STAFF REPORT

Meeting: July 20, 2015
To: Planning Commission
From: Rebeca A. Guerra, AICP, LEED-AP, CPD

Planning Manager

Presenter: Santiago Abasolo, AICP
Planner |
Case: NCU15-01 Davis
Request: Expansion of a Non-Conforming Use in a Neighborhood Commercial

(CN) Zoning District, as defined in Section 609 of the Zoning
Ordinance, to allow for the construction of a residential storage building
accessory to an existing single detached dwelling

Location: 1217 South Bryant Boulevard, approximately 110 feet north of West
Avenue | and South Bryant Boulevard

Legal

Description: Occupying Lot 12 and South 30 feet of Lot 11 and North 9 feet of Lot
13, Block 36 of the Park Heights Addition

Acreage: 0.307acres



General Information

Future Land Use: Neighborhood Center
Zoning: Neighborhood Commercial (CN)
Existing Land Use: Residential

Surrounding Zoning/Land Use:

North: Neighborhood Commercial (CN) | Offices, Residential

West: Two-Family Residential (RS-2) | Single family dwellings

South: Office Commercial (CO) Offices, Mr. Insurance, Retail
East: Office Commercial (CO), Two- Offices, Multi-family dwellings,

Family Residential (RS-2), Low- | Residential
Rise Multi-family Residential
(RM-1)

District: SMD #5: - Elizabeth Grindstaff
Neighborhood: Santa Rita

Thoroughfares/Streets:  The subject property has frontage onto South Bryant
Boulevard. Per the Major Thoroughfare Plan (MTP),
South Bryant Boulevard is identified as an “Arterial
Street.” An arterial street connects collector streets
to freeways and other arterials carrying large
volumes of traffic at high speeds, access is
secondary and mobility is the primary function of
these streets. South Bryant Boulevard has an
existing right-of-way width of 98 feet and a pavement
width of 70.5 feet. The Subdivision Ordinance
requires a right of way of 80 feet and a paved width
of 64 feet for South Bryant Boulevard.

Recommendation:

The Planning Division recommends APPROVAL of the proposed Expansion of a Non-
Conforming Use, subject to one (1) Conditions of Approval.



History and Background:

On November 10, 2014, the applicant submitted an application for an Expansion of a
Non-Conforming Use on property located at 1217 South Bryant Boulevard. The purpose
of the application was to allow the applicant to erect a 2,400-square foot residential
storage building accessory to an existing single detached dwelling on the west side of the
property. The proposed storage building will be used for the parking and storage of boats,
cars, and other equipment. The proposed expansion will not have water, sewer, or gas
connections. The existing house is 3,552 square feet in size and was built in 1928. In May
of 1976, City Council approved a zoned change from Single Family Residence (R-1) to
Neighborhood Retail (C-1). The existing house is located in the Neighborhood Commercial
(NC) Zoning District, which does not permit a residence as an Allowed Use on the property,
only as a Conditional Use if approved by the Planning Commission. Per Section 601 of the
Zoning Ordinance, “nonconformities shall be allowed to continue in accordance with the
regulations of this article. If a use lawfully occupying land or building immediately before the
effective date of this Zoning Ordinance, on January 4 of 2000, is classified by the Use Table
in Section 310 as conditional use in the zoning district where that use is located, such use
shall not be considered a nonconforming use. The existing use shall be considered a lawful
conditional use, the same as if the Planning Commission had expressly approved the
location of that use on the lot where existing at the effective date of this Zoning Ordinance.”

The applicant now wants to expand the residential use to allow for an accessory residential
use to store his boats, vehicles, and equipment from the weather and to minimize negative
aesthetic impact on his property. He also stated in his application that the proposed metal
building will be used only for personal storage.

Planning Staff has the mandate to ensure that no further expansion of non-conformities take
place on the property which may circumvent the zoning process. A Condition of Approval
will prohibit any further accessory structures on the property, thereby capping the total
square footage to 1,776 square feet. The floor area of the existing home, which does not
include the garage, is 3,552 square feet. Per Section 402.A.2 of the Zoning Ordinance, “a
maximum accessory building floor area of 600 square feet or 50 percent of the floor area of
the principal building, whichever is greater, shall be permitted on any residential lot.” In this
case, the maximum allowable area would be 1,776 square feet. Therefore, a condition has
been proposed to ensure that no further expansions of non-conformities take place to be in
keeping with the intent of the Zoning Ordinance. The proposed metal building will have
vehicle access through the existing alley located to the west of the subject property.



