that there will be an increased
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demand for residential property of all types in thi vicinity as the campus is being developed in
the next several years. In order to be prepared foa change in market demand, the applicants
are proposing that multi-family residential use poentially be allowed on all three tracts that the
property is proposed to be divided into for land us regulation purposes. This provision will
allow the developers more flexibility and enable tb Planning and Zoning Commission to retain
a greater measure of land use control than would bavailable if the property were rezoned to
Multiple-Family District (MF).

Staff is cognizant of the fact that in general terra the community’s experience involving mobile
home parks over the past 30 years has been lessrhaositive. There are many factors that have
contributed to the common opinion that such develaments create an environment that, over
time, cannot economically sustain itself, and typally deteriorates into blight. Based on staff's
experience over the past 5 years dealing with theesult of mobile home park neglect, staff is of
the opinion that, given the enhanced standards pragsed with this development plan for a
manufactured home land lease community on the 30+cee Tract 2 of this development, the
experience of the past need not be repeated.

A Planning and Zoning Commission subcommittee repdron mobile home parks (adopted in
2007) found that manufactured home land lease commities represented an important housing
choice that should be available to the citizens &ryan. The report states:

Protecting investments in adjacent properties by governing orderly development and
use isimportant to the entire community. Conversely, given the purpose of this report,
it is not the intention of the Planning and Zoning Commission to create an
environment in Bryan that will decrease the availability of adequate housing for
anyone.

Given the carefully selected mix of land uses thatould be allowed, by right or with approval of
a Conditional Use Permit, staff contends that the roposed land uses will be appropriate at this
particular location.

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.

There is adequate public infrastructure capacity tosupport the level of development that is
proposed. Such infrastructure will be extended as@/elopment occurs. Two BISD elementary
schools serve the immediate area of the subject thand the attendance zones bisect the
property, with some students attending Ben Milam Ementary and some Anson Jones
Elementary. Both schools are located about 1.5 m#d€rom the subject property. Middle school
students living within the boundaries of the subjet property will attend Jane Long Middle
School which is located less than 0.5 miles to theest.

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.

There are several large tracts of vacant propertyhat could potentially accommodate various
densities of residential development located withia mile of the subject property. As in the case
of the subject property, much of that land is als@urrently zoned A-O District. Staff is unaware
of special circumstances that would make that landnavailable for development.
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Currently there is no land in Bryan where manufactued home land least communities are
permitted by right. Manufactured home land least conmunities are permitted with prior
Conditional Use Permit approval from the Planning aad Zoning Commission in A-O, MF, MU-
1 and MU-2 zoning districts. The closest vacant lahzoned A-O District that would potentially
permit a manufactured home land least community abts the property to the south.

In the case of newly developed residential lots (tside of a land lease community) where
manufactured housing is permitted by right, there ae no opportunities for such development in
the immediate vicinity of the subject property. Theonly location in Bryan where manufactured

housing on individual lots is permitted is within he Mixed-Use Residential District (MU-1).

Almost exclusively, MU-1 zoning has been applied inlder neighborhoods with mixed patterns

of development and is considered for use in speciahd unique circumstances and appropriate
in relatively few areas of the City.

The closest property zoned for commercial use liesither direction along Leonard Road, 0.25
miles southwest or 0.5 miles northeast. In those @as, all of the nonresidential uses listed as
permitted by right within Tract 3 of the proposed development plan are currently permitted by
right.

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 the specific nature of the landuse request for this property and the
accompanying development plan make comparison to leér development impractical.

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.

Since the proposed project is unique, staff beliesethat if the requested zoning proposal were
approved for this property, there would be no needo modify the zoning designation for other
areas since there are no 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 Commissiorilsiat approve a planned development if it findatth
the proposed planned development does not conforapplicable regulations and standards established
by Section 130-25 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 mixed use development proped with this PD-M District will be
compatible with existing and anticipated uses surnanding this property and in accordance with
the land use recommendations of the Comprehensivdan. Other than the increased traffic that
can be expected with any new development, staff bmles that the proposed use and
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development of this property should have minimal i any) adverse impacts on nearby
properties or the City as a whole and may spur adtibnal development interest in this vicinity.

