











SW Bryan Highest and Best Use Study

Texas A&M Health Science Center

The Texas A&M University System Board of Regents, on December 1, 2006, authorized acceptance
of a gift of 200 acres along S.H. 47 in the City of Bryan for construction of a new campus for the Texas
A&M Health Science Center. The future Bryan campus will allow consolidation of all Brazos County-
based HSC components and programs and allows room for extensive growth. This land will be used
for the Health Science Center (HSC) consolidated campus. This site will be the first major TAMU pres-
ence in Bryan in 130 years. The ground-breaking for the HSC Bryan Campus was in January of 2008
and the first two buildings, the Medical Education and Research Center and the Health Professions
Education Center are scheduled for completion in 2010.

The new campus will be located on a 200-acre tract of land along S.H. 47 in west Bryan. A master
plan has been designed to reflect a distinctive campus layout (see images below) that ties with
surrounding developments, such as The Traditions and planned commercial centers and residential
neighborhoods. This project currently involves several development partners, with the idea that the
new HSC campus should be properly planned and designed in harmony with the surrounding area,
and lead to complementary developments along the S.H. 47 corridor.

From an economic development standpoint, the Health Science Center Campus is a frue long-term
investment for the City of Bryan. This new medical campus will set the tone for future development
of the S.H. 47 and West Villa Maria Road corridors on Bryan's southwestern edge. According fo in-
formation provided by the HSC, the actual total economic impact of the HSC on the Bryan-College
Station community is estimated at $1.035 billion by 2010. Clearly, the magnitude and quality of this
investment in the study area will generate opportunities for new growth in the area that will likely
provide a quick and complete return on investment within the next several years.

HSC Site Plan and renderings
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Il. Inventory Analysis

As an important first step in the development of a land use vision, the planning team conducted
an inventory and analysis of the existing conditions in the study area and local marketplace
to determine the key issues and opportunities that will influence the final plan development. A
comprehensive review of existing physical conditions in the study area was completed, as well as
a review and analysis of current market conditions and interviews with local stakeholders. A brief
summary of our findings is provided below.

Market Study Conclusions

Appendix B provides a full examination of these trends for the City of Bryan, and more particularly
for the Bryan/College Station market, as well as the complete market investigations for a broad
range of potential uses for the study area. The following represents the major findings concluded
during the research and analysis of the market study.

The amount of undeveloped and unplanned land contained within the S.H. 47 study area, combined
with the existing and planned land uses such as Traditions and the Texas A&M Health Science
Center (HSC), creates possibilities for a variety of potential compatible future uses. The planning
team conducted research and analysis to arrive at market-based projections for supportable land
uses in the study area. These projections are illustrated in units and square footages in Table 1.
Some explanatory notes for different land uses follow the table.

Summary of Estimated Market
Supportable Future Land Uses

Period in Years

Land Use Category

Oto5 || 5t010 | 10to 15 15 + Total

Single Family Housing (units)

Under $150,000 135 100 20 0 255

$150,000 - $249,999 20 75 150 150 395

$250,000 and above 120 120 75 100 415
Senior Housing (projects)

Active adult / independent living 25 25

Congregate living 250 250

Assisted living / skilled care 75 75
Multifamily Housing (units) 0 100 125 300 525
Commercial — Office / Flex (sq.ft.) 25,000 150,000 | 150,000 | 250,000 | 575,000
Commercial — Retail (sq.ft.) 1,500 85,000 25,000 40,000 151,500
Commercial — Lodging (rooms) 100 420 0 0 520

Source: CDS | Spillette

Estimated Market Supportable Future Land Uses Table
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Single Family Residential Land Use Notes

1. The research indicated that the prevailing perception of the quality of public education
activities and facilities in the study area willhave asignificantimpact onresidential development
forecasts, particularly in the mid-price range home category. The single family housing
projections for the $150,000 to $250,000 are based on the anticipated improvement in the
public perception of Jane Long Middle School. Additionally, the demand from middle income
retirees / empty nesters will drive this market segment. It may include both standard detached
homes and denser product, such as patio homes or fownhomes.

