PLANNING AND ZONING COMMISSION
STAFFREPORT

City OF BRyaN

June 16, 2016

Conditional Use Permit case no. CU 16-06: South Tag Auto/Heeman Motor Company, Inc.

request for approval of a Conditional Use Perinitallow an auto sales

CASE DESCRIPTION:
business on property in a Retail District (C-2) ingndistrict

LOCATION: 101 South Texas Avenue at the southeast corneowthS exas Avenue
and East 2B Street, occupying Lot 6R in Block 40 of the Bry@riginal
Townsite

EXISTING LAND USE: vacant retail building and parking lot

APPLICANT(S): South Texas Auto/Heemann Motor Company Inc.

STAFF CONTACT: Stephanie Doland, Staff Planner

Staff recommenddenying this request.

SUMMARY RECOMMENDATION:
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BACKGROUND:

The subject tract is comprised of 0.3421 acresund located at the southeast intersection of Sbeias
Avenue and East J6Street and currently addressed as 101 South Pesersue. Adjacent land uses are,
an automobile sales business to the south, a lhgedd the east, the Bryan ISD administration diniy
across East J6Street, and the Brazos County Court House acrosthSexas Avenue. The west edge
of the property lies along the 100-foot wide rigifitway of South Texas Avenue.

The applicant, South Texas Auto/Heeman Motor Gorequesting approval of a Conditional Use Permit,
to allow the operation of an automobile sales tessnon the subject property. The applicant inteéads
utilize the existing 1,200 square foot buildingths sales office and the 1,000+ square feet cafport
merchandise display. There are 12 existing offestparking spaces currently located on the property
The site plan submitted for review to the Site Depment Review Committee as part of this applicatio
shows the creation of 2 additional spaces. Withatiditional 2 spaces, 7 off-street parking spaces a
proposed to be utilized for customer parking arel rimaining 5 spaces and area under the carport are
intended for display of automobiles.

The subject property was originally developed im thid-1900s for retail use. Since that time, the Isas
been utilized as a convenience store, an automehlis store, and, most recently, a granite stame.
1989, when the City of Bryan adopted zoning reguoest, the property was designated Retail Distiizt (

2). At the time the Zoning Ordinance was adoptkd,dite was utilized by an automobile sales busines
and, even though such uses require Conditional Blsenit in C-2 zoning districts, the use was
considered a legally non-conforming (grandfatheres® at the time and allowed to continue to operate
The legally non-conforming status for the use dbaelated businesses on the property was lost when
the property was no longer used for such a usa fariod of more than 12 months.

The C-2 zoning classification is intended to previdevelopment opportunities for various types of
general retail trade, business, and service udes.district allows shopping areas or uses which are
generally compatible near or adjacent to, but saitly directly in, residential neighborhoods.

The purpose of the conditional use permit proceds iidentify those uses which might be appropriate
within a zoning district but, due to either theicétion, function, or operation, could have a ptiadi
harmful impact on adjacent properties or the surdiug area; and to provide for a procedure whereby
such uses might be permitted by further restricingonditioning them so as to mitigate or elimiat
such adverse impacts.

In May 2016, the applicant, a new tenant at thésafion, applied for a Certificate of Occupancy &or
auto-related business on the subject property.thAttime the request was made, the applicant was
unaware that the use of automobile sales at tlaigtitm requires prior approval of a Conditional Use
Permit by the Planning and Zoning Commission. Oty M3, 2016 the City of Bryan received the request
for the Conditional Use Permit, to allow automob#iales on the subject property. The site plan
accompanying the request includes multiple imprcams to the site to bring the site up to current
standards, including, removal of both curb cutsigl®exas Avenue, narrowing the driveway on Ea¥t 26
Street, installing curb and gutter to the gatedastie, and additional parking striping.

The site plan also shows an existing pipe fencechvis located in the public right-of-way for Texas
Avenue. The Municipal Maintenance Agreement betwB¥DOT and the City of Bryan, signed in June
2002, requires the City to assist in removal oftg encroachments within TXDOT right-of-way.

A landscaping plan was also submitted. That pfenyever does not meet all applicable standards of
Chapter 62 — Land and Site Development, requiredife plans.
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APPLICATION SUPPLEMENT:

Conditional Use Permit

Supplement E
Minimum Requirements: Crry orF Brvan
The Gowf Fife, Thas Styls”

a 15 Folded copies of Site Plan

Please list the reasons for this conditional use permit request:
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SOUTH

View from Texas Avenue facing southeast
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“View from East 26" Street facing east
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PROPOSED SITE PLAN:
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PROPOSED LANDSCAPE PLAN:
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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. The Compiathe Plan states that it is a goal of the City to
achieve a balance of land uses within the Cityddyeving a sustainable mix of land use types itablé
locations, densities and patterns.

