
ACTION FORM 
BRYAN CITY COUNCIL 

 
DATE OF COUNCIL MEETING: December 11, 2012 DATE SUBMITTED: November 26, 2012 

DEPARTMENT OF ORIGIN: Development Services SUBMITTED BY: Maggie Dalton 

MEETING TYPE: CLASSIFICATION: ORDINANCE: STRATEGIC INITIATIVE: 

 BCD  PUBLIC HEARING  1ST READING  DIVERSITY 

 SPECIAL  CONSENT  2ND READING  EDUCATION 

 REGULAR  STATUTORY   GROWTH 

 WORKSHOP  REGULAR   IMAGE 

    INFRASTRUCTURE 

    PUBLIC SAFETY 

AGENDA ITEM DESCRIPTION: An appeal of the Planning and Zoning Commission’s approval of CU12-11, a 
Conditional Use Permit request to allow a neighborhood services business – part time beauty shop – at a single-
family residence in a Residential District 5000 (RD-5) zoning district, located on the corner of East 27th and Ennis 
Streets, specifically addressed at 1017 East 27th Street. 
SUMMARY STATEMENT: The applicant, Cassandra Jones, requested a Conditional Use Permit at the November 
15, 2012, Planning and Zoning Commission meeting to allow a part time beauty shop in a single-family residence in 
a Residential District 5000 (RD-5) zoning district. The proposed beauty shop would have a single station contained 
within the rear portion of the home, separated from the single-family use of the property. The proposed beauty shop 
meets the requirements of the zoning and site development review ordinance.  
 
At the November 15, 2012 meeting, no property owners within the notification area came forward to speak during 
the public hearing for this item. No changes were made to the agenda after being publicly posted; the Commission 
considered the items in the order listed in the posting. The Commission approved the Conditional Use Permit by a 
vote of 8 to 0. After the case was approved, a single property owner within the notification area stated her concerns 
to staff outside of the meeting regarding the case and requested information on how to appeal the decision of the 
Planning and Zoning Commission. A “yes” vote on this appeal will overturn the Commission’s ruling, which 
approved the Conditional Use Permit.  
STAFF ANALYSIS: 
A. PROS: Upholding the Planning and Zoning Commission’s decision (a “no” vote) would allow a use that meets 
the requirements of the zoning ordinance for Neighborhood Services in a RD-5 zoning district. The neighborhood 
services will be placed to the rear of the residence. Overturning (a “yes” vote) the Planning and Zoning 
Commission’s approval of the Conditional Use Permit would keep the neighborhood strictly single-family 
residences. 
B.  CONS:  Overturning (a “yes” vote) the Planning and Zoning Commission’s approval of the Conditional Use 
Permit would not allow the applicant to have her part time beauty shop business at the proposed location.  
STAFF'S RECOMMENDATION (Including Rationale and Justification): Staff’s initial recommendation to the 
Planning and Zoning Commission was to approve the Conditional Use Permit as submitted.  The Commission 
approved the request.  Staff continues to recommend approval (in this case a “no” vote on the appeal) because the 
beauty shop meets the requirements of a neighborhood service, it is an allowed use with a Conditional Use Permit in 
single-family zoning districts, and the applicant is only asking for a single beauty salon station.  
OPTIONS (In Suggested Order of Staff Preference): 

1. Deny the appeal and uphold the decision of the Planning and Zoning Commission. 
2. Approve the appeal to overturn the decision of the Planning and Zoning commission. 



ATTACHMENTS: 
1. Planning and Zoning Commission staff report for CU12-11. 
2. Draft minutes. 
3. Appeal. 

FUNDING SOURCE:  N/A   
APPROVALS: Lindsey Guindi, 11/26/12;  Joey Dunn, 11-26-12; Hugh R. Walker, 11/28/2012 

APPROVED FOR SUBMITTAL:  CITY ATTORNEY Janis K. Hampton, 12-04-2012 

APPROVED FOR SUBMITTAL:  CITY MANAGER           Kean Register, 12-03-2012 
Revised 11/08 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
PLANNING AND ZONING COMMISSION 
STAFF REPORT 
 
November 15, 2012 

 
 

Conditional Use Permit case no. CU12-11: Cassandra Jones 
 

 
CASE DESCRIPTION:  a request to allow a neighborhood service use (beauty shop) on property 

located in a Residential District – 5000 (RD-5) zoning district 
 
LOCATION: 1017 East 27th Street, located at the west corner of East 27th and Ennis 

Streets, being Lots 1 and 2 in Block 3 of the Buchanan Revised 
Subdivision 

 
ZONING: Residential District – 5000 (RD-5) 
 
EXISTING LAND USE: single-family residence  
 
APPLICANT(S): Cassandra Jones 
 
STAFF CONTACT: Maggie Dalton, Staff Planner 
 
SUMMARY RECOMMENDATION: Staff recommends approving this Conditional Use 

Permit, subject to the conditions listed on page 7 in the 
recommendation section. 

