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INTRODUCTION

Getting Ahead of the Growth

Blueprint 2040 divides Bryan and its ETJ irfi@istinct areas based on conditions, opportunities,
and character. The resulting neighborhood assessment yielggority areas and the Plan
recommends creating individual area studies for the priority neighborhobDds.West AreéArea 3
shownin Figure 1below) is the number two priority area identified in tH&pecific StudyArea Map
within the Land Use chapteffhs West Area study is intended to be a template for future area
studies as well as a roadmap for the west Bryan area and its ETJ.

The key element of this study is to proactively create land use and transportation strategies to
ensure orderly developmer®2 Yy A A 4GSy i 6 A (i KGivénKhe antidiizatéd pdp@ation SA & A
growth, undeveloped condition of the surrounding land, and geographic location near expanding
economic drivers, the West Area is well positioned for expansion. The purpose of this pdan i

assess at a micro level the appropriate land uses, transportation patterns, infrastructure, zoning and
branding of the area

Figure 1: SpecifiStudyArea Map

1| WEST AREA PNA



Study Areaand Context within the City

TheWestArea Plarencompases4,546 acresas shown irFigure2, lyingwell beyond the95-acre
site of thecore mixed use opportunity The area ibounded bythe Cottonwood Branch floodplain
to the north; W. Villa Maria Road, Turkey Creek and @igy Limits to the south; Wellbornand
Finfeather Road® the east and Jones Ral, Higgs Drive, Linda Lane and @igyLimitsto the west.

Although . NZE | ety &rowth patterns were —
historically to the south and easthe City has ~
recently experienced significant growth to th
west. Spurred by transportation improvement:
such ashe opening of State Highway 47 along wi
road and rail grade separation projectse recent
BioCorridordevelopmens such asthe Traditions
Neighborhood TAMU Health Sciendgenter,and |
ATLAS NB S OA RSy @de récdntmajodk
growth west.

The Bazos County Expo Center on Leonard RO]
while not located within the study areegpresents
another potentially significant influence upon
future developmentin the area. The expanding 1>
demand for thisfacility and its capacity to host
large eventsequires special consideration to the transportation network

Small Area Plan
Bounda

The existing transportation network provides a great starting point for development in the area.
State Highway 47 and Harvey Mitchell Parkway (FM 2818) run relatively-smuth and Leonard

Rd (FM 688) and W. Villa Maria (FM 1179) easst. In addition to their ability to carry traffic
through the plan area, business development along these roadways will continue. It will be
important to manage access to and plan for improvements to these fasjlgigch as ensuring that
sufficient rightof-way is preserved for future expansions. As all of these roadways are TxDOT
facilities, TXDOT will therefore be an important partner for future planning.

2| WEST AREA PNA
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AREA ASSESSMENT

The study area is predomantly vacant and rural in natureroviding ample room fodevelopment
growth. The ared @xistingtransportation network can suppothe early stages ofrderly growth
in the area.From the onset otlevelopment,medium and long range transportatigrianning and
right-of-way acquisitionwill be important to thesuccess of development aroura mixeduse

development coreWhile the study areaoverallis relatively flat, there is someariation in the

topographyalong TurkeyCreekwhich shouldbe preserved ad highlighted as natural amenity.

Preservation ofatural featureswould likelyencourage mee upscale development to occum

adjacent areasas ®en in the Traditions and Dominion Oaks neighborhoodo that end

development standardensuring suclieatures are protectedare important to implement prior to
development