Analysis:

Section 609(D) of the Zoning Ordinance requires that the Planning Commission consider, at
minimum, five (5) factors in determining the appropriateness of any Expansion of a
Nonconforming Userequest.

1.

Impacts Minimized. Whether and the extent to which the proposed expansion of a
nonconforming use creates adverse effects, including adverse visual impacts, on
adjacent properties.

The applicant has stated in his application that the “proposed expansion will be shorter
than existing building meaning minimal change in property’s appearance [and] will be
constructed of all new materials, minimizing negative aesthetic impact.” The proposed
storage building will be separated by at least 15 feet from the existing house and will
have a 5-foot setback in the north side yard, a 15-foot rear setback from the existing
alley, and 4.9-foot setback in the south side yard. The properties immediately to the
north and south are currently occupied by office buildings. The office building
immediately to the north is a two story building and the office building immediately to the
south is a one story building. To the west of the subject property there is an existing 20-
foot alley. The properties located to the west of this alley are currently occupied by one
story single-family dwellings with storage buildings facing the existing alley. Based on
the current land uses, it appears that a new residential storage building that complies
with the requirements of the Zoning Ordinance would not have any negative impacts on
adjacent properties.

Compatible with Surrounding Area. Whether and the extent to which the proposed
expansion of a nonconforming use is compatible with existing and anticipated uses
surrounding the subject property.

The applicant has stated that the “expansion will not be visible from the street, only [the]
alley” and that “other storage units exist along [the] alley.” The properties immediately to
the north and south are zoned Neighborhood Commercial (CN) and the Future Land
Use map has designated the properties to the north and south from the subject property
as a Neighborhood Center. The properties located to the west of this alley are zoned
Two-Family Residential (RS-2) and the Future Land Use map has designated the
properties to the west as Neighborhood. The accessory storage building will be a steel
building with 26-Gauge colored roof and walls and four steel doors facing the existing
alley. It would be accessory to the existing house on the property and it appears similar
to other storage units in the residential area. The future land uses for the area are
commercial and contain a mix of uses that will allow for increased activity, interest, and
long-term viability. Because of the required size of the nonconforming use expansion, it
appears that the proposed use will blend with the existing and future uses of this mixed-
use area.



3. Effect on Natural Environment. Whether and the extent to which the proposed
expansion of a nonconforming use would result in significant adverse impacts on the
natural environment, including but not limited to adverse impacts on water and air
guality, noise, storm water management, wildlife, vegetation, wetlands and the practical
functioning of the natural environment.

The applicant has stated that the “expansion will be used for storage, not production of
any sort and not have water/sewer/gas connections.” Therefore, effects on the natural
environment will appear to be minimal. Any issues pertaining to grading, drainage,
and stormwater will be addressed through the building permit process.

4. Community Need. Whether and the extent to which the proposed expansion of a non-
conforming use addresses a demonstrated community need.

The applicant has indicated that the proposed expansion of this nonconforming use
“‘will be used for parking/storage of boats, cars, atv’s, and equipment to keep them
out of the elements and enhance property appearance by minimizing clutter.” It
appears that the proposed expansion of the residential nonconforming use with a
storage building will reduce outside visual clutter. In addition, it will allow the
applicant to shelter his vehicles and boats from weather conditions and improve
pedestrian access to this mixed-use area. Currently, the applicant parks his vehicle
in front of the existing house blocking the pedestrian access along South Bryant
Boulevard.

5. Development Patterns. Whether and the extent to which the proposed expansion of a
nonconforming use would result in a logical and orderly pattern of urban development in
the community.

The applicant has stated that “on the city’'s 10-year plan, the property is part of a
commercial-focused area. A good, large warehouse/storage building will be an asset in
perpetuity.” At present, the subject property is within the Neighborhood Commercial
(CN) Zoning District which is intended to provide opportunities for commercial
development that serves and is supported by a relatively surrounding area — a
neighborhood. Allowable commercial uses include a wide variety of office activities, as
well as a more limited range of retail trade and services aimed toward meeting the
routine needs of residents in that neighborhood. Whether utilized as a residence or for
commercial purposes, the expansion of the nonconforming use with a one story
accessory building appears to be consistent with other uses in this area and appears to
be a logical and orderly development of the land development. Furthermore, it appears
that expanding the existing use will maximize the land development potential for this
commercial area.



Section 208.F of the Zoning Ordinance requires that expansions of legal,
nonconforming uses also have to meet the following additional criteria consistent
with a Conditional Use review:

Consistency with Zoning Ordinance. Whether and the extent to which the
proposed conditional use would conflict with any portion of this Zoning Ordinance,
including the applicable zoning district intent statement.