2. Single family housing under $150,000 is expected to taper off after 10 years due to land price
increases.

Senior Housing Land Use Notes

1. Actual unit count and specific housing product of each senior living component is difficult to
estimate, but the analysis indicates that a market for the various Senior Housing product types
exists.

Multi-Family Residential Land Use Notes

1. Multifamily housing built between 5 and 15 years out is projected to be oriented to HSC students/
employees and may be located on HSC property. The demand and support for the more
typical apartment complex (not collegiate campus apartments) is anficipated in the later
years.

Commercial Land Use Notes

1. The Office land use projections are based on the following assumptions: (1) the property owners
in the northwest quadrant of the Villa Maria and S.H. 47 intersection will proceed with their
proposed, owner-occupied office space; and (2) a planned office park, with gradual market-
based buildout rates, will locate in the study area in the vicinity of HSC.

2. Retail projections assume that a grocery-anchored neighborhood center will be supportable
in the next 5 to 10 years as additional residential units are created in the area. The grocery-
anchored center will then be followed by additional neighborhood retail in later periods.

3. The Lodging land use projection for 5 to 10 years assumes (1) the Melrose Partnership and
developer proceeds with their proposed 120-room Lodge facility at The Traditions Country
Club, thus absorbing some of the potential market demand; and (2) a new full-service, mid-
priced hotel with meeting facilities project is supportable in the study area, if and possibly only
if, a developer or property in the area is first to market with this type of development.

Stakeholder Interviews

The planning team interviewed several local stakeholders (property owners, developers, real
estate professionals, etc.) to gain additional insights into the issues and perceptions that could
shape the planning and development opportunities in the area. Outlined below is a list of major
highlights and conclusions resulting from these discussions.

Land Use Planning Issues/Comments

1. Preferred uses in the area mentioned by the stakeholders are as follows: boutique hotel,
high end residential, mixed use, neighborhood retail, office, active adult, grocery stores, and
athletic facilities.

2. Walkability and connectivity to the HSC site are important factors to consider in the overall
design and planning of the area.

3. The HSC development is planned with the idea of a “campus in a forest” concept, where the
unique and sensitive environmental features of the site are preserved and promoted through
the site design.

B :

Crry oF Bryan



SW Bryan Highest and Best Use Study

4., Completion of the entire HSC campus is scheduled for 2020.

5. A crifical mass of overall development may be a crucial component in order to determine
related land uses. Many of the commercial uses that might result in the study area will require
the demand and purchasing power created by the employees and visitors to the HSC and
an increase in the overall number of homes in the area, thus a phasing plan for associated
development in the area may be warranted. This phasing should be concurrent and
coordinated with the overall HSC timeline.

6. Mixed-use development may be best located along Raymond Stotzer Parkway.

Design Issues/Comments

1. Most of the interviewees favored mixed-use developments, development design standards,
landscaping and softscaping for projects in the study area. They were not opposed to stricter
design guidelines for private developments in the study areaq, as long as the City maintains its
ability to provide streamlined approval processes for developers. The straightforward approach
and timeline for gaining action on a development proposalin Bryan is one of the City’s strongest
competitive advantages over the College Station area. Enhanced design standards are not
objectionable unless they begin to lengthen or confuse the process by which land use, zoning
and site plan approvals are granted.

2. Stakeholders suggest Bryan look at using a point system method of providing objective
development reviews and approvals to incentivize developers and create high design
standards for study area.

3. Landscapedentrywaysand designfeaturesforthe majorroadway connectorsandinterchanges
were mentioned frequently. The exact nature and quality of these gateways and designs
were not easily defined by the parficipants. However, the Princeton campus was offered as an
example, which includes tree lined parkways, sidewalks, large free canopies, and landscaped
buffers for buildings and roads.