Existing Land Use

Table 1shows a breakdown of . Percent of Total Percent of
L . Existing Land Use Acres A Developable Land
the existing land useFigure 3 Two-Family (Duplex) | | 83.6 35" ‘“’P“ < an
) L. L wo-Family {Duplex . 8% A%
illustrates existing uses within
. . . C ial 147.2 3.2% 7.7%
the study area which is mainl ~°""
located along major corridors | ndustrial 205.4 4.5% 10.7%
such aHarvey Mitchell Parkway| Multi-Family 110.0 2.4% 5.8%
(FM 2818) and W. Villa Marii[ Manufactured Home | 78.3 1.7% 4.1%
Road and consists of a xture 5. 117 0.3% 0.6%
of .tr.adltlonal residential sub- Open Storage -5 0T 0T
divisions duplexesapartments, =
. . Parks/Open Space 74.9 1.6% 3.9%
and retail uses. At the time of penep
this StUdy, the most intense Public/Semi Public 116.0 2.6% 6.1%
development within the study | Retail 47.9 1.1% 2.5%
area is a Walmartanchored by | right of way 432.2 9.5% 22.6%
25 acres of additional retail Pac| single Family 583.9 12.8% 30.6%
Slt-eS) located at N. Har\{e) Townhome 12.4 0.3% 0.6%
Mitchell Parkway and W. Ville.——
_ o Existing 1,911.1 22.0% 100.0%
Maria Road. The majority of the
area around theolanned mixed | ‘2™ . >8.0% )

Table 1: Existing Land L
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Developed Land Use

A graphic depictiorof the existhg land e can beseen inFigure 4 Of the 4,500 acres within the
study area, approximately 1,900 acres (42 percent) is developed in some capacity-fédimigle
residential remains the largest land use accounting for 30 percent of developed landoRigdy
remains the second largest category accounting for approximately 22 percent of developed areas,
and Industrial is the third largest developed land use accounting for nearly 11 percent. Each
remaining use accounts for less than 8 percent of the dgegldand. It is important to note that as

a development plan for the area is adopted and implemented, redevelopment should significantly
change some of the development patterns seen in the area today.

u Single-Family

|| Two-Family (Duplex)
- Townhome

I Mutti-Family

lj Manufactured Home
E Parks and Open Space

- Private Recreation
B rublic/Semi-Public
D Office

B Retail

- Commercial
- Business Park

- Industrial

! | Lake Bryan

m Vacant Building
E;i\ Open Storage

\ Vacant

Townhome 0.6% Two-Family (Duplex)

SingleFamily,30.6%

Right of Way22.6%

Figure 4: Existing Land Use Breakdown
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AreaChallenges

A large portion of the land within the study area lies outside of the Bryan city limits but within the

] AGeQa8 9EGNI GSNNAG2NRAIf WIZNAREARAOGAZY 69¢WO O Cd
would not follow patterns of efficiet and sustainable urban development unless the area is annexed

(and therefore regulated) by the City of Bryan. Such circumstances could set a negative tone for the
study area, particularly along the major corridors, and make it less desirable for the tfpe
development outlined in the Future Land Use Plan. It is imperative that the City proactively work to
bring key areas into the city limits to help ensure that the overall development plan vision is
achieved.

The true potential of the area will not beealized without a coordinated and cohesive land use
strategy. The area presents an opportunity to grow Bryan in a positive manner by including a mixture
of housing products and retail areas

AreaOpportunities

A strong trend ohew detached, single family residential developméiais beeroccurringin Bryan
The potential for new residential growth has caugkd western portions of Bryato become an
attractive area for investmentThis is @ieled in part by robust economic conditignthe general
growth of the area population, and availability of direct access to all City utili@sy of the vacant
parcels found in the study area are large, something that is attractive to-krgle residential
developers.With continuedarea growth, the study area will be optimal for quality residential
subdivisions.

State Highway 47 and Harvey Mitchell Parkway (FM 2818) will continue to increase in their
regional prominence, particularly as residential growth occurs and t€dridor develops over

the coming decades. These areas should be preserved for retail development and services which
will enhance the desirability of West Bryan. Industrial development would not be appropriate
along eithercorridor within the study areayut would be appropriate to the north of the area.

The area presents opportunities for New Urbanistmided S RS @St 2 LIYSy i ® 2 KAf S
Zoning Ordinance includes a mixeske classification, it serves asesrporary designation for areas

in transition and is not intended to be a permanent designation. This differs significantly from the
urban planning industry definition or the intent of New Urbanist mixsé. In the case of this Small

Area Plan, mixedse s defined as higher density development with an integration of commercial,
retail, and residential uses.