The nature of the nonconforming use expansion appears to be consistent with
relevant aspects of the Zoning Ordinance.The subject property is 13,373 square feet
(0.307 acres) in size and meets the minimum lot frontage of 50 feet, lot depth of 80
feet; and lot area of 6,000 square feet for the CN Zoning District. The use falls
under the “Household Living” use category and may be permitted with a Conditional
Use in the Neighborhood Commercial Zoning District. The proposed nonconforming
use expansion also comply with the required Maximum Floor Area Ratio of 0.6. Per
402 of the Zoning Ordinance, a maximum accessory building floor area of 600
square feet or 50 percent of the floor area of the principal building, whichever is
greater, may be permitted on any residential lot. In this case, the maximum allowable
area would be 1,776 square feet.

Notification:
On July 2, 2015, 18 notifications were mailed out to residences within a 200-foot

radius of the subject site. As of July 15, 2014, there were zero (0) responses in
favor and three (3) responses in opposition of the request.

Action Requested:

The action requested is for the Planning Commission to recommend APPROVAL of
Case NCU14-02, subject to the following one (1) Condition of Approval:

Proposed Condition:

1. The proposed residential storage building shall not exceed a maximum of 1,776
square feet in size on the overall 13,373 square feet (0.307 acres) property. No
further residential accessory buildings shall be allowed.



Attachments:

Aerial Map

Future Land Use Map

Zoning Map

Major Thoroughfare Plan

Notification Map

Photos of Site and Surrounding Area

Site Plan

Proposed storage building

Expansion of Non-Conforming Use Application
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Photos
West — Subject Property North

View of commercial uses to the South
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Site Plan

COPYRIGHT 2004

THIS SURVEY IS PROTECTED BY ALL
APPLICABLE STATE AND FEDERAL COPYRIGHT
LAWS. THIS SURVEY IS VOID WITHOUT AN
ORIGINAL SIGNATURE AND SEAL.
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BEARINGS ARE BASED UPON
THE PLAT OF RECORD.

1217 SOUTH ABE STREET

PLAT SHOWING A SURVEY OF LOT 12 AND THE SOUTH 30
FEET OF LOT 11 AND THE NORTH 9 FEET OF LOT 13, BLOCK
36, PARK HEIGHTS ADDITION, CITY OF SAN ANGELO, TOM
GRFFN COIINTY TFYAR
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Proposed storage building
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Expansion of Non-Conforming Use Application

City of San Angelo, Texas - Planning Division
Application for EXPANSION OF A NONCONFORMING
USENONCOMFORMING STRUCTURE

Name of Applicant(s): :izb‘nlélk -[XL\‘\IS

Wl’ (1 Representative (Affidanit required)

Mailing Address: V2171 S Briidnt Tetophone: {226 ) 37 - OZCR

City/StatedZip: - ale

) po= -G
@oﬂh«: [ G ¥~

Contact Email Address: __A11€.\ & onl- bewe Gt . o
Subject Property Address andlor Location®:

PAIY. Y &Oﬂ&l

Legal Description®: See. &'&'Mkcc‘

Lotsize: 39 % |50 Zoning: COWW&M,\
Existing Use of Property: ({ﬂdﬁ/ff‘(..

Proposed SizelUse: 25900 6 Lm_c{.im&.b
Noncontorming Fastura: ; mea@rm&@_

* use attachment,  nacessary

Ve

balow

the und = that the information provided sbove i true and correct, and hive read the ststements
@’J/’/ﬂ /5
Data

Suretue

1

2,

The Planning Commission makes the final decislon on these requests; appeals may be drected to City Counci.

1 understand that the Commission may impase conditions inciucing, but nat limited tor bmitations on size, buk and
locaion, requirements for Bndscaping, buffering and scraening, lghting, & adecusale Ingress and agress; cash
deposts, bonds or cther guarantess of performancs; other an-ste improvements, and imitations an the duration o
hours of operalion of an expanded use.

Approve! of this request dees not canstitule approval of parmits, siie plans, or other processes that rogure
saparate sppeoval.

If 8 peemit 3 not scught within ona year of 1ha approvsl date of thes Conditional Use, T will aapire and mquires
anather applicabicn.
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| uncierstand !ist this Commission 15 requirad by w10 make dadisons based an tha foliowing citena, and | assart that my
requast meets il of tha required crtera based on myy explanation(s) balow:

* Impacts Minimized. Whathar and the axtant 10 which the proposed expansion of A noncanfaming use crealas
adverse effects, nckding adverse visual mpacts, on adjacert properies.