2. 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.

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 zomind land uses in the area.

Staff contends that the proposed development will at adversely affect the safety and
convenience of vehicular and pedestrian circulatiomn the vicinity.

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 adequatgldvertise 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 detrimenal impacts not already identified in this staff
report.

RECOMMENDATION:

Based on all these considerations, staffommends approvingthe requested PD-M zoning for these
61.59 acres. The proposed development featurdsoproperty appear to be consistent with the lzase
recommendations of the Bryan Comprehensive Plamdlhtielp promote orderly urban growth in close
proximity to the existing higher density residehtimoperties, as well as providing the potential to
reasonably respond to market pressures that mag @s the result of future area development,
specifically the need for alternative housing cheic
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PROPOSED PD-M DEVELOPMENT PLAN
Development requirements for Planned Development Mixed Use District (PD-M), hereinafter also
allowing certain residential, office and retail and

referred to as "the District" or "this District ",
commercial uses on 61.59 acres of land out of StephF. Austin League No. 9, A-62 adjoining the

northwest side of the 2300 block of Leonard Road,50 to 750 feet southwest of the intersection of

Leonard Road and Jordan Loop in Bryan, Brazos Couny, Texas.

BOUNDARY EXHIBIT: (Figure 1)
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Section 1: General Purpose and Description

This development plan is intended to guide planwihigind use and physical development on the stubjec
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 peechitises, to strengthen the area economy and to
promote the general welfare of the community.

Section 2: Definitions

The following words, terms and phrases shall haeenieanings ascribed to them in the Bryan Code of
Ordinances, except where the context clearly indga different meaning. Words of terms that arte no
expressly defined within this development plan loe Bryan Code of Ordinances, shall have their
ordinary dictionary meaning, based on the latestoedof Merriam-Webster's Unabridged Dictionary.

In this specific context, the term “permitted” dhmlean land uses permitted by right on the tradaod
specified. Land uses listed as “Conditional Usedlishe subject to the development review procedafes
the City of Bryan’s Code of Ordinances describeddonditional Use Permits.

Manufactured home shall mean a HUD-Code manufactured home or a mdinime and collectively
means and refers to both. The term "HUD-Code matwfad home" shall mean a structure constructed
on or after June 15, 1976, according to the rufeke United States Department of Housing and Urban
Development, transportable in one or more sectiamich in the traveling mode is eight body feet or
more in width or 40 body feet or more in length,when erected on-site, is 320 or more square &eek,
which is built on a permanent chassis and desitmée used as a dwelling with or without a perméanen
foundation when connected to the required utiljteesd includes the plumbing, heating, air conditign
and electrical systems of the home. The term dotsntlude a recreational vehicle as that term is
defined by 24 CFR 3282.8(g). For use in this chaphe terms "manufactured home" and "manufactured
housing" shall be synonymous with HUD-Code manuiigtt home.

Manufactured housing land lease community shall mean a residential development typified mgle
ownership of the land with the development, with Bindowner retaining the rights of ownership. Home
sites within the community are leased to individonaimeowners, who retain customary leasehold rights
for the placement and occupancy of individual maotifred homes (this definition excludes mobile
homes). Any manufactured housing land lease contsnumithin this district shall be licensed in
accordance with the standards outlined in the Bade of Ordinances.

Mobile home shall mean a structure that was constructed befone 15, 1976, transportable in one or
more sections, which, in the travel mode, is elgbdy feet or more in width, 40 body feet or more in
length, or, when erected on site is 320 or morasgfeet, and which is built on a permanent chasxis
designed to be used as a dwelling with or withop¢amanent foundation when connected to the redjuire
utilities and includes the plumbing, heating, anditioning, and electrical systems of the homebléo
homes shall be prohibited in this district.
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Section 3: Land Use

Tract 1 (22.59 acres):

Permitted uses:

» Accessory structures;

» Detached dwelling units with no more than four etated persons;
*  Group home/community home;

* Home occupations;

« Manufactured Homes on Individual Lots;

e Personal Care Homes.