8| WEST AREA PlA



Downtown Bryan is a great example tife type of walkable environment that mixagse
RSOSt 2LIYSyd 270 Sy hiSonddl confest dlended ithythie héwy/uQes brought
about by its rebirth has naturally created a blend of uses in a desirable framework, one that attracts
LIS2LX S FTNRY | ONRPaAa GKS NBIA2Yyd 2KAES GKS (NI R
be replicated, areas for mixease development should be a part of the overall growth framework.
The ATLAS Texas development at Traditions will be a destination center of activity in the
southwestern area of Bryan that incorporates a mix of land uses within its approximatebci®0

site. Other mixeduse activity centers should be incorporated within the study area. The intersection
of Leonard Road and Harvey Mitchell Parkway is a prime location; particularly as the area matures
and theWest Areadevelops. Other intersections along Leod Road, such as Autumn Lake will
make desirable locations for mixetse development.

Existing Transportation Network

As the West Area grows and develops, it will become a significant contributor to high volumes of
vehicular traffic withn the area. Muk of the land inthis study area is not developed and there is
ample opportunity to work with developers to minimize parking and congestion issues. One of the
greatest threats to the vitality of the area in the future is the transportation network. Theyst

area has an existing framework of roadways that should be built and/or expanded to meet future
development needs, and create an effective and highly mobile transportation framework. Without
a special focus on transportation and mobility, developmenttgras will likely prove to be
roadblocks to future progress. The existing major roadways adjacent to the study aréaxa®
Department of Transportatio(TxDOT facilities. Therefore, TXxDOT will be an important early
partner in planning and implemenin roadway improvements. The Bryan College Station
Metropolitan Planning Organization (BCSMPO) will also be an important partner from a regional
transportation perspective. Any future roadway network must efficiently link State Highway 47 and
Harvey Mitchd Parkway, as well as W. Villa Maria Rd and Leonard Rd to provide regional access to
the study area.

Corridor Characteristics

FM 2818 (Harvey Mitchell Parkway), FM 1179 (Villa Maria Road), FM 1688 (Leonard Road), and State
Highway 47 are all owned and mtined byTxDOT. These roadwagse important to the study
FNBFQa 3INBgGK YR AlG Attt 0S AYLERNIIFYyd F2N 0°f
extension and enhancement of these key thoroughfaf@gure5 identifies 2015 traffic countor

the TXOOT roadwaysThese counts, when compared to roadway classificatiorfSgare D can

provide insight to the City and State regarding roadway demand and capacity.

9| WEST AREA FNA



City oF BryaN

The Good Life, Texas Style.”

Study Area
Traffic Counts

Source:
TXDOT Traffic Counts (2015)

® Traffic Counts

m Area Plan Boundary
w'd Bryan City Limits

Figure5: Study Area Traffic Counts

N

0 0.25 0.5 1 Miles

T FREESE
A :NICHOLS

10 |WEST AREA PLAN



Harvey Mitchell Parkway (FM 2818) is the only nahth thoroughfare crossing through the study
area and also the highest intensity traffic through the area. At its largest existing section, it is a
divided roadway with two travel lanes, and left and right turn lanes on each side. Ultimate roadway
configuratons will take the roadway to a fodane divided limited access roadway with a grade
separated interchange at Leonard Road.