- -~

Expianation: P Donstd oyansion will boo. shotder Huw axizva DuilA

.v a(al( Rt 4 .N i 1\3 o MW

e EMMM“'E%WMMM\MO to which the propesed expansion of 8 nonconformng use
would result n =ignificant adverse impacts an the natural environmeant, inclucing bt not imitad to adverse impacts on
waler and sir qualty, noiss, slorm-waler managemaent, wildile, vegetation, wellands and the peactical functioning of tha
natural environment.

Explanation

omceuseomv
IS - Of Dt crapicaion
Recerved by:
Norvafumdatis applcaton dopost)
Fulyvnansionod siée plan. )ZM

River Comdar Commission? 1 yes o
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SOUTH BRYANT BOULEVARD

A Prwot o' raw
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&9,

Scole: 1* = 30’
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217

PLAT SHOWING A SURVEY OF LOT 12 AND THE SOUTH 30
FEET OF LOT 11 AND THE NORTH 9 FEET OF LOT 13, BLOCK
36, PARK HEIGHTS ADDITION, CITY OF SAN ANGELO, TOM
GREEN COUNTY, TEXAS.

As per plat recorded in Volume 26, Page 360, Deed Records
of Tom Green County, Texas.
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SOUTH BRYANT BOULEVARD

X Pewex. 00” Raw

70

19 5 Coausts
house
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BUARWNGS ART BASED UPON
THE PLAT OF RECORD.

217

GREEN COUNTY, TEXAS.
As per plat recorded in Volume 26, Page 360, Deed Records
of Tom Green County, Texas.
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Property Information Page 1 of 2

reen GOUNTY

Home Return to Search = Print

Information Updated 7/14/2015

Property Year 2015  Tax Summary
Property ID: R000010508 Geo ID: 21-38100-0036-003-00 <Pre.ncasPrope’(y-Nexv Property >

** Property Alert ** This property's 2015 value(s) are preliminary and un-certified.

Property Details

Ownership Available Actions

DAVIS DANIEL

1217 S ABE
SAN ANGELO, TX 76903-7243

Ownership Interest: 1.0000000

Qualified Exemptions

Homestead Exempt

Legal Information
Legal: Lot: 12 & S30'OF LOT 11 & N9'OF 13 *COMB FR, Blk: 36, Subd: PARK HEIGHTS ADDITION

Situs: ABE 1217 S

Property Valuation History
Values by Year 2015 2014 2013 2012 2011 nla
Improvements + $259,200 $160,110 $63,500 $63,500 $63,500 $0
Land + $35,600 $35,600 $35,600 $35,600 $35,600 $0
Production Market + $0 $0 $0 $0 $0 $0
Personal + S0 $0 $0 $0 $0 $0
Mineral + $0 S0 $0 $0 $0 $0
Appraised Value = $294,800 $195,710 $99,100 $99,100 $99,100 $0
Agricultural Loss - s0 $0 $0 $0 $0 $0
Homestead Cap Loss - §$174,890 $86,700 $0 $0 $0 $0
Total Assessed = $119,910 $109,010 $99,100 $99,100 $99,100 $0

A~ . Ta . i 4 imAe -
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Property Information Page 2 of 2

P /Buil Value: $259,200
Group Sequence Code Building Description Year Built Square Footage Perimeter Footage
1 0400 HOUSE 1928 3,552 180
2 CARPORT1 CARPORT 2004 630 102
3 0600 O/C PORCH 1928 36 24
4 DETSTG1 DET/STG 2004 160 51

Land Details  Market Value: $35,600 Production Market Value: $0  Production Value: $0

Land Code ATres /SR Front Ft Rear Ft Depth Mkt. Value Prd. Value

0200 (V.sw) / 13,373) 89 89 150 35,600 0
Deed History i N

Sold By Volume Page Deed Date Instrument

1/21/2005
12/28/2004 583212

THOMAS LARRY ONEAL
THOMAS LARRY ONEAL 1167 553

Property Tax Estimation by Entity / Jurisdiction

Code Description Taxable Value Tax Rate per $100 Tax Factor applied to Taxable Value Estimated Tax
CR TOM GREEN COUNTY 95,928 $0.515 0.00515 $494.03
CT CITY OF SAN ANGELO 95,928 $0.776 0.00776 $744.40
SA SAN ANGELO ISD 104,910 $1.24 0.0124 $1,300.88

Total Estimation $2.531 0.02531 $2,539.31

The above property tax estimation is not a tax bill. Do not pay.
Click here to view actual Property Tax Bill.

Data ions provides this i ion "as is” without warranty of any kind.
Data ions is not ible for any errors or omissions.

roae .: T~ 2 ~ar s g “n e i~ -
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