Conditional uses:

» Boardinghouse (lodging house);

* Child care - Class B

«  Common Open Space, Community Center, RecreationddiiBg, and other facilities or amenities,
provided they are intended for use by the resideinise multifamily apartment complex;

* Duplex;

* Laundromats (self-service washateria);

* Multiple-family dwelling (apartment building, tripk, four-plex), greater than two dwelling units per
structure;

* Nursing home (retirement home);

 Personal Care Homes;

* Townhouses.

Tract 2 (30.29 acres):

Permitted uses:
» Manufactured housing land lease communities;
 Home occupations.

Conditional uses:
* Recreational vehicle (RV) park;
e Multiple-Family dwellings.

Tract 3 (8.64 acres):

Permitted uses:

 Automobile service station;

» Automobile repair;

» Banks, savings and loans or credit union offices;
» Child care - Class C;

» Dance studio;

» Fitness center;

» General office use (professional, administrative);
* Laundromats (self-service washateria);

* Medical facilities or clinics;

» Mini-warehouse or self-storage;

* Motel or hotel;
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Package liquor store;

Portable/small commercial structures--Permanent;
Portable/small commercial structures--Seasonal;
Recreational / Community Center;

Restaurant;

Retail services (including incidental uses);
Restaurant;

Theater — Indoor;

Veterinary services (no outdoor runs or pens).

Conditional uses:

Accessory structures;

Common Open Space, Community Center, Recreation#diBg, and other facilities or amenities,
provided they are intended for use by the resideinise multifamily apartment complex;

Detached dwelling units with no more than four etated persons;

Duplex;

Group home/community home;

Home occupations;

Manufactured Homes on Individual Lots;

Manufactured housing land lease community;

Multiple-family dwelling (apartment building, tripk, four-plex), greater than two dwelling units per
structure;

Nursing home;

Personal Care Homes;

Recreational vehicle (RV) park;

Townhouses.

Section 4: Physical Development

Tract 1 (22.59 acres):

Physical development on Tract 1 shall comply wiglvelopment standards and limitations of the City of
Bryan Code of Ordinances that generally apply mpprties zoned Residential District — 7000 (RD-7),
subject to additions, modifications or exceptioesatibed herein.

Public Streets:
1. The minimum public right-of-way width for local sets shall be 31 feet.

2. The minimum pavement width for local streets shall22 feet from back-of-curb to back-of-
curb.

3. Guest parking shall occur in improved off-streetkjray common area spaces. On street parking
shall not be allowed within Tract 1.
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Public Utility Easements:

10-foot wide public utility easements shall be ieedi along both sides of local streets to
accommodate underground public infrastructure. \&hbe sanitary sewer depth is greater than 10
feet, a 15-foot wide public utility easement stlrequired.

Public Walkways:

To provide safe pedestrian transportation whildtiing impervious cover and allowing a maximum
amount of green space, 5-foot wide public walkwslyall be installed by the developer adjacent to
the back-of-curb and shall provide access alonipedil streets within 32 feet of each lot. Suchlgub
walkways shall be constructed of concrete, and @méapplicable handicap accessibility guidelines.

Residential Density:

The density of residential development shall bgmeater than 7 dwelling units per acre.

Tract 2 (30.29 acres):

Physical development on Tract 2 shall comply wiglvelopment standards and limitations of the City of
Bryan Code of Ordinances that generally apply tpprties zoned Multiple-Family District (MF). Ifdct

2 is developed with a manufactured housing landdezommunity, any such development shall also
comply with development standards and limitatiofisthee City of Bryan Code of Ordinances that

generally apply to manufactured housing land leasamunities, subject to additions, modifications or
exceptions described herein.