Leonard Roa@FM 1688)s currently a twdane road with no median, shoulders, or curti€xtends
through thestudy areafrom StateHighway 47 to Bittle Lane before becoming Groesbeck Street.
Land is sparsely developdith a rural feel) ér the majority of LeonardRoad though there are
pockets of residential areas. Most of the structures on Leonard Road, wheth&temésl,
commercial, or industrial, are manufactured or prefabricat€de existingonfigurationof Leonard
Road will not be sufficient to handike increase inraffic associated witlthe West Area and higher
intensity development opportunitiedPhasedmprovement of Leonard Roaftom Finfeather Road
to State Highway7, shauld be planned and implementatirough coordination with TXDOT and the
BCSMPQAccess management will be an important design featuhen improving Leonard Road
to efficiently and afely carry expected increased traffic volumét is currently abutted by many
private,non-conforming, substandardrivewayswhich will impede the flow of future traffid=inally

it should be clearly definefilom the outset that Leonard Roattom Sate Highway47 to Finfeather
Road will become a major community gateway on par with West Villa Maria Résd major
gateway it should be designed withappropriate amenities.Forwardthinking designand
implementationfrom the beginningwill prove more fisally responsible than retrofitting later.

Villa Maria is a twdane, shouldered road as it interse®ate
Highway 471t expands to become a four lane thoroughfangth
center turn lane, curbs, sidewalks, and streetliglas it goes |
east towards BryanThis added capacity is important becau
the area supports several subdivisions, apartment complexes
elementary school, and shopping center of big box stores nji#&
its intersection with FM 2818. This capacity continues thro ‘
the remaining two miles of the study area where Villa Mat_= ' g

ONRP&&aS& dzyRSNJ CAYTSFEGKSNI 5NA IS lade coned ShouriLIY Sy (
be extended from its current terminus near Kimmy Drivé&tateHighway 47Since the opening of

Sate Highwayn T | YR GKS RSaA3aylaAazy 2F (GKS Attt all
business district, Villa Maria has served as the primary western entrance into Bryan.

~W. Villa Maria Road

11| WEST AREA RlIA



Physical Featurekfluencing Development

Natural Features

The watershed bsins in the study area are shown Figure 6 The pre@minant area of floodplain

is found along the southern portion of the study area with Turkey Creek and its tributatigsey
Creek has a very narrow floodplain; as the banks of the creek are oftensieep and flows are
contained in the channel or just outside of the banks order to maintain current creek shoreline
and prevent erosion, it is recommended that the City protect the natural vegetation that flanks the
floodway by establishing a crebkffer for development.These areas coukkrve as a considerable
amenity througlout the areaby incorporating open spasand passive recreational trailSurkey
Creek continues southwest whereflbws into the Brazos RiverA second area of floodplairs
located on the northern side of the study areethe Cottonwood BranciThis area ofow-lying land
serves as an optimal natural barrier to separate industrial activity occurring to the north from
potential residential development to the south.

The tgographic variations generally divide the study arda ithree drainage basing.he Burton
watershed basiis generally located along the eastern boundditye Cottonwood Creek watershed
basin generally supports much of the industrial development in théhern area The Turkey Creek
watershed covers most of the area south of Leonard Rd&d.impacts of potential development

for stormwater unoff from additional impervious surfacesill be important in this areaFlood
mitigation within this watershedsk critical particularly as development occurs in the upper reaches
of this creek. A regional stormwater management strategy, utilizing and highlighting the natural
features of the land, should be developed for the study area. Such a system could seotke as b
amenity as well as an incentive to large parcel development.

Man-Made Features

The city limits boundary covers most of the eastern and southern areas of the study area. However,
much of the central area along Leonard Road is not within the ciiisliis discussed previously,
GKA&a fAYAGA GKS /AGeQa FtoAaftAGe G2 O2yGNBRf | yR

A prominent maAmade feature within the study area is Harvey Mitchell Parkway. Adjacent to this
is a network of high pressure gipelines. The pipeline easements may provide opportunities to
incorporate bicycle and trail facilities. The City might consider utilizing these easements and connect
residential areas to natural areas like Turkey Creek Trail.

