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Item: Request to amend the Land Use Plan for 9.22 acres located at and in the vicinity of 4506 State Highway 6 South (see attached maps).

I. Applicant Request

The applicant is requesting that the Land Use Plan designation for the subject property be changed from Medium Density Single-Family (yellow) to Retail Regional (red) to support future zoning requests and development.  The applicant states that "the property has been listed for sale and the market is responding with commercial users coming forward.  No residential users have shown interest."  In addition, a 11.46 acre tract approximately 850 feet south of the subject property was rezoned to C-1 (1998) for commercial development, although it also is designated Medium Density Single-Family Residential” on the Land Use Plan.

Current Land Use Plan Designation: Medium Density Single-Family

This designation is intended to provide for single-family detached residential developments ranging in density from 3 to 6 dwelling units per acre.  This is the typical designation for most residential subdivisions in College Station. (see attached Existing Land Use Plan map)

Proposed Land Use Plan Designation: Retail Regional

According to the Comprehensive Plan, this designation is intended to "provide for regional-scale development of tax-generating developments such as retail centers, service commercial, restaurants, etc.  These uses are generally dependent on good access to highways and major arterials."  This is the primary designation for commercial development in College Station.

II. Property Background

The property was annexed in 1983 and is currently zoned A-O.  Surrounding properties are also zoned A-O.  The property at the corner of Arrington Road and Highway 6 was zoned C-1 in 1983.  An 11.46 acre tract approximately 850 feet south of the subject property was rezoned to C-1 in 1998.  The adjacent (north) electrical substation and oil well were developed in 1991, and the cell tower to the north was constructed in 1994.  There is currently a single-family home and barn on the subject property.

Access is solely provided by the two-way frontage road parallel to Highway 6.  Water lines are available in the area, but would need to be extended as required for development.  These properties fall within the 97-02b sewer impact fee area.

III. Staff Analysis

Land use planning cannot be conducted on an individual parcel in isolation.  The appropriateness of land use designations is partially determined by its relationship to the surrounding area.  While the application was submitted for a specific parcel, the staff analysis covers an 84.7-acre area that includes surrounding properties (see attached maps).
Staff analysis included the following which the Planning and Zoning Commission may take into consideration in making a decision:

1. The Unified Development Ordinance states that the Land Use Plan "shall be amended only based upon changed or changing conditions in a particular area or in the City."

Adjacent properties have developed with nonresidential uses that are not compatible with single-family neighborhoods.  Access is limited to the Highway 6 frontage road, which is anticipated to be one-way in the future.  Two properties at each end of the study area have already been rezoned to C-1 and will therefore likely develop commercially.

2. The proposed amendment should be consistent with the goals, objectives, policies and overall vision of the Comprehensive Plan.

One strategy of the Land Use Plan is to concentrate commercial development at nodes or major intersections.  Commercial development "should be located at points of high vehicular access.  Points of highest access are at grade separations along controlled access roadways (freeways)."

Land Use Goal #1 - "College Station should continue to provide and locate adequate amounts of appropriately zoned land for all necessary types of land uses in an efficient, convenient, harmonious, and ecologically sound manner."

This request expands the amount of commercial development at this major intersection and is generally perceived to be in compliance with the Comprehensive Plan.

3. The subject parcels are suitable for the proposed land use designation based upon access, availability of utilities, consistency with existing and planned uses, environmental constraints and compatibility with neighborhoods.

The frontage road provides adequate access for non-residential land uses.  Utilities are available in the area.  Commercial and light industrial uses are more compatible with adjacent properties and the general area.  Neighborhood adjacency and impact would be very minimal.

4. The proposed amendment will not create pressure to change the land use designation of other properties, unless the change is in the long-term interests of the community.

This amendment should reduce most pressures for future changes to the Land Use Plan.  There is always the possibility that future requests may be made.  As Arrington Road develops and conditions change, some of the adjacent properties may need to be reviewed.

IV. Staff Recommendations

Staff recommends changing the Land Use Plan designations on eight parcels from medium density single-family to retail regional (see attached Proposed Land Use Plan map).  One of these properties is already zoned C-1.  Because of the location and adjacent uses, it is appropriate that these parcels be developed with general commercial (C-1) and/or commercial-industrial (C-2) uses.