 



 
2011 AERIAL: 
 

 
 

 



SITE LAYOUT: 
 

 
 
PHOTO OF SUBJECT PROPERTY: 
 

 



 

 
 

 



BACKGROUND: 
 
The 0.264-acre subject property is currently zoned Residential District- 5000 (RD-5). The applicant, Ms. 
Cassandra Jones, desires to operate a beauty shop at this location as a neighborhood service. She currently 
rents the property from Ms. Denise Camp, who is aware of the applicants’ request and also signed the 
application for the conditional use permit. Ms. Jones is a licensed hair instructor and has a cosmetology 
license. She has recently applied for an operating license for this location and will meet the requirements 
of the State Board for Cosmetology. A 1,200-square foot single-family residence, detached two-car 
garage and two off-street parking spaces have long occupied the subject property.  
 
Zoning regulations allow neighborhood service uses such as grocery stores, self-service laundry and 
beauty shops in RD-5 zoning districts, but only with prior approval of a Conditional Use Permit from the 
Planning and Zoning Commission. Bryan’s Zoning Ordinance also places the following limitations on 
any such neighborhood service use in that they: 
 

1. be limited in gross floor area to 5,000 square feet; 
2. not include fuel sales or other fuel dispensing or storage operations; 
3. have no liquor sales; and 
4. be permitted beer and wine sales for off-premises consumption only. 

 
Ms. Jones is requesting approval of such a Conditional Use Permit, which if approved, would allow the 
operation of a beauty shop inside the existing single-family home at this location. Ms. Jones is aware of 
ADA requirements and has submitted construction drawings for the ADA ramp leading into the proposed 
beauty shop and has installed ADA required handrails inside the proposed beauty shop restroom. The 
proposed use meets all the stipulations set forth for neighborhood services by the Bryan Code of 
Ordinances.  
 
 
RELATION TO BRYAN’S COMPREHENSIVE PLAN: 
 
The City of Bryan adopted a Comprehensive Plan in January 2007. The plan includes policy 
recommendations related to the various physical development aspects of the community.  These aspects 
are supported by a set of goals and objectives.  The Planning and Zoning Commission shall consider the 
following when making a decision regarding this particular request: 

 
Chapter 5: Land Use 
 

 
5.5. Land Use Policies  

  
Use-Specific Land Use Policies 

 
Redevelopment and Infill Policies 

Policy statements: 
The City of Bryan will encourage and promote compatible infill and redevelopment in areas   
where these activities will benefit the city as a whole and the area specifically. 

 
Land Use Goal #1:   
Achieve a balance of land uses within the city. 
 
Land Use Goal #1, Objective A:   
Achieve a sustainable mix of land use types in suitable locations, densities and patterns. 



 
ANALYSIS: 
 
Approval of a Conditional Use Permit by the Planning and Zoning Commission shall be based upon the 
following criteria. 
 
1. Whether the proposed conditional use conforms to applicable regulations and standards established 

by the Zoning Ordinance. 
 

The beauty shop will conform to all applicable regulations and standards established by the 
Zoning Ordinance and the Land and Site Development Ordinance. No variations from existing 
standards are being requested. 

 
2. Whether the proposed conditional use is compatible with existing or permitted uses on abutting sites, 

in terms of use, building height, bulk and scale, setbacks and open spaces, landscaping, drainage, or 
access and circulation features. 
 
Staff contends that the proposed beauty shop use at this location would be compatible with 
existing or permitted uses on abutting sites in terms of use and physical development features. 
The existing single-family residence is one story in height, the same as the surrounding 
residential development.  
 

3. Whether and the extent to which the proposed conditional use potentially creates greater unfavorable 
effect or impacts on other existing or permitted uses on abutting sites than those which reasonably 
may result from the use of the site by a permitted use. 
 