12| WEST AREA RlNA
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RECOMMENDATIONS

FutureLand Use

¢KS 2S8ad ' NBI tflyQa CdzidzN®S [lYR ' &S al L] NBFf €
Figure 7. As part of the Comprehensive Plan, the land use scenario presented in the map and text
above are intended to serve as a guide decisionmakers to use when evaluating potential and
proposed development in the area. Decisions concerning land use, including requests for change of
zoning classification, extension or improvement of infrastructure, parks, and transportation
decisions sbuld all refer to the Future Land Use Plan in order to manage the growth in the area
encompassed by the plan.

Land Use Opportunities

Commercial and retail development should be concentrated in key areas in an effort to make certain
that development aroundhe West Area is high in quality and meets the needs of Bryan residents.

As a result, the Future Land Use Plan concentrates higkensity commercial uses and community
services at major intersections. This creates commercial and retail nodes alongmeaparghfares

GKIFG OFLAGEEAT S dzll2y GKS aidiiexas ARMIBhivaraity Héalth y y S R
Science Center, Brazos County Industrial Park and the BioCoAgldepicted on the Future Land

Use Map, nd-density development is generallydated between pockets of high intensity use. From

an area perspective, lowensity use (mainly residential) comprises almost a third of the study area.
About half of the proposed lowlensity residential area currently lies outside the limits of the City

of Bryan. The following suggested additions to the land use framework are the most significant
OKIyasSa FTNRBY . NBIyQa SEAalGAY3d flyR dzAS LI 4GGSNYy

A large area for mixedse development is depicted on the Future Land Use Map. This msed
area & intended to leverage the highly visible location alopg
Harvey Mitchell Parkway at Leonard Road. The additior] = ulel:
mixed-use opportunitieswill also increase the prominence P
this location. It is envisioned that this area be designed Hi e
characteristics imilar to Downtown Bryan a walkable area [
with public spaces and strong sense of place. Residerfsss
apartments should be a component of the mix within t =
area. Autecentric commercial development may be locat
along Harvey Mitchell Parkway as long dee tcore of

the area remains oriented to the pedestrian.
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In contrast to stripcommercial development that defineg
YEye 2F . NBlIyQa SEAaGAyYy3d

service retail activity are strategically located throughout t
Future Land Use Map. These nodes are primarily at
intersections within the area. They are intended to provig
services to the neighborhoods in which they are located 3
are designed tde much less intensive in nature so that the
can be effectively integrated into the neighborhoo

framework. These areas would include restaurants, dry cleaners, local shops, a bank branch, and

similar lowintensity uses.

Market Assessment

The existinghealthy growth rate of residential developmerand the additionof higher intensity
development in the West Areaill undoubtedly spark development in tistudy area All of Bryan
College Station is undergoing growie land around thédentified mixeduse opportunitiesbeing
sparsely developed, has been projected to capture much of that grdwt?015, he BryarCollege

Station Metropolitan Planning OrganizatiofBCSMPPprojected that the ten Traffic Area Zones
(TAZsjhat make up the West Areaould gain roughly 16,000 residents, 2,100 office workers, and
1,400 retail and service employees from 2015 to 2@4€ll within the planning horizon of this area

plan. These market projections are based on data from the BCSM#D5 25year transportation
plan, which projects growth by traffiarea zone for the entire region.

Assessment

A market assessment provides insight it projected growth and demographics in an ayaad
land use demands associated with that growth. This is an important stedpmbehe community
understand itself so that it can adequately plan for the future.

The West Area Future Land Use Mapas developedindependently ofthe BCSMPO projections.

Upon analysis with projection software, Envision Tomorrow, it has been deterrttia¢gotential

development could far exceed what was projected by the BCSMPO. This indicates that growth

demand, rather than space, is a limiting factor to development in the study area.

