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PLANNING AND ZONING COMMISSION 

STAFF REPORT 

 

June 15, 2023 
 

CASE DESCRIPTION:  Owner-requested annexation of 252.76 acres of land and 2.96 acres of 

County right-of-way 

 LOCATION: 252.76 acres of vacant land out of the T.M. Splane Survey and 

Richardson Perry Survey, Abstract No. 44, located approximately 

2,000 feet northeast of the intersection of Steep Hollow Road and FM 

1179 and adjacent 2.96 acres of FM 1179 right-of-way in Bryan’s 

extraterritorial jurisdiction (ETJ) in Brazos County, Texas 

EXISTING LAND USE: Vacant Acreage 

PROPERTY OWNER: Steep Hollow Land, LP 

STAFF CONTACT: Katie Williams, AICP, Senior Planner 

 

SUMMARY RECOMMENDATION: Staff recommends approving the requested 

annexation and assigning Planned Development – 

Mixed-Use District (PD-M) zoning upon annexation. 
 

 

Annexation case no. ANNEX23-05: Stella Ranch Subdivision 
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2021 AERIAL PHOTOGRAPH: 

 
 

Planning and Zoning Commission previously considered this annexation request on June 1, 2023. During 

that meeting, the Commission expressed concern over the standards proposed, to include lot sizes and 

proposed minimum building setback distances; as well as existing public infrastructure standards, primarily 

local street pavement width. The Commission, by a vote of 7 to 1, recommended that the City Council 

approve the annexation and that the land be assigned Agricultural – Open District (A-O) upon annexation.  

 

Following the June 1 P&Z meeting, the applicant and agents revised the proposed PD-M zoning district to 

incorporate additional standards that would mitigate against the concerns shared by the Commission. These 

revised standards include: 

 Removing the request for a 20-foot front setback. The front setback within this PD-M District is 

now proposed to be 25-feet, which is standard for all residential zoning districts. 

 Residential streets will be constructed with either 27-feet of pavement, stand-up curbs and parking 

on one side of the street only, or with 30-feet of pavement, laydown curbs and parking available on 

both sides of the street. 

 No lots that reflect standard Residential District – 5000 (RD-5) minimum standards are requested. 
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The underlying zoning guiding the physical development of the subdivision will be Residential 

District – 7000 (RD-7). To provide flexibility during development, up to 18.7% of total 

development area may have lots that are a minimum of 6,000 square feet in area and a minimum 

of 50-feet wide.  

 

BACKGROUND AND ANALYSIS:  
 

Beginning in 2019, conversations between the City of Bryan and the owner of the subject property, Steep 

Hollow Land, LP, took place regarding future residential development on the property and possible utility 

connections. The developer proposed the establishment of a Municipal Utility District (MUD) as an 

alternate way to finance sanitary sewer infrastructure and remain outside of City limits. However, MUDs 

typically presume a long term delay of City annexation, and if annexed prior to bonds being paid in full, 

the City must assume the balance of the MUD debt and reimburse the developer for any unbonded facilities. 

It was determined that alternatives should be explored in order to annex the subject property and provide 

applicable infrastructure. 

 

On November 17, 2022, the Bryan City Council executed three development agreements with three 

separate property owners in relation to the proposed development of the Stella Ranch Subdivision. Two 

of these agreements, one between the City and Ann Duke et. al., the other between the City and Ed 

Froehling Builder, Inc., specifically related to future annexation in exchange for access to sanitary sewer 

infrastructure. These agreements therefore extended the observed boundaries of the City, allowing Steep 

Hollow Land, LP, property owner of proposed Stella Ranch subdivision, to petition for annexation.  

 

The development agreement between the City and Steep Hollow Land, LP details requirements for the 

developer to design the proposed wastewater improvements and sanitary sewer line extension from its 

existing point of connection in Austin’s Colony Phase 21, while the City will be responsible for 

construction from the existing point of connection to the subject property. The City is not responsible for 

the construction of any wastewater improvements within the proposed Stella Ranch Subdivision. 

