PLANNING AND ZONING COMMISSION

STAFF REPORT

May 19, 2016

CrTY OF BRYAN

Rezoning Case no.RZ16-08: John L. and Joan K. Krog

CASE DESCRIPTION:

LOCATION:

LEGAL DESCRIPTION:

EXISTING LAND USE:
APPLICANT(S):
OWNERS:

STAFF CONTACT:

a request to change the zoning classificatiomf@ommercial District
(C-3) to Multiple-Family District (MF)

15.575 acre®f land out of Zeno Phillips League wrapping arouhd
east corner of Leonard Road and North Harvey Mitdharkway (FM
2818)

15.575 acres out of 20.53 acres in Zeno Phillipadue, Block 18, Lot
41 (TR-4)

vacant acreage
John W. Binks and Douglas M. Barlow
John L. and Joan K. Krog

Matthew Hilgemeier, AICP, Staff Planner

SUMMARY RECOMMENDATION: Staff recommendapproving this request.
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AERIAL PHOTOGRAPH, 2015:
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REZONING MAP
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EXCERPT FROM REZONING APPLICATION:

Rezoning
S Upplemeﬂt A Crry oF Bryan

T izaad {5, Tes St
Minimum Reguirements:
o Metes and Bounds description of property
o If Planned Development required, then include 15 folded copies and a .pdf of the
development site plan

Please list the reasons for this rezoning request:
Development of Class A Multi-family facility to provide housing for students

and professionals in the area of growth.

List the changed or changing conditions in the area or City which make this zone change
necessary.

The new Blinn campus along with the development of retail and professional
business in the area will provide a need for housing. This is in the path of
City of Bryan development.

Indicate whether or not this zone change is in accordance with the Future Land Use Plan. If itis
not, explain why the Plan is incorrect:

The City of Bryan has a plan of development in this area that corresponds
with the proposed use of this land. This development will enhance the area
and provide a class A housing facility.

List any other reasons to support this zone change:

This request meets the city’s plan for continued development in this area.
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BACKGROUND:

The applicants, Mr. John Binks and Douglas Barlare, requesting to change the zoning classification
15.575 acres of unsubdivided land wrapping arotmedetast corner of Leonard Road and North Harvey
Mitchell Parkway (FM 2818)from Commercial District (C-3) to Multiple-Family igtrict (MF). The
subject property is part of a 20.53-acre tract aimg John L. and Joan K. Krog.

The subject property is currently undeveloped ldnad lies adjacent to one of the major corridoesliag

into the City of Bryan, North Harvey Mitchell Parkw (FM 2818). This area of the North Harvey
Mitchell corridor has been developing with a mix @dmmercial uses (ex. convenience stores, glass
fabricators) and light industrial uses (auto rehiops, wrecking yard). Northeast along LeonarddRoa
properties are zoned Industrial District (1) and aurrently developed with, single-family residahtise

and industrial uses (a wrecking yard, for exampdeyoss North Harvey Mitchell Parkway southwest of
the subject property is the location of the newBICollege West Bryan Campus. Northwest along North
Harvey Mitchell Parkway are large undeveloped gaftland that are zoned Agricultural-Open District
(A-O).

The subject property has been zoned Commerciali®igC-3) since 1989 when the City of Bryan
adopted zoning regulations. The applicants areesitng the change in zoning classification to alfow
the proposed development of the property into amtapent complex.

RELATION TO BRYAN'S COMPREHENSIVE PLAN:

The City of Bryan’s Comprehensive Plan is the frammek for the establishment of zoning and other
regulatory tools. The current plan includes pelcand recommendations related to the various galysi
aspects of the community. These aspects are depptny a set of goals and objectives. The
Comprehensive Plan also suggests high-densityemtiid land uses may function as transitional land
uses when situated between residential uses of Ideresity and commercial uses. The plan also Exus
on the need to “facilitate orderly, efficient andractive development, redevelopment, and infiltida
suggests the development of specific requiremamtsdntextual infill and redevelopment in existing
neighborhoods and commercial areas.

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 and their relationship to general areatan City as a whole.

Staff believes that the proposed zoning change to MM District on these 15.575 acres is
appropriate in this particular case and conforms tothe land use recommendations of the
Comprehensive Plan which suggests that high-densityesidential land uses may function as
transitional land uses when situated between residé&al uses of lower density and commercial
uses. Staff believes that, in this particular envonment, rezoning to MF District is appropriate,

as it would allow for a useful transition in land wse intensities from more intense commercial
use at the intersection of FM 2818 and Leonard Roatb the residential uses that lie to the east
of the subject property. The Comprehensive Plan emurages providing housing units for a
variety of people with a range of income and needand promoting compatible infill that is
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sensitive to the context within which it occurs. Th 15.75 acres that make up subject property
are part of a larger 20 acre tract that is owned (owill be owned) by the applicants. The

applicants are keeping two smaller portions of th0 acre tract; a 2 acre tract and a 3 acre tract
zoned C-3 District for future development into comnercial uses that could serve the new
residents of the proposed multi-family developmenplanned for the subject property.