54 Land Use Issues
Facilitating Development — There was broad consetisat development in Bryan needs to be attractive
and efficient while also making the best use oflaiée land, investment and staff resources.

5.5 Land Use Policies

The level of importance placed on redevelopmentiafill drove the need for policies specific to g#®
types of development. Included in the policy staete adopted within the Comprehensive Plan were
several that directly addressed the subject ofl iafid redevelopment. These statements are logated
section 5.5.

e Potential negative impacts on historic areas oirenmentally sensitive areas, including wildlife
habitat areas and topographically constrained asdidrin the floodplain should be avoided or
adequately mitigated

e The City of Bryan will encourage and promote coripatinfill and redevelopment in areas
where these activities will benefit the city as laoke and the area specifically

e Residential redevelopment and infill shall be sivesito the context within which it occurs.
Contextual standards shall be included to ensumrgatibility with surrounding residential areas,
to include lot size, setbacks, density, buildinggheand mass and architectural design

ANALYSIS:

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

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

Automobile sales businesses are potentially allowexh properties zoned Retail District (C-2),
but only with prior approval of a Conditional Use Permit. The applicant is requesting approval
of such Conditional Use Permit for the use of an @amobile sales business on the subject
property. If approved as requested, an automobileades business at this location will conform to
all applicable regulations and standards establistteby the Zoning Ordinance.

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

The adjacent property to the south is currently deeloped with an auto sales business. The
property to the east is developed with a law officeThe property to the north, across East 28
Street, is developed as the Bryan Independent ScHddistrict Administration building, and the
property across South Texas Avenue to the west is@ipied by the Brazos County Courthouse.
The subject property is located approximately 0.2 rnfes from Bryan's Historic Downtown, a
regional attraction currently developed with retail and multi-family uses. As locals and visitors
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visit Downtown Bryan they often travel along the Teas Avenue corridor. The Texas Avenue
corridor currently has 25 auto sales businesses.te#f is concerned that yet another auto related
business along this major gateway to Downtown Bryamay negatively impact the aesthetic
appearance of the corridor and this location in clee proximity to downtown in particular. The
applicant intends to park 25-30 used vehicles on ithsite, many within the front setback of the
property. Staff contends that an automobile salesusiness with many cars on the property may
not create the most desirable appearance at this gacular and draw potential customers to
visit downtown. Staff contends that an additional ato related businesses along the South Texas
Avenue corridor, with display in the front building setbacks and visible from Texas Avenue,
will negatively impact adjacent properties that aredeveloped as low intensity office uses, as well
as create undesirable storage along Texas Avenue.

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

Staff believes that the proposed use of the subjegroperty as an automobile sales lot may
create greater unfavorable impacts on abutting site and properties in the general vicinity. If
approved, this Conditional Use Permit would allow he storage of 25-30 vehicles adjacent to
Texas Avenue, a major corridor in Bryan and a gatewy to Downtown Bryan.

The City of Bryan is currently working to update the Comprehensive Plan. During the public
input portion of the project many citizens of Bryan voiced a concern for the unsightly
appearance of Texas Avenue. As Bryan residents amikitors travel in and out of Bryan along
Texas Avenue they view the current development padts as unorganized and unattractive. Staff
believes that, based on the public input receiveduding the Comprehensive Plan Update
process, an additional automobile sales businessa®ng this main thoroughfare may not be
desirable compared to other uses allowed by rightrothe subject property. Other land uses
allowed by right on the subject property, without Gonditional Use Permit approval, that may
have less of a negative impact and perhaps more cpatible with development in the general
vicinity include, offices, restaurants, or banks.

The City of Bryan and downtown businesses owners kia heavily invested in Bryan's Historic
Downtown. The Bryan Comprehensive Plan states thats the City facilitates infill development
it needs to protect historic areas and encourage taactive development along major corridors.
Staff believes that the proposed use will not prot# or enhance Downtown Bryan which is
located within walking distance of this site.

Whether and the extent to which the proposed comdit 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 aphgsamticipated in the area considering existing
zoning and land uses in the area.

The subject property has two curb cuts located alap South Texas Avenue and one along East
26" Street. As stated above, the applicant will closeoth curb cuts along South Texas Avenue
and install curb, gutter, and landscaping. Additimally, the applicant will extend the curb and
gutter along East 26th Street so that the driveways narrowed to meet all requirements of the
Bryan Code of Ordinances. Texas Avenue and East 2@treet with their current improvement
level can reasonably be expected as capable of héindg additional traffic volumes generated by
even the most successful auto sales business as thration. Staff believes that the proposed site
improvements will increase the safety of vehiculatraffic and pedestrian traffic to the site.