16| WEST AREA RIA



Traffic Area Zone

170

175

193

157

New residents 86 |0 3993 | 2140 3423
New Retail and Service Employment 100 | -31 543 |99 207
New Office Employment 886 |-1 23 5 1045
Residential Development Needs (1000s of sq| 62 | O 2874 | 1540 2,464
Retail Development Needs (1000s of sq ft) 65 0 353 64.3 134.55
Office DevelopmeinNeeds (1000s of sq ft) 637 |0 8 1750 665.75
Traffic Area Zone 211 220 233 234 247
New residents 0 0 0 3457 2841
New Retail and Service Employment -1 553 0 343 -30
New Office Employment 31 275 49 6 -40
Residential Development Needs (1000s of sq| O - 0 2,489 | 2,045
Retail Development Needs (1000s of sq ft) 0 359.45 |0 22295 |0
Office Development Needs (1000s of sq ft) 10 96.25 |17 2.1 0

Table 2: 2040 Population, Employment, and Square Footage Projections

Table 2 shows that there is significant growtprojected for the study area. The results suggest
intense development pressure, especially for new housing in TAZs 210 and 234. These Transit Area
Zones are depicted iRigure8.

17| WEST AREA RLA
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Figure 8: West Area and Surrounding Area Traffic Area Zo

Projections

Asshown inFigure8, six TAZs are completely withincafour more are partially within the study
area. The land use and growth projection modeling shows significant growth in the study area,
especially in new residents: nearly 16,000 new residents are projected, more than double the
current number. Some araaare projected to lose employment (such as TAZ 170) while others are
projected for substantial employment growth (such as TAZ 157 and 210).

Projections for developed and undeveloped space demands were made based on this forecasted
residential and employm& growth. Existing development projections were calculated using
current ratios of population to developed space. Bryan currently has one resident per 720 square
feet of residential development, one retail worker per 650 square feet of retail and ore efbrker

per 350 square feet of office space. The analysis for future growth suggests intense development
pressure, especially for new housing in TAZs 175, 210, 234, and 247. Those four TAZs are all mostly
undeveloped, so they should be able to absorb rewusing.
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The market assessment reveals that the study area has a large capacity for growth of residential,
commercial and mixed use expansion. Residential development will increase population while
commercial and retail development will increase jobthim study area. Mixed use development will
increase both population and jobs. Traffic will increase as a result of all three. Developifieetd

city budgetsby increasing demand fomunicipalservices such as water, wastewater, and street
maintenance,emergency services, and trash pickup the interest of a financially sustainable
community, any development that occurs must be of a standang@hichits value produces sales

and property tax revenuéo both support the added expense to the citizensBrjan as well as
contribute to providing fomunicipalservicesCommercial orresidential growthin the community

will contribute added revenue; the key to communityde financial sustainability is that new
growth contributesmore than it cost¢o suppot and maintain

The Envision Tomorrow model, used for this Small Area Plan, shows the result of a fidubinld

the manner depicted by the Future Land Use Plan. FullJouitdvithin the confines of the Future
Land Use Plan would mean complete devetept of all developable areas to the highest density
permitted in each land use category. It is important to note that modeling such a scenario is for
forecasting purposes only and will not occur within the timeframe of this Small Area Plan. The
forecastirg model shows that there is more than enough capacity in the study area to accommodate
the reasonably expected level of development pressure. Based on the Envision Tomorrow model,
when fully built out the study area could accommodate an additional 65,@8dents (50,000 more

than are currently in the area). This is more than double the projected level of population growth
during the planning horizon of 2040. Likewise, there is capacity for far more office, retail and
commercial space (which carry emplogm opportunities) than currently projected.

The fiscal impact analysis from Envision Tomorrow modeling suggests that developing the study area
G2 FdzZt o0dAfR 2dzi ¢g2dzZ R yS3IAFiA@Ste FFSOG GKS
timeframe of the year 2040, it is nonetheless helpful for the city to know that full buildout of the
study area could place economic pressure on the city if the Future Land Use Plan were followed
exactly. The model shows $40 million in additional tax revenueualh against $50 million in

annual expenses. Note that the revenue projections were calculated with the assumption that
development would generate income proportionally with the rest of the city. This incurred deficit
would occur because low density rdsntial use makes up the highest percentage of land use in the
d0dzReé FNBFT NBEAARSYGAIf LINPLISNIe& GlFESa Odz2NNByY
budget. Sales tax is as important as residential property tax; however, the proposed percehtage o
NBGIFAE dzaSa Aa y20G Sy2dzaK (G2 o6daAfR | aktéexSa al
revenue, such as licenses and fees, grants, and charges for services, were also included in this
assessment.
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The balance of residential ambn-residential usesis an important consideratiorAs thestudy area
grows and develops, a number of considerations will be beneficial in balancing the proportion of
residential b nonresidential uses, including:

1 increa® the percentage oheighborhood servicase to generate more sales tax

1 considercatalyst projecs that would spur higher density mixed use development

1 increa® the percentage of higher density residentidevelopmentto generate more
property tax

1 adapt the taxation system as this area dey;

1 continue emphasis on tagenerating businesses and industries along the BioCorridor and
industrial park;

1 make up the difference througtetail centers in other parts of the citgnd/or

1 considerdevelopment of @aechnicalschool (recommended in thedlcation Chapter) in the

study area to strengthen existingnd future educational synergpetween¢ SEI & | 3 a Q3

campu®s (Health Science Center, RELISS, and the flagship caBtipnsfollege, and Bryan
ISDandincreasestudentoriented development.

It isdifficult to forecastrevenuesand expenditures incurred by thetudy areaaside from a full build

out scenario because revenues and expenditures will vary depending on what land uses develop

first. The City should commission further scenaspecificfiscal impactassessment if additional
study is desired.

Table 3and Figure9 show the breakdown of the study area future land useommendations
Overall, low density residential remains the largest land use accounting for approxir3dt@ly
percent. Indudrial land use accounts for the second highest percentégel4.7 perceni. The
remaining law uses, with the exceptions of neighborhood services and mised each account for
roughlyeight to ninepercent of the total land usesThisindicatesthat the FutureLand Use Plais
diversified and accommodates a variety of different land use typeshould be noted that
floodplain accounts for roughly spercent of the total land area and should be utilized as parks,
trails, and open spaces.
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Land Use Acres Percent
Commercial 414.6 9.0%
Floodplain 405.6 8.8%
High Density Residential 382.4 8.3%
Industrial 675.7 14.7%
Low Density Residential 1572.4 34.2%
Medium Density Residential 394.7 8.6%
Mixed Use 338.2 7.4%
Neighborhood Services 148.4 3.2%
Public/Semi Public 268.2 5.8%
Total 4600.2 100%

= Commercial
Floodplain

= High Density Residential

= [ndustrial
Low Density Residential
Medium Density Residential
Mixed Use

= Neighborhood Services

= Public/Semi Public
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Table 3: Study Area Future Land Use Distributi

" 5.8% " 9.0%

7.4%

8.6%

34.2%

= 8.3%

" 14.7%

Figure 9: Study Area Future Land Use Breakd



Housing

As discussed in the Market Assessment section, significant growth in residential development within
the study area is anticipated. Over the next 25 years, the Bryan College Station Metropolitan

Planning Organization (BCSMPO) projected that an additional 16,000 residents will call the study
area home. The market assessment shows that additional growth pressures make it extremely likely
that the area will grow beyond this projection.

The Future Lrad Use Plan projects that the study area can capture approximately 4.9 million building
square feet of residential space over the next 25 years. This is a significant amount of new residential
development and has the potential to redefine development pattein Bryan. It is imperative that

a diverse range of residential types be included within the study area.

The Future Land Use Plan includes a variety of residential land use types. The intent is that a diverse
housing mix be created within the study arddedium density residential is intended to account for
townhomes, patio homes, zetlot line homes, traditional neighborhood design, and other quality
products; while high density residential is intended to account for apartment communities. Mixed
use ar@s are to incorporate housing and smaller retail/neighborhood services either in the same
building or on the same property. Typically, this is in the form of horizontal ruzed(where
residential buildings are included intermittently with retail and o#fidevelopment), or vertical
mixeduse where residential apartments are placed above-fistr retail. Ultimately, the diverse

range of housing products and densities will create the rooftops necessary to support future retalil
development throughout thestudy area.