Additionally, due to the recent announcement of Btin College’'s plans to construct a new
campus that will eventually serve 15,000 studentsirdctly across North Harvey Mitchell
Parkway from the subject property, the requested chnge in zoning classification will allow for
development opportunities that will serve the neetbr multiple-family-style housing close to the
new junior college campus. Given the anticipated rgwth in student population in the
immediate area surrounding the subject property, poviding opportunities for the construction
of multi-family style developments in close proxinty of the proposed Blinn West Campus
seems appropriate as it would not only be convenigrior students but also keep additional
traffic off the City’s arterial street network. The proposed change will allow the subject
property to be developed in a manner that will serg as a transition from commercial uses along
and high traffic volumes of North Harvey Mitchell Parkway to other uses located on adjacent
properties.

2. Whether there is availability of water, wastewastoym water, and transportation facilities gergral
suitable and adequate for the proposed use.

The subject property has direct access to public war service via a 12-inch water line located
along North Harvey Mitchell Parkway. Sewer service are located along Leonard Road and
south along North Harvey Mitchell Parkway. Any isswes regarding capacity and utility
extensions will be addressed at the time of develment.

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.

There currently is not any vacant land of a similarsize classified as MF District within the
vicinity of the subject property. Staff was able tolocate one smaller tract (8 acres) south along
North Harvey Mitchell Parkway near its intersection with West Villa Maria Road that is zoned
MF District that has remained undeveloped while surounding properties have developed as
duplex lots or commercial use. Staff could not iddify and special circumstances which make
that 8-acre tract of vacant land undevelopable undethe current MF zoning classification. Staff
would anticipate that this property’s potential for development will also increase in the near
future as commercial and residential uses develosahe new Blinn College campus grows.

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 rate at which land is beingdeveloped in the vicinity of the subject
property has been slow to none. As stated above ethareas zoned MF District in the vicinity of
the subject property are mostly developed save fdhe one 8 acre tract located roughly 2.5 miles
south of the subject property. Staff anticipates snilar requests to rezone property in the
surrounding area to higher density residential usén the future given the reasons stated above.

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

As stated above, the areas in the immediate vicipitof the subject property are a mix of
property zoned C-3 District, Industrial District, and A-O District. Approving the requested
change in zoning classification on the subject pragty would allow it to be developed for
multiple-family residential purposes. This requestd change in zoning classification should not
effect on the development potential of other propeies designated for similar development in
the area. It must be noted; however, that rezoninghe property to MF District will affect the
future development of now-vacant land zoned C-3 Disct and Industrial District. If the subject
property were rezoned MF District, adopted buffer aea standards of the Zoning Ordinance
will reduce the developable land on those adjaceproperties.

6. Any other factors which will substantially affetit health, safety, morals, or general welfare.

Changing the zoning classification of the subject rpperty to a multiple-family residential
zoning classification will affect the future develpability of adjacent land, due to adopted buffer
area requirements. If the requested zoning change to MF District werepproved, the portions
of the larger 20 acre tract that will remain zoneddevelopment C-3 District (a 2 acre tract and a
3 acre tract) would be required to provide a 75-fobwide buffer area (which can be reduced to
45-feet with additional landscaping) along the shad property lines with the subject property.
Given the overall size of those two remaining trast buffer area requirements will still allow for
commercial development opportunities on those trast

It can be expected that the proposed rezoning regaeand subsequent development of the tract
into a multiple-family development will increase traffic taking access to North Harvey Mitchell
Parkway. The applicants have configured their rezoimg request to include a portion of the
property to be developed for multi-family uses willhave direct access to Leonard Road. While
the applicant’s anticipate having access to North Hrvey Mitchell Parkway, having access to
Leonard Road will allow residential traffic to have access to a controlled (i.e., signalized)
intersection. Additionally, staff contends that the development of the subject property for
multiple-family uses would not be expected to genate higher traffic volumes than what might
be generated if the property were to develop comptiely as a commercial property under the
current C-3 zoning classification. Staff is unal@ to discern other factors resulting from this
requested zoning change that will affect health, $ety, morals or general welfare.

RECOMMENDATION:

Based on the reason stated above, staff recommegppi®ving this request to change the zoning
classification on these 15.575 acres from Commieeisrict (C-3) to Multiple-Family District (MF).
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