4. Stakeholder's feel that the development trend for the area should be less urban and more
suburban.

Miscellaneous Issues/Comments
1. The public schools, which serve the current and future developments in the study area, are
perceived to be inadequate. This perception, wether it is based in fact or on rumors, can
potentially hinder the maximizing of development values or absorptionratesifitis not addressed.
It will be important in the future to improve the perception throughout the community of the
schools in Bryan, i.e. improve “social infrastructure”.
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Summary of Planning Influences

The Summary of Planning Influences exhibit (on the next page) provides a graphic illustration of the
major factors that will influence the planning and design of public and private developments in the
study area. The following is a summary of these “planning influences.”

Preservation of Environmentally Sensitive Areas

Natural drainage ways and densely vegetated areas characterize much of the western portions of
the study area. The plan should ensure that these sensitive areas are protected and possibly use
the HSC planning and development model/approach of “campus in a forest” on development
sites that contain these sensitive areas.

Influence of Airport Approach Zones

Although the current approach zone restrictions will likely not inhibit near term development
proposals, the long term growth of the airport (and possible expansion of approach zone cones)
or the potential heights proposed for buildings in these zones may restrict the long term viability of
certain uses.

Influence of TAMU Research Park

This research park represents a potential, direct competitor to the development types identified in
the market study. The study area is a viable, competitive location for these uses, but the overall
design standards within the study area will be critical competitive factors also.

Impact of Health Science Center

The overallimpact of this development and The Traditions can not be underestimated or overlooked.
These properties have established a quality standard for new projects in terms of development
design standards and have created the opportunity for synergistic developments within the area.

Influence of TAMU (Main Campus to HSC to Riverside Campus Connection)

The S.H. 47 corridor could become the new connecting link among these influential uses and the
corridor’'s overall “feel” and design concept should be elevated to the importance it holds in
providing and enhancing the potential physical, social and aesthetic connections to TAMU campus
sites and the City of Bryan.

Civic Uses in the Study Area

The presence of public and private schools, the Expo Center and the proposed TAMU Cemetery
at Harvey Mitchell Parkway offers an opportunity to anchor the potential planning and design
concepts in the study area due to their long term stability and ownership as a public use.

City-Owned Property in Key Locations

Bryan's stake in the planning effort is clear when ownership patterns are examined. The City’'s long
term interests must be paramount in the Plan, because their short term property interests could be
contrary to the long term maximizing of overall values in the broader study area.

Influence of Roadway Infrastructure

The current and planned roadways in the area have a significant land use impact due to the
limited access across S.H. 47. The nature, location and design of access and cross-connections to
S.H. 47 will be critical components in the overall land use and design vision.

City of Bryan Waste Water Treatment Plant
This infrastructure improvement will enable the maximizing of long term value in the area by
providing needed sanitary sewer service to the study area properties.
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Insert Planning Influences Map
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lll. Alternative Land Use Plans

The following pages illustrate two alternative land use plans that were created for the study area
based on the analyses and findings of ourresearch. Afterreview of these alternatives, the planning
tfeam and the City determined that the land use concepts and patterns depicted in Alternative 1
were preferable.

In general, these land use alternatives offered two approaches to the siting of the market supported
land uses indicated in the market study. Key elements of each land use alternative are provided
below.

Alternative 1 Land Use Plan

Key elements of Alternative 1 include the following:

* Expo Center anchors western entrance to Medical Parkway which starts at S.H. 21.

* Mixed Use Neighborhood serves as focal point forlocalretail/services/offices. Grocery-anchored
retail center with urban form.

* Natural areas and The Traditions serve as good backdrops for higher density residential
(apartments, townhomes) on Villa Maria.

* Sensitive environmental design features and principles are to compliment the “Campus in a
Forest” design concept for HSC. Strict design standards to preserve natural features.

e Cross connection at S.H. 47 provides needed access to research/flex/office space area.