Residential Density:

To provide adequate privacy and to ensure the gioteof the health, safety, and general welfare of
the public, the density of any manufactured housangl lease community shall be no greater than 7
units per acre.

Building Separation:

To provide adequate privacy and to ensure the gioteof the health, safety, and general welfare of
the public, separation between manufactured horha be a minimum of 20 feet. Separation
between manufactured homes shall be measured frerfate of each structure. Separation between
manufactured homes and accessory structures osathe lot or between accessory structures (i.e.,
storage buildings, detached carports or garagesheisame lot shall be a minimum of 5 feet, and
shall be measured from the face of each struct8eparation between any accessory structure and
any manufactured home or accessory structure adljacent lot shall be a minimum of 10 feet.

Common Open Areas

To provide adequate recreational area for the eessdof the manufactured housing land lease
community, the following standards shall apply:

1. A minimum of 250 square feet per lease lot will leguired to be dedicated, improved and
maintained for the recreational use of the resglehthe community
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2. The area dedicated for common open areas shalhadloide the yard space of individual lease
lots, street rights-of-way, required buffer areaparking areas.

3. The common open areas required shall be disbuhsedghout the community to provide safe
and easy access to all residents.

4. No common open area shall be further than 500ffeat 90% of the dwelling units within the
community.

Screening:

To conserve and protect the privacy and value efrésidents and adjacent properties, an opaque
screening fence shall be required for the manufadthousing land lease community as each phase
within Tract 2 develops.

Landscaping:

Landscaping requirements for entry areas, commoreagonal areas, and buffer areas shall be the
same as required for commercial developments inGhg. The criteria set forth in all other
applicable sections and/or ordinances shall gotlegrstandards for landscaping. In addition to these
requirements, the land lease community shall baired to provide and maintain a minimum of 1
canopy tree (at minimum 2-inch caliper size), aitbeisting or new, for each individual lease Iot.
Such canopy trees shall be provided prior to issei@f a Certificate of Occupancy for a dwelling on
each individual lot.

Public Walkways:

Public walkways shall be installed by the develdpeprovide access within 25 feet of each lease lot
to all public amenities within the manufactured siog land lease community, including but not
limited to, visitor parking, community buildingspmmon open areas, etc. Public walkways shall be
constructed of concrete, and meet all applicabhelicap accessibility guidelines.

Parking:

The following standards shall apply to parking tieggh for individual lease lots as well as separate
spaces designated for visitor parking. No on-stgseking shall be allowed within manufactured
housing land lease communities.

1. Residential parking. To provide adequate residéptrking, each lease lot shall accommodate
parking for a minimum of 3 cars by providing a pagkpad measuring 27 feet wide by 18 feet
long, 6 inches deep. Parking pad dimensions skathbasured from the interior edge of paving
or sidewalk.

2. Visitor parking requirements. To provide adequasga parking, a minimum of 1 parking space
per every 5 lease lots shall be provided in comparking areas.
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Storage Buildings:

To provide adequate and safe storage of persarakjtone storage building providing a maximum
of 64 square feet of storage shall be providedamt dease lot. Storage buildings shall be of unifor
and consistent design among all lease lots, antbdre placed on the lot in such a manner to assure
adequate separation between structures. No stafagey kind is to be permitted underneath the
manufactured home.

Tract 3 (8.64 acres):

Physical development on Tract 3 shall comply wiglvelopment standards and limitations of the City of
Bryan Code of Ordinances that generally apply topprties zoned Retail District (C-2) subject to
additions, modifications or exceptions describeitime

Leonard Road Driveway/Street Access:

One access point shall be allowed from Leonard Road

Signage
If Tract 2 is developed with a manufactured houdamy lease community, then one freestanding

sign advertising such community located may beallest on Tract 3. The presence of such a sign
shall, based on the type and size, be deductedtfrertotal signage allowed Tract 3.
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