- Example

Low density residential is indicative of traditiongfis
neighborhoods within Bryan. It is envisioned that low densf
residential within the study area be higluality, and a §
continuation of the development patterns aecing within %
the Traditions Development (open space, natural areas al€=
corridors).
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Medium Density Residential

Historically, medium density residential development SER ][
Bryan has taken the form of townhomes or tstory
apartment complexes. Wetlesigred medium density
housing can create stable and thriving neighborhoo
Medium density residential within the study area
envisioned to permit townhome and patio hom
developments. Townhomes are singémily attached
dwelling units, and patio homes agenerally singldamily ==

detached dwelling units on small lots. These types of residential options are growing in popularity
among emptynesters and young families without children due to the small yards and low
maintenance. Medium density residential ared®uld require the provision of open space, parks,
neighborhood amenities, or increased overall aesthetics in subdivision design.

High Density Residential

High density residential generally refers to apartmer
that are three or more stories in héig There are many
areas reserved for high density residential depicted wit
the Future Land Use Plan. This is to provide bq
workforce and student housing. High density resident|
also helps to create the rooftops necessary to supp
commercial and etail activity. This becomes especial
important if large areas of lowensity residential are alsg
desired. High density residential uses are often used
buffers between lower density neighborhoods and more
intense commercial activity. Moreover, higlertsity residential is desirable in or near mixesk

developments. To ensure loagS Nl a4 dz00S&aa FTNRY GKS O2YYdzyAileé Q:

that new high density development be designed and constructed to the highest standard possible.
Urbanstyle apartmentsshould beencouraged.This apartment type typically has densities over 20
units/acre. In addition, grking areasare typicallyplaced internally or to the rear of lots so that
building fronts can be located adjacent to the street. Amenitiesluding common open space,
pools, access to trails, and structured parking should be required

23| WEST AREA RlA



Low Density Residentidxamples




Transportation Framework

An updated Citywide Thoroughfare Plan is a paftBlueprint 2040Relevant updateas they relate
to the Small fea Plan include:

1 Autumn Lake extended to Linda Lane as Major Collector

1 Beck StreéBhiloh Avenueextending to State Highway 47 as Minor Arterial

1 R.A. Galindo Parkwaxtending to Leonard Road as a Minor Arterial

1 Jones Roadxtended to link State Highay 47 and N. Harvey Mitchell Parkway as Major
Collector

Linda Lanexending to N. Harvey Mitchell Parkway as Major Collector

1 New Minor Arterial connecting W. Villa Maria to State Highway 21

1 Interchanges along State Highway 47 at Beck Street, Leonad] &whW. Villa Maria Road

=

. NEFYQa KAAG2NRAOIFE NERI Rg I avesycBrinectvilyJTheltdangpdréatay” a
framework within the study are& envisioned t@voidthis shortcoming The proposed framework
creates a network of north/soutland east/west roadways that provide access to Harvey Mitchell
Parkway (FM 2818) an&tate Highway 47 (Figure D). This expanded networkwill better
accommodate planned growth.

Small Area Plan Functional Classifications
{ dzLJIS NJ ! NI SiplikOfVay) o MmH 1 Qb w

Super Arterials aréour-to-sixlane divided, limiteeaccess roadwayd.heir speeds are able to be
much higher than other arterial roadways due to their limiactcess naturéWithin the study area,
N. Harvey Mitchell Parkway is the only Super ArteTihls roadway will evanally be constructed
as a foudane divided roadway throughout its entiretit. will have gradeseparated interchanges
within the study area at Leonard Road and Villa Maria Road. \@takeHighway 47 is not within
the study area bundary, it will eventually be designed as a limimrtess highway with grade
separated interchanges at Leonard Road and Villa Maria Road.

25| WEST AREA RlNA

Kl



FigurelO: Study Area Thoroughfare Mag
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