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PNZ minutes – 5-6-99

AGENDA ITEM NO. 3:  Public hearing and consideration of a use only permit in a C-N Neighborhood Commercial district for a self-serve car wash on Lot 2, Block A, Culpepper Plaza. (99-711)

Senior Planner McCully presented the staff report and explained that the subject site is zoned C-N Neighborhood Commercial, which requires the Commission’s approval.  In order to approve the use and site plan of a C-N proposal, the Commission must find that the purpose of the district would be met.  The Zoning Ordinance states the purpose of the C-N district as follows:

“This district provides small commercial sites for residential convenience goods and service businesses.  No use shall be allowed which would adversely affect the health, safety, welfare, or residential character of the neighborhood.  The use shall be a low traffic generator and shall not create any noise, light, or odors abnormal to the neighborhood.  No outside storage or display of goods or materials shall be allowed.”

The applicant was proposing to construct a self-serve car wash on the site.  The use will be located across the street from a shopping center, a vacant bank drive-thru, and a church facility.  The site immediately abuts existing single family to the north.  At a minimum, the applicant would be required to construct a 6’ screening fence.  The Commission may consider additional buffering along the common lot line, in order to further mitigate potential impacts.  There may be some concern regarding potential noise and lighting impacts to the adjoining neighborhood.  The applicant has stated that the equipment that would be installed is designed to minimize noise and that indirect lighting standards would be used.  Staff recommended approval with the noise and lighting abatement as conditions.

The Commissioners were concerned that the car wash would target more the surrounding neighborhood, which would defeat the C-N definition.

Chairman Massey opened the public hearing.

Mr. Tres Watson, Coldwell Banker (representing the applicant), felt the use would benefit and target the surrounding neighborhood.  He explained that this type of use would not generate an increase in traffic for the area, although no studies were conducted.  He explained that the site would be approximately six bays and a vacuum area.

Bruce Crooker, 512 Brooks Avenue, felt that George Bush East should be the limit for commercial development.  He said that there would be noise from the vacuums and loud music being played by the patrons of the facility.  This type of development would add to litter and would encourage crime in the neighborhood.

Doc Burke, 502 W. Dexter, explained that he was a representative from the Historic Preservation Committee, and he felt that older neighborhoods needed to be protected and preserved.

Benito Flores-Meath, 901 Val Verde, expressed concern for noise levels produced at car washes, and felt that this type of use would degrade the neighborhood.

Chris Northcliffe, 407 Fairview, explained that he did not think this was a neighborhood-oriented use.

Mr. Crooker told the Commission that a convenience store across the street was denied, and felt that if a convenience store was not a good use in a neighborhood than a car wash would not be either.  

Chairman Massey closed the public hearing.

Commissioner Maloney moved to deny the request.  Commissioner Kaiser seconded the motion.

Commissioner Rife felt that most uses in the C-N district would generate some type of traffic so traffic was not an issue for him.  He said that his main concerns were that the business would be operated 24 hours per day.  He explained that some type of commercial use would be developed in this location in the future.

Commissioner Kaiser also said that traffic was not a major concern of his.  His main concerns were with uncontrollable noise.  Commissioner Garner agreed that the noise was a major factor.

Commissioner Maloney felt that there were other uses in the C-N district that would be better suited for this site.

Chairman Massey called for the vote and the motion to deny the request passed 4-2; Commissioners Parker and Rife voted against the motion.

PNZ draft minutes – 8-5-99

AGENDA ITEM NO. 4: Public hearing and consideration of a rezoning of approximately 0.54 acres located on Dominik Drive between George Bush East and Puryear from C-N Neighborhood Commercial to R-5 Apartments/Medium Density. (99-119)

Senior Planner McCully presented the staff report and explained that the applicant intends to build an apartment building on the subject tract.  The tract is bound by George Bush East, Puryear, and Dominik on three sides, and abuts three R-1 zoned single family lots on the north side.  Other uses in the area include retail centers, a vacant bank building (A-P tract), and a church facility.  There is also duplex development further down Dominik.  Originally the tract was part of the Culpepper Plaza site until 1981, at which time George Bush East was put through to Dominik, which isolated this tract.  The tract is under 3/4 of an acre and will be reduced to approximately 1/2 an acre when the City proceeds with land acquisition necessary to widen George Bush.  The tract has been zoned C-N since 1991, when it was rezoned from R-6 (high-density apartments).  During the past eight years there has been no formal requests for development until this year.  She reminded the Commission that the current C-N classification requires review of all uses to assure compliance with the C-N policies.  The Commission in May of this year denied a request for a self-serve car wash.  The discussions involving that case centered on the impact of the use on the neighboring single family uses.  The discussions from the Commission at that time indicated that C-N may not be the most appropriate classification for the site.  She said that it did not seem likely that this property would be developed as single family or low density.  This would leave only duplex/multi-family or A-P Administrative Professional zoning classifications suitable for the site, to act as a transition zone between the existing developments.  The applicant turned in a conceptual site plan, which showed property layout and proposed development layout under the proposed zoning.  In order to make ingress and egress safe; it would require (under the City’s Driveway Ordinance) the driveways to be as far from the intersection as possible.

Staff recommended approval with the condition that a maximum building height is limited to 35’ and with a landscape buffer easement between the subject property and the abutting R-1 zoned area to the north.

Commissioner Warren asked what the potential traffic and noise impact would be on the surrounding property owners.  Ms. McCully explained that in this case the impact could be less than the permitted uses in the current zoning classification. 

Commissioner Floyd asked if the Commission had the legal right to restrict access on rezoning requests.  Assistant City Attorney Nemcik said that zoning is discretionary and is decided on with consideration of health, safety, and welfare.  Access is typically considered a safety issue, but access cannot be impaired or deprived to a development.

Chairman Rife opened the public hearing.

Mr. Parvis Vessali, 110 Pershing (developer), explained that he tried several different ways to position the development for the best accommodations.  He said that there was concern with past proposals for this site due to access and noise.  He said that if the property were to stay C-N, the proposed uses permitted would require approximately 24 spaces (for a 6000 sq. ft building).  He felt the proposed development would be the best for this site.

Mr. Paul Clarke, Clarke & Wyndham, said that he was struggling with this request.  He said that there has been a lot of interest in the area.  He understood that this tract has had a tough time with development but did not feel that the proposed use would be what the City would want for this area since this area is the oldest commercial area in College Station.  

Mr. Ron Miller, P.O. Box 9875 (owner of the property), explained that he has had a hard time selling this tract with the existing zoning.  He said that the potential buyer is planning to develop an extended stay type of apartment complex (similar to the existing one across the street).  He felt this development is the best possible for the site.  He thought the development would generate less traffic than permitted uses in the existing zoning.

Chairman Rife closed the public hearing.

Commissioner Floyd moved to recommend approval of the rezoning request with staff conditions.  Commissioner Parker seconded the motion.

Commissioner Warren did not feel this was what the City wants to see in this area since it is an area of historic value to the City.

Chairman Rife said that there is already multi-family in the area.  He said that he would support the motion because the tract has been to the Commission with proposed C-N uses and they were denied.

Commissioner Kaiser said that he would also support this request.

Commissioner Floyd felt the proposed development would be a better neighbor to the existing residential area than uses stated in the C-N district.

Chairman Rife called for the vote, and the motion to recommend approval of the request passed 5-1; Commissioner Warren voted in opposition to the motion.