Staff believes that the proposed beauty shop at this location will not create unfavorable effects 
or impacts on abutting properties. The beauty shop will be completely contained within the rear 
portion of the residence, but separated from the single-family use of the structure. The only 
additional feature which will be visible from the outside of the structure will be the addition of 
an ADA ramp leading up to the rear door of the property, which will be the main entrance to 
the beauty shop. The home is situated on two lots, with the home being on one lot, and a vacant 
lot immediately adjacent along East 27th Street.  
 

4. Whether and the extent to which the proposed conditional use affects the safety and convenience of 
vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be 
generated by the proposed use and other uses reasonably anticipated in the area considering existing 
zoning and land uses in the area. 
 
Staff contends that the proposed beauty shop at this location should not have any adverse 
effects on vehicular and pedestrian traffic in this vicinity. The beauty shop is proposed to have 
one station, serving only one client at a time. Ms. Jones has stated that the salon will be by 
appointment only and will only operate part-time. There are two parking spaces for the 
residents of the home and two additional spaces for clients located in the driveway of the home 
which have access to the rear of the home. Staff believes that periodic parking of an additional 
car or two at the home at any given time will not have a negative effect on the traffic or 
pedestrian safety within the neighborhood.  
 

5. Whether and the extent to which the proposed conditional use would reasonably protect persons and 
property from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts. 
 



No new physical development features are proposed on the property that would impact or 
create erosion, flood, fire and other hazards.  No new buildings or parking areas are proposed 
for the planned use of this existing single-family structure as a beauty shop. Please note that if 
this request were approved and in the future an expansion of the beauty salon use at this 
location were to be proposed, then the Planning and Zoning Commission would have to 
consider and approve any such expansion plans with a new Conditional Use Permit request at 
that time.  

 
6. Whether and the extent to which the proposed conditional use adversely affects traffic control or 

adjacent properties by inappropriate location, lighting, or types of signs. 
 

Staff contends that the proposed beauty shop at this location should not have any adverse 
effects on vehicular and pedestrian traffic. Approval of this request would allow the installation 
of a 60-square-foot low-profile sign advertising the beauty shop on this property. Staff believes 
that such a sign would distract from the residential character of the surrounding neighborhood. 
Staff contends that limiting signage advertising a beauty salon on this property to one sign, not 
exceeding one square foot in area, non-illuminated, and mounted flat against the wall of the 
principal building will assist in maintaining neighborhood character. This same limitation on 
signage applies to home occupations allowed in residential districts of Bryan. 

7. Whether and the extent to which the proposed conditional use provides adequate and convenient off-
street parking and loading facilities. 
 
There is adequate and convenient off-street parking for the proposed, as required by City 
ordinances and regulations. There are two parking spaces for the residents of the home and two 
additional spaces for clients located in the driveway of the home which have access to the rear 
of the home. These two spaces should deter clients from parking in the public right-of-way 
along Ennis Street. 

 
8. Whether the proposed conditional use conforms to the objectives and the purpose of the zoning 

district in which the development is proposed. 
 

The Zoning Ordinance allows for certain business establishments to exist in residential 
neighborhoods so long as the surrounding residential land use is protected from potentially 
adverse impacts of these businesses. Neighborhood services are one such use that the Zoning 
Ordinance potentially allows in residential districts. Staff believes that, in this particular case, 
the request to operate a part-time beauty shop conforms to the objectives and purpose of the 
RD-5 zoning district.   

 
9. Whether the proposed conditional use will be detrimental to the public health, safety, or welfare, or 

materially injurious to properties or improvements in the vicinity. 
 

Staff does not believe that the proposed part-time beauty shop produce many (if any) ill effects 
or would be detrimental to public health, safety or welfare. Staff believes, however, that limiting 
the hours of operation of a beauty salon at this location to Monday – Saturday, 9:00am – 6pm 
can help mitigate possible ill effects on adjoining properties. 

 
10. Whether the premises or structures are suitable for the proposed conditional use. 
 

The applicant is aware of state regulations with regards to the separation of a residential use 
and a beauty salon. Staff believes that this property is suitable for the proposed conditional use. 

 



 
RECOMMENDATION: 

 
Based on all these considerations, staff recommends approving the requested Conditional Use Permit, 
subject to the following conditions:  
 

• That signage advertising a beauty salon  at this location shall be limited to one sign, not 
exceeding one square foot in area, non-illuminated, and mounted flat against the wall of the 
principal building  

• That hours of operation of a beauty salon at this location shall be limited to Monday – 
Saturday, 9:00am – 6pm. 