Page 10 of 12



As per the attached site plan, the applicants prope no structural changes to the buildings on
the site. Because the applicants do not intend toake structural improvements to the site, they
are not required to bring the site up to current handicapped accessibility standards; meaning
an ADA parking space and drive aisle are not requied, nor are ramps to the building or
handicap-accessible public bathrooms. The applicastdo not intend to improve the site to meet
current accessibility requirements and therefore tle site will not be pedestrian-friendly for all
members of the population.

Whether and the extent to which the proposed ciomdit use would reasonably protect persons and
property from erosion, flood or water damage, fin@ise, glare, and similar hazards or impacts.

The Site Development Review Committee did not ideifiy any additional impacts concerning
erosion, flood or water damage, fire and other hazas with the proposed use of this subject
property as an auto sales business.

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

The proposed site plan that will govern the requesd Conditional Use Permit depicts no
additional lighting or signage. Any such additiongo the site must conform to existing standards
outlined in the City of Bryan Code of Ordinances.

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

The proposed site plan shows the development of 2ditional parking spaces for customer
parking. Including the proposed 2 spaces, if appned, the site would develop with 7 customer
parking spaces and would have 5 remaining strippedpaces for the storage and display of
automobiles. Additional automobiles for sale wouldbe located underneath the 1,000+ square
feet carport structure. The 5 parking spaces allaated for storage and display are located along
South Texas Avenue and completely in the front builing setback.

Whether the proposed conditional use conforms o dbjectives and the purpose of the zoning
district in which the development is proposed.

The stated purpose of the C-2 zoning district is “&rious types of general retail trade, business
and service uses” and Bryan's Comprehensive Plan ggests that the City should “encourage
and promote compatible infill and redevelopment.” $aff believes that an automobile sales
facility at this particular location does not confam to these objectives. As previously mentioned
the use of an auto related business is allowed bight in other zoning districts and may not be
the best use for this particular property. Staff kelieves that an automobile sales business here
would not be compatible to the surrounding environnent. Historic Downtown Bryan is
primarily office, restaurants, shops and multi-famiy dwelling units. Similarly, located to the
east, west, and north of the property are office bidings. The property to the south is
developed with an auto sales business. However $tdbes not believe that it would be beneficial
to the general public to have another auto relatetusiness located along South Texas Avenue, a
major entrance into Bryan and the gateway to Downtan Bryan.

Whether the proposed conditional use will be dedrital to the public health, safety, or welfare, or
materially injurious to properties or improvemeimshe vicinity.
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Staff believes that an automobile sales facility athis location may have greater unfavorable
impacts on properties and/or improvements in the winity, such as the city’s investment in the
Downtown Bryan area. The properties located acros§exas Avenue from the subject property
are zoned Downtown - Civic District. As Downtown ontinues to grow and redevelop, it would
be unfavorable to existing developments to allow foan additional auto sales business at this
particular location. If approved, an entire City block face of automobiles would be displayed
along Texas Avenue and within walking distance to @vntown Bryan. Properties in the general
vicinity are developed as office and retail uses.Staff believes the proposed use could be
damaging to the investments of surrounding propertyowners.

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

Staff contends that the existing structure will adgquately serve the use of an automobile sales
office. Staff contends the site would be more saible for the all members of the public if the
site were proposed to meet all ADA accessibility gelirements.

RECOMMENDATION:

Staff recommenddenying this request for a Conditional Use Permit to allvautomobile sales office

at this location. If approved, an automobile s&lasiness would be allowed on the property foreer.
Downtown Bryan continues to redevelop and expanel,use of an auto sales business at this location
would prohibit more desirable and attractive usedavelop on the subject property.

However, if the Planning and Zoning Commissiomidined to approve this request, then staff urbas t
any such approval be made subject to at leasedbtlowing conditions:

1. That pipe fencing currently located in the Texagwwye right-of-way is removed. The Municipal
Maintenance Agreement between TXDOT requires thiy @i assist in removal of existing
encroachments within TXDOT right-of-way.

2. That all elements of the site not currently in ctiemre with the requirements of 2009 IBC,
Chapter 11 and the 2012 TAS (Texas Accessibilisn&ards) be brought into compliance. The
structure and parking will need to comply with Ctepll of the 2009 IBC and Texas
Accessibility Standards for Accessibility (TAS) DA.

3. That a landscape plan be submitted for City re\aed approval that satisfies the requirements of
the Land and Site Development Ordinance.
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