* A 'Traveler’s Village' concept of regional uses with urban density and form. Uses could include:
hotel, senior/congregate complex, restaurants, and gas/food services.

* Research Park serves as a logical intellectual and land use extension of HSC and TAMU. The
form, density, and style of this area should be more suburban in nature.

* TAMU Cemetery serves as eastern anchor to Medical Parkway.

Alternative 2 Land Use Plan

Key elements of Alternative 2 include the following:

* Villa Maria interchange area becomes centerpiece in the Medical Parkway. Serves as the
regional and local hub of retail and services (i.e. retail, restaurant, hotels, gas, etc.). It is the
gateway into Bryan.

* Residential uses along Villa Maria targeted at 6-8 units per acre (attached and detached).

* High end research/office sites near HSC that require good, but not great, access and visibility.
Build-to-suit office (and limited retail/services) sites with great access and visibility to Parkway
and HSC.

* Traditions remains a residential community and continues to build critical mass of buying power

in the area. Possible apartment site at south end.

Research/flex areas to accommodate forecasted demand for this land use type.
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Insert Alternative Plan 1
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Insert Alternative Plan 2
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IV. Proposed Land Use Plan

Infroduction

The City of Bryan has a unique opportunity in the S.H. 47 corridor to establish a coordinated land use
plan and design standards to create a new and exciting growth area and gateway into the Bryan
ared. The Land Use Plan, presented in this chapter, seeks to maximize the return on investment that
the City has made in the area over the last ten years by providing a set of land use categories that
are supported by the market and arrange them in a pattern that respects the physical conditions
in the area and the current and future transportation access characteristics of S.H. 47. Finally, the
highest and best value of all properties in the area will be created and stabilized by the development
and implementation of design guidelines for all developments in the area, both public and private
in order that a connected and visually-appealing area is created.

To this end, the proposed Land Use plan recommends the City adopt two crucial elements thaf,
when combined and used in tandem, will help to ensure quality, coordinated and high value
land uses in the area. The figure below provides a graphic illustration of the Land Use and Design
elements that form the Regulatory Framework for the Plan. First, the Land Use Concept Plan, and
its corresponding Land Use Characteristics and Guidelines, establish the framework of land use
regulations (i.e. uses, bulk standards, scale, and densities) of the proposed land use classifications
arranged within the study area. This information is to be used by developers and the City to guide
future land use and zoning decisions in the area because it provides an overall concept or land
use vision for development of the area that supports the social and economic development goals
of the City.

Land Use Framework

Land Use
Concept Plan

b4
Land Use
Characteristics &
Implementation
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Second, the Design Concept Plan, and its corresponding images/examples of key design elements,
provides an overall vision for the design and aesthetic qualities and aspirations for the S.H. 47 corridor
area. Key design elements are identified in the Design Concept Plan and this Plan should be used by
the City and developers as a supplementary tool for developing properties in the area. The Design
Plan includes design ideas for key public realm improvements (i.e. road standards, greenway trails,
etc.), that are to be developed in the area to raise the overall standard of community infrastructure
and thus promote higher quality development projects. These concepts and design features
will provide a necessary framework of aesthetic enhancements and development standards for
new projects in the area, thus promoting developers to achieve a level of quality in their private
developments that are already visible and in place in the design level and care exhibited in the
public realm.

Finally, both the Land Use element and the Design element of the Plan come together and are
connected via a set of proposed S.H. 47 Corridor Design Guidelines. This final regulatory and design
tool would be developed and implemented by the City and be applied to all new projects in the
study area. The design guidelines would not mandate quality design and/or particular site/building
standards, but instead, recommend guidelines for developers to follow that would allow the unique
character and design of their projects to mold, fit and connect with the other public and private
developments in the area, thus ensuring a uniformity of value and development quality throughout
the area without the necessity of the sameness of identical design character.

Goals and Objectives of the Land Use Plan

Ultimately, the proposed Land Use Plan for the S.H. 47 corridor intends to provide a land use and
design framework for the area so that the following goals can be achieved. Any and all future
proposals in the area should be evaluated against these goals and the degree to which the
proposal fulfills them:

* Developments should create maximum (highest and best use) land values for the property and
for the overall study area in order that the long term stability and prosperity of the area can be
realized. Short term maximization of property values that do not lead to long term maximizing
of overall community and land values in the area are not encouraged.

* Developments which create local employment and jobs are of paramount importance.
Proposals which assist in generating employment and businesses that provide well-paying jobs
are to be encouraged.

* The design and quality of development proposals should match the aspirational qualities of the
design intent, consistency and quality of key developments in the area (Traditions and TAMU
Health Science Center) and be consistent with the S.H. 47 Design Guidelines to ensure a long-
term, mutually-beneficial gain for all properties in the study area.
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Land Use Concept Plan

The proposed Land Use Concept Planreflectsa comprehensive and coordinatedland use pattern for
development in the study area that encompasses the study goals and objectives. Implementation
of the Plan will occur over time, but the principle of creating a balance between the highest and
best use of land and the overall design and value of the broader study area must be constantly
nurtured and evaluated on a day-to-day, week-to-week basis throughout the process of build
ouft.

The Land Use Concept Plan contains eight (8) land use classifications that are further illustrated on
the Land Use Concept Plan Map (next page) and further described in the Land Use Characteristics
chart which follows the Map. These land use areas are coordinated in their location, uses, densities
and overall design features to create an integrated and flexible framework of potential uses for the
community. Key elements of the Land Use Plan include the following:

* The existing Expo Center (designated as a Civic land use area) anchors the western entrance to
the ‘Medical Parkway’ district of Bryan which starts at the intersection of S.H. 21 and S.H. 47.

* A Mixed Use Neighborhood node serves as the focal point for local retail, services, and office
uses for the area at the S.H. 47 and Villa Maria Avenue interchange area. Neighborhood-scale
uses are envisioned (i.e. grocery-anchored retail, professional offices, services, etc.). Regional
commercial uses (i.e. hotels, office parks, etc.) should be very limited in this area.

* The northern limits of the proposed Office and Mixed Use Neighborhood areas along Villa Maria
should be the local access roadway, connecting Villa Maria to the Health Science Center
site and area. The planned development zoning overlay and proposed development design
standards should be utilized to ensure context sensitive designs that preserve natural features
and minimize incompatible uses, densities or building forms at the interface of residential and
non-residential developments in this area.

* A High Density Residential node envisioned for apartment homes and townhouse uses that
are designed to compliment the adjacent Traditions community and the proposed Health
Science Center. Planned development overlay zoning and development design standards are
recommended for development proposals in this land use area.

* Local roadway connectivity across S.H. 47 at the western edge of the HSC site will provide the
needed access to a proposed Research and Flex land use area located on the south side of
S.H. 47.

* A 'Travelers Village' concept of Mixed Use Regional uses (hotels, senior/congregate care
complex, restaurants, gas/food services, offices, etc.) is planned in the southeastern portion
of the study area (S.H. 47 and Melrose Parkway interchange area) to provide a critical mass
of activity in this area. Urban densities and forms are recommended to compliment the urban
scale and density proposed on the campus of the Health Science Center.

* A Research/Flex office/business park is envisioned for the area east of HSC (along either side of
Melrose Parkway) to serve as a complimentary land use area to the activities occurring at the
Health Science Center and TAMU. The density and scale of development should transition from
urban in nature at the S.H. 47/Melrose Parkway intersection area to a less dense, more suburban
form in the areas north of Melrose Parkway.

* The TAMU Cemetery and Civic land use area serves as the eastern anchor to the Medical
Parkway district.
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Insert Land Use Concept Plan
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Land Use Characteristics and Implementation

The Land Use Concept Plan contains a graphic display of the proposed land use categories (Low
Density, Medical/Use, Mixed Use Regional, etc.) for the study area. The Land Use Characteristics
chart (on the following page) provides a review of the critical features and descriptive elements
of each land use category or classification. The purpose of the table is to summarize the specific
characteristics (i.e. uses, densities, etc.) associated with each land use category. In addition to this
summary table, a detailed discussion of each land use category begins on this page and follows
on the pages after the chart.

The following pages act as regulatory and supplemental tools to the previous Land Use Concept
Plan, and when taken together, permit a developer or property owner to construct a vision for their
property in the context of the overall study area. Items to be used in developing any particular
parcel of land include: the Land Use Concept Plan, specific future land uses, prototypical images
of the land use/development types, table defining current zoning districts that apply to the new
vision, and a guide giving step by step instructions for implementation recommendations. This set
of material coupled together with design guidelines, developed following this effort, will ensure a
quality development master plan and produce significant economic development revenue for the
City of Bryan.
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Insert Land Use Characteristics
Chart
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Detailed Descriptions and Characteristics of Land Use Categories

Low Density Residential

The Low Density Residentialland use categoryisintended for traditional,
single-family detached residential dwellings in a suburban setting. The
purpose of this category is to allow for residential development at the
same time as preserving open space. Multiple family dwellings are
discouraged/prohibited.

The existing Bryan zoning districts that relate o this land use
designation include:

* RD-7000 — Residential

* RD-5000 - Residential

* PD-H - Planned Development — Housing

High Density Residential

The High Density Residential land use category is intfended for single
family attached and multiple family dwellings with a maximum of 15
units per acre. This includes: fraditional houses, garden apartments,
townhomes and condominiums. Non-residential uses (i.e. childcare,
laundromats, nursing homes) are discouraged and are more &
appropriate for the mixed-use land use designations within the study
area. The land use category is intfended to create the opportunity for
a variety of lot sizes, housing and ownership options.

The existing Bryan zoning districts that relate to this land use designation
include:

*  MF - Multiple-family

* PD-H-Planned Development — Housing

Medical / Mixed Use

Thisland use category reflects an existing master plan development for § ‘
the site. The planis a campus-oriented development with a mix of uses W
focused on the medical field which includes office and commercial ]

uses. Medicalfacilitiesthat provide patientare and associated services.
This includes clinics, nursing care facilities, educational classrooms,
out-patient clinics, offices, laboratories, teaching facilities, meeting
areas, cafeterias, parking, and maintenance facilities.

The existing Bryan zoning districts that relate to this land use designation
include:
* PD-M - Planned Development — Mixed Use (with industrial uses
discouraged).
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Office/Services

This land use category is infended for primarily low intensity office uses
with limited retail and food service as accessory uses. This category
encourages office parks, office buildings, corporate headquarters, 8
hotels and ancillary service businesses. Residential and commercial ==
uses are discouraged.

The existing Bryan zoning districts that relate to this land use
designation include:
* C1 - Office (with emphasis on laboratory and medical uses).

Research / Flex

This land use category is intended for research and flex uses in an
office/business park setting with permitted uses generally limited to
those indicated in Appendix A. Principal uses are office parks, free-
standing office buildings or corporate headquarters, banks, research
and development uses, hotels, and ancillary service businesses and
retail uses that support the office economy. The recommendation for
this category is to create a new Planned Development District named
‘Business Park’.

The existing Bryan zoning districts that relate to thisland use designation
include:

(1 - Office
* New, Proposed Planned Business Park zoning district (recommended uses are identified in
Appendix A)

Mixed Use Regional

The Mixed Use Regionalland use categoryisintended fordevelopments
that are infense mixed use areas that create live, work, play |
opportunities. The category is envisioned to be pedestrian-friendly and
generally located at the intersection of larger arterial streets. Intensity
is typically concentrated towards the center of the development. This
land use category contains a mixture of uses with an urban form and :
density that permits multiple family residential, commercial and office s
uses. Multiple family residential density is 30 units/acre. '

The existing Bryan zoning districts that relate to this land use designation = :
include:
* PD-M - Planned Development — Mixed Use (with uses generally limited to those permitted in
the MF, C1, C2 and C3 zoning districts)
* PD-H - Planned Development — Housing

B .
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Mixed Use Neighborhood

This land use category contains a mixture of uses which are oriented
towards a neighborhood scale. Local in nature the uses include retail,
services, and office. This category applies to small-scale
neighborhood shopping centers and small pedestrian-oriented retail
districts. The Mixed Use Neighborhood category caters to pedestrian-
scaled, walkable community services as well as community facilities,
schools, parks, and churches. The category intends to serve the
surrounding neighborhoods where the center’'s intensification is
supported by existing or planned residential development, adequate
infrastructure and adequate access.

The existing Bryan zoning districts that relate to this land use designation include:

« (1 - Office
e (C2-Retail
*  MF - Multiple-family
* PD-M -Planned Development — Mixed Use (using the C1 and C2 zoning district’s permitted
uses)
Civic

This land use category is primarily community-oriented and includes
the following uses; educational, governmental, institutional, and
religious. These uses are generally located in areas that are convenient
and accessible to all residents while providing buffering where
appropriate.

Since most of the existing (or proposed) civic land use areas are
currently zoned for these uses (or have existing conditional use permits
associated with them), no base zoning district recommendations are
needed.
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V. Proposed Desigh Concept Plan

Infroduction

The preceding Land Use Concept Plan, and its corresponding detailed characteristics, provides the
land use patterns, use and density regulations for future developments in the study area, but the
overall Plan for the S.H. 47 corridor must go beyond these use and intensity regulations. The design
quality and levels achieved at the Traditions development and planned at the Health Science
Center project represent a strong foundation for future design efforts in the overall study area. It is
in the best interest of the City and the area property owners that the land use regulations promoted
by this Plan be accompanied by a set of design guidelines that will apply to all developments in
the area.

To this end, the proposed Design Concept Plan contains three important elements that will serve as
guiding tools for developers and the City in the implementation of the precepts of this Plan. First,
the overall Design Concept Plan (see next page) provides an examination of key public realm
design elements that should be promoted and implemented during the planning, design and
construction of public infrastructure throughout the study area. Second, several images of how
these public realm design elements could be interpreted and designed are included as examples
of the type and level of design quality that should be planned and constructed for the public
elements throughout the study area. Third, the final tool in ensuring quality development in the
area is the development and implementation of overall corridor design guidelines that apply to all
public and private developments in the study area. Although the city’s current regulations include
design standards for this area, these regulations are insufficient to fully promote, aspire and ensure
quality developments and building/site designs that are warranted in the study area.

Design Concept Plan

The Design Concept Plan illustration (on the next page) identifies the potential design features and
concepts associated with the future public elements within the study area. Key concepts and
features associated with the Design Concept Plan include the following:

* Enhance the planning, design and construction of S.H. 47 to develop a parkway interstate
section at ultimate build-out. This parkway section should retain the mature vegetation within
the existing and future median and infroduce additional landscape elements to create a design
feature for the area.

* Create a gateway design and landscape/streetscape hierarchy that provides a sense of arrival
at key interchange and cross-connection areas and transitions these areas from a parkway
interstate environment into various urban and suburban development forms and scales.

* Enhance the public realm design character of the area by improving the design features of
existing streetscapes and requiring new local roadways to be constructed with cohesive design
elements that visually link the study area’s developments.

* Preserve and enhance the existing natural environment to provide an amenity for the sites.

* Create a greenway network that provides a continuous trail system and connects the study
area to the City and the broader Brazos River corridor. Greenways should be integrated into
overall site development designs, thus providing an additional layer of connective design
features within the study area.
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Insert Design Concept Plan
llustration
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Examples of Prototype Design Elements for Public Infrastructure

Depicted on this page are examples of existing public realm areas and developments that exhibit
the level and quality of design features and intentions that should be planned and constructed
for the public elements in the study area. While these examples are not intended to be the exact
designs or features to be used in the S.H. 47 corridor study area, they do represent prototypes that
could serve as strong models for design consideration.

Example of enhancing natural environment

Example of design intent of trail network
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L

Example of design intent of gateway features Example of public realm improvements (mixed se)

Design Guidelines

Design Guidelines set forth a consistent standard of quality throughout an area. They establish a
set of criteria for the physical and visual form of a single development or an entire community.
The guidelines provide a framework that encourages creativity and diversity within a consistent
palette that ensures the overall integrity and quality of design. Design Guidelines are intended to
provide design professionals, property owners, residents, staff, and decision-makers with a clear
and common understanding of the City's expectations for the planning, design, and review of
development proposals in an area. The design guidelines will serve to supplement the minimum
development standards in the City’s zoning districts and are recommended as a replacement of
the current S.H. 47 Corridor Design Standards by the City of Bryan.

This Study recommends that a set of design guidelines be prepared for the study area. The Study
also proposes that the design guidelines be created for an overlay and deemed the ‘Medical
Parkway Corridor Design Guidelines’. If developed and implemented the guidelines will help to
ensure that the study area will develop its highest and best use; establish an area to live, work and
play; and be visually appealing.

The following design guideline tables were developed to provide the City of Bryan with an example

of the recommended type and style of guidelines. The tables were broken into two different types;
Public Sector and Private Sector.
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SW Bryan Highest and Best Use Study

Primary Roads

Arterial Roads

Collector Roads

Setback

Lot Coverage

Street

Trailhead

Greenway Ribbon

Primary Roads

Arterial Roads

Collector Roads

Street

Pedestrian

Bicycle

Gateway

Street

Pedestrian/Bicycle
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SW Bryan Highest and Best Use Study

On Street

Structured (Garage)
Structured Parking Lanscape
Surface Parking

Surface Parking Landscape

Ground Mounted Utility Units
Roof Mounted Utility Units
Trash Enclosures

Garbage Collection Location

General Landscape Requirements
Street Trees
Irrigation Systems

Street Lights

Parking Lights

Architectural Accent Lighting
Pathway Lighting

Dog Waste Stations
Trash Receptacles
Benches and Formal Seating

Crosswalks
Sidewalk Paving
Parkways

Trails
Trailheads

Roof

Fence

Colors

Building Articulation

Facade

Masonary Materials
Roof

Prohibited Materials
Windows

Gutters and Downspouts
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SW Bryan Highest and Best Use Study

Appendix A - Recommended Uses for the Research/Flex
Land Use Category

Office---Showroom/warehouse;

Overnight delivery company;

Business or trade school;

Fithess center;

Parking lots or garages, commercial;

Reception Hall;

Accessory or incidental uses to the main use (snack or food bars, automatic teller machines, etc.);
Accessory structure (refer to section 130-34(q));

Banks, savings and loans or credit union offices;

Charitable uses

Child care--Class B;

Child care--Class C;

Essentfial municipal uses;

Recreational/community center;

Fraternal/service organization;

General office use (professional, administrative);

Government (federal or state) owned structures, facilities, or uses;
Hospital;

Kiosk;

Laboratory (scientific, research, medical, optical);

Medical facilities or clinics;

Museum/art gallery;

Personal service shop or custom personal services;

Pharmacies;

Photography studio;

Place of worship;

Police station;

Private utility office (no repair or outside storage);

Radio or television broadcasting studio (without tower);

Nursing home (refirement home);

Schools;

Temporary structures for uses incidental to construction work on the premises (to be removed at
abandonment of construction work);

Veterinary services (no outdoor pens or runs).

Essential municipal/federal/state owned structures, facilities, and uses;
Printing company;

Recreational/community center;

Restaurant
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SW Bryan Highest and Best Use Study

Appendix B - Market Study and Assessment
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