• That the number of stations, for nails, hair, or any other beauty salon purpose shall be 
limited to one. 

 
With the recommended conditions and limitations imposed on all neighborhood service uses by the 
Zoning Ordinance, staff believes that the proposed part-time beauty shop is an appropriate use at this 
particular location. 
 
 
 
 
 
EXCERPT FROM PLANNING AND ZONING COMMISSION MEETING MINUTE RECORD 
OF NOVEMBER 15, 2012: 
 
REQUESTS FOR APPROVAL OF CONDITIONAL USE PERMITS – A PUBLIC HEARING 
WILL BE HELD FOR EACH ITEM (Commission has final approval; appeals may be directed to 
City Council). 

 
6. Conditional Use Permit CU12-11: Cassandra Jones                                                   M. Dalton 

A request for approval of a Conditional Use Permit to allow a neighborhood service use (beauty 
shop) on property in a Residential District – 5000 (RD-5) zoning district, specifically on property 
located at 1017 East 27th Street at the west corner of East 27th and Ennis Streets, being Lots 1 and 2 
in Block 3 of the Buchanan Revised Subdivision in Bryan, Brazos County, Texas. 
 
Ms. Dalton presented the staff report (on file in the Development Services office). Staff recommends 
approving the request based on the following: 
 

• Staff contends that the proposed beauty shop use at this location would be compatible with 
existing or permitted uses on abutting sites in terms of use and physical development features 
and will not create unfavorable effects or impacts on abutting properties.  

• Staff contends that the proposed beauty shop at this location should not have any adverse 
effects on vehicular and pedestrian traffic in this vicinity. 

• Staff does not believe that the proposed part-time beauty shop produce many (if any) ill 
effects or would be detrimental to public health, safety or welfare. 

 
Staff recommends approving the request subject to the following conditions: 
 



• That signage advertising a beauty salon at this location shall be limited to one sign, not 
exceeding one square foot in area, non-illuminated, and mounted flat against the wall of the 
principal building.  

• That hours of operation of a beauty salon at this location shall be limited to Monday – 
Saturday, 9:00am – 6pm. 

• That the number of stations, for nails, hair, or any other beauty salon purpose shall be limited 
to one. 

 
Responding to the question from Commissioner Jones, Ms. Dalton stated that she had received four 
phone calls: one of them opposed, one was in favor, and two requested clarification regarding what a 
Conditional Use Permit was. 
 
Responding to the question from Commissioner Gonzales, Ms. Dalton stated that the conditional uses 
will stay in effect if the property is sold. The Conditional Use Permit will no longer be valid if the use 
of the premises changes. 
 
The public hearing was opened.  
 
None came forward.  
 
The public hearing was closed. 
 
Commissioner Bond moved to approve Conditional Use Permit CU12-11 subject to the 
following conditions: 
 

• That signage advertising a beauty salon at this location shall be limited to one sign, not 
exceeding one square foot in area, non-illuminated, and mounted flat against the wall of 
the principal building.  

• That hours of operation of a beauty salon at this location shall be limited to Monday – 
Saturday, 9:00am – 6pm. 

• That the number of stations, for nails, hair, or any other beauty salon purpose shall be 
limited to one. 

 
and to adopt the written staff report and analysis, as the report, findings and evaluation of this 
Commission. Commissioner Jones seconded the motion. 
 
Chairperson Beckendorf asked if there was any discussion. 
 
Commissioner Gonzales stated his concern about the parking and possible future expansion of the 
building; however he believes that the use will not create negative effects on the neighborhood. 
 
Commissioner Hickle stated his concern about the signage, which he believes will not harm the 
overall aesthetics of the neighborhood due to the limitations on the size of the sign. 
 
The motion passed with a unanimous vote. 

 


	ACTION FORM
	BRYAN CITY COUNCIL
	December 11, 2012
	DATE OF COUNCIL MEETING:
	Maggie Dalton
	MEETING TYPE:
	CLASSIFICATION:
	ORDINANCE:
	STRATEGIC INITIATIVE:
	 BCD
	 PUBLIC HEARING
	 1ST READING
	 DIVERSITY
	 SPECIAL
	 CONSENT
	 2ND READING
	 EDUCATION
	 REGULAR
	 STATUTORY
	 GROWTH
	 WORKSHOP
	 REGULAR
	 IMAGE
	 INFRASTRUCTURE
	 PUBLIC SAFETY

	SUBMITTED BY:
	Development Services
	DEPARTMENT OF ORIGIN:

