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Existing Legacy

• Downtown Bryan Master Plan 
unveiled in 2001

• Strong framework for 
unwavering support

• Set the tone and pace for 
decades

• Will Midtown be the next 
legacy?



Economic Overview
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Grant programs expanded to spark development

Before
Before

After
After



“Missing Middle Housing”



Bryan Midtown Area Plan



Experience Districts

• District #1: Gateway District
• District #2: Railyard District
• District #3: Park District
• District #4: Union Hill District
• District #5: North of Northgate District
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Guiding Principles

• FOSTER COMPLETE NEIGHBORHOODS: Cultivate 
connected and safe neighborhoods with convenient 
access to the goods, services and a wide variety of 
housing that meets the needs of all ages and abilities

• COMPATIBLE INFILL: Neighborhood infill should focus on 
context appropriate incremental development that is 
compatible with existing adjacent structures and address 
needs of projected future demand

• ENHANCE EXISTING ASSETS: Reuse existing structures 
whenever feasible

• COORDINATED DEVELOPMENT: Align City of Bryan 
municipal investment with strategies that foster 
appropriate private development to ensure projects 
maximize taxpayer returns
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Commercial Opportunities
• Increasing residential density is necessary to support 

retail growth
• A “walkable destination” is created by the desirable 

businesses as well as the infrastructure provided
• Approx. 15 units per acre are required to support self-

sufficient transit
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The Union Hill District experience is 
oriented towards unique culinary, 
entertainment and service options 
that provide value to the surrounding 
neighborhoods, attracts customers 
from around the region and provides 
tourism brand building experiences.

• Cultivate Unique Culinary Scene
• Connect to Surrounding 

Neighborhoods
• Align Parking Needs
• Focus Development

Example: Union Hill



Union Hill District
• Build on existing user master 

plans for expansion or 
enhancement

• Work with existing building 
owners on façade enhancements

• Partner and work with existing 
landowners to maintain 
authentic culture through 
expansion or redevelopment

Farm Patch

“Moose” Building

Chicken Oil Co.

J. Cody’s

Example: Union Hill



Union Hill District
• Cluster restaurant and 

entertainment users to promote 
walkability and theme

• Align street improvements to 
gain access to shared parking 
opportunities

• Improve crossings for 
pedestrians to access tenants on 
both sides of South College

Example: Union Hill
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Pattern zoning
• Combination development 

incentive and zoning tool
• Pre-approves high quality 

architecture and site planning for 
faster permitting and lower 
project costs

• Voluntary program for property 
owners and developers

New Development Tools



Pattern Zoning



Pattern Zoning: An Incremental Story

Midtown 
Today



Pattern Zoning: An Incremental Story

Public 
Improvements



Pattern Zoning: An Incremental Story

5 years



Pattern Zoning: An Incremental Story

10 years



Pattern Zoning: An Incremental Story

15 years



Bryan Midtown Plan
Components

1. Midtown Plan
• Recommendations

2. Midtown Zoning Code
• South College Business
• South College Residential 

3. Pattern Zoning
• Cottage & Flex House
• Apartment House
• Midtown Walk-Up

4. Support Ordinances 
• Accessory Dwelling Unit
• Food trucks



Pattern Book



Cottage House 



Cottage Pre-Approval



Cottage Pre-Approval
Accessory Dwelling Units (ADU’s) Cottage Court



Cottage Pre-Approval



Flex House



Flex House Pre-Approval
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Flexhouse Pre-Approval



Apartment House



Apt. House Pre-Approval



Apt. House Pre-Approval



Apartment House
Pre-Approval



Midtown Walk-Up



Midtown Walk-Up
Pre-Approval



Midtown Walk-Up
Pre-Approval



Midtown Walkup
Pre-Approval



Overlay Zoning for Pattern Buildings 

• Used to allow pre-approved building types 
• Rezoning request must be considered by Planning and 

Zoning Commission and City Council
• Pattern buildings would be allowed IN ADDITION to the 

underlying zoning
• Retail uses in Walk-up would need to be allowed by 

underlying zoning 



Flex House & Cottage



Apt. House Pre-Approval



Walkup Pre-Approval



Density Heat Map 

Darker red represents most 
density potential

• Along corridors and North 
of Northgate 

Lighter red shows lower 
density potential

• In neighborhoods, away 
from corridors
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Midtown Zoning Districts 
• Base zoning district and a high-

density option
• Mixed-Use zoning district similar to 

Downtown zoning
• Transition areas to separate 

densities
• Includes live-work units & loft 

apartments by right
• Detached residential not allowed
• Reduced setbacks and includes 

“build to zones”



Midtown Zoning Districts 
• More development flexibility

• Smaller setbacks
• No lot coverage limitation
• Walkability items required
• Less parking required

• Parking
• Off-street parking located behind 

building 
• On-street parking can be built to count 

towards parking requirement
• Non-residential: First 1,750 square feet 

require no parking (1st 5 spaces)
• Ratio of 1 space per room for “urban 

residential”



Midtown Zoning Districts: Differences 

Midtown Zoning District 
• Patterns: Pre-approved pattern 

buildings are allowed (per maps)
• Height: 4 stories (6 stories on 

corridors)
• Setbacks: reduced with build to 

ranges 
• Landscaping: 10 % required

Midtown High-Density Zoning District
• Patterns: Pre-approved pattern 

buildings not an allowed use
• Height: No limit (4 stories in 

transition area)
• Setbacks: reduced and similar to 

Downtown setbacks.
• Hardscaping: Bricking, glazing, 

lighting, etc.



Midtown High-Density Options 
• Considering a minimum height requirement

• Minimum of 3 stories 
• Retail / commercial development incentives to encourage mixed use

• Create height limitation unless retail is included
• Example: 8-story maximum. Additional story for each 5,000 square feet of retail.

• No additional parking required for commercial component of mixed-use 
development 

• Parking still required for residential units
• Reduction or waiver of parkland dedication and development fees

• Development pattern could be replicated from CS Northgate District 
• Sidewalk bricking, widths, etc.
• Building transparency / glazing 
• Architectural features 
• Lighting styles
• Street trees 
• Restrict roof types
• Hardscaping (benches, tree grates, other aesthetic features) 



Online Midtown Zoning Information



Next Steps

Current
• Adopt Finalized Plan
• Educate public on 

plan details.
• Finalize pre-

approved pattern 
buildings

Plan Adoption Finalize Zoning Implementation

Summer/Fall 2020
• Finalize details of 

Midtown Zoning
• Adopt support 

ordinances:
• Accessory Dwelling 

Unit (ADU)
• Cottage Courts

2020 and on
• Potential Changes to 

Development Standards
• Catalytic Site 

Development
• Pattern buildings begin 

to develop



Questions?
• Overview of Midtown Plan

• Economic Background
• Incremental Development

• Pattern Zoning
• Building Details 
• Pre-Approval Maps

• Proposed Midtown Zoning Districts
• Support Ordinances 
• Adoption Timeline
• Next Steps for Public Input

www.bryantx.gov/midtown

http://www.bryantx.gov/midtown
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