Additionally, the City will reimburse the developer on a monthly basis for the fees accrued during design 

of the wastewater improvements in accordance with Texas Government Code Chapter 2551. Please see 

the next page for a detailed map of the properties engaged in development agreements with the City as 

well as the approximate alignment of future sanitary sewer. The three development agreements referenced 

above are attached to this staff report as Exhibit C, Exhibit D and Exhibit E.  
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On April 12, 2023, the City of Bryan received an annexation request from Bryan Reece of Steep Hollow 

Land, LP, for an owner-requested annexation of 252.76 acres of vacant land out of the T.M. Splane Survey 

and Richardson Perry Survey, Abstract No. 44, located approximately 2,000 feet northeast of the 

intersection of Steep Hollow Road and FM 1179 as well as the adjacent 2.96 acres of FM 1179 right-of-

way.  

 

Zoning 

 

In accordance with the executed development agreement (Exhibit E), the subject 252.76 acres are 

proposed to be platted into a new detached residential subdivision with 15.91 acres reserved for future 

retail development. Per the related master plan document, case no. MP21-01, the subdivision is proposed 

to be developed in 15 phases for a maximum of 600 homes. Minimum lot sizes in these phases range 

from 5,000 to 7,000 square feet, which is consistent with the City’s existing Residential District – 5000 

(RD-5) and Residential District – 7000 (RD-7) zoning districts, respectively. In order to accomplish the 

stated vision, the developer proposes the creation of a Planned Development – Mixed-Use District (PD-

M) as a method to allow for the combination of land uses, the flexibility to adjust to changing market 

trends and demands over time, and the ability to implement a cohesive system of parks, trails, and other 

amenities all designed within the overall community character. As such, the primary components of the 

proposed PD-M District address land use, trails, and parks.   

 

Transportation 

 

In November 2019, City Council approved an amendment to the City’s Thoroughfare Plan (Ordinance 

No. 2383) specifically to realign a proposed super arterial roadway to the northeastern most property line 

of the subject property in order to increase developable area. This realignment avoids the possibility of 
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any phase of the proposed subdivision taking direct access to the future super arterial, which is the 

proposed eastern loop of Harvey Mitchell Parkway (FM 2818). 

 

In addition, the developer retained RSP Avenue Consultants to conduct a traffic impact analysis (TIA) 

for Stella Ranch subdivision, which was completed on February 6, 2023. The analysis represents a review 

of the traffic impacts of the project, based on land use and site plan information, and identified the key 

traffic issues at specific intersections near the 252-acre subject property. 

 

The study concluded that by the anticipated build-out year of the new subdivision, 2028, the following 

major improvements should be made: 

 

1. Construct a left-turn lane at the proposed accesses on FM 1179. 

  

2. Add a northbound right-turn lane on Briarcrest Drive at Boonville Road with the widening of 

FM 1179. 

 

Neither of these off-site improvements to mitigate traffic-related concerns will be the responsibility of 

the developer under current City ordinances or policies. Instead, any such traffic system improvements 

will likely have to be funded as part of future Capital Improvement Plan projects, in cooperation with the 

Texas Department of Transportation (TxDOT). TxDOT is currently in design for a project to widen FM 

1179, which is projected to go out for bid in 2024. As part of this project, the left-turn lane recommended 

by the TIA above will be completed.  

 

Trail and Park System 

 

The Stella Ranch Trail and Park System is proposed to be in lieu of ordinary parkland dedication and 

development standards of the City’s Subdivision Ordinance. The Trail and Park System will be accessible 

to the general public via a public access easement that is required to be dedicated upon recording of the 

applicable final plat. Operation, repair and maintenance of the Stella Ranch Trail and Park System will 

be the responsibility of, and controlled by, the subdivision’s homeowner’s association.  The City of Bryan 

will not be responsible for operating, repairing, or maintaining the Stella Ranch Trail and Park System.  

 

The Park System for Stella Ranch will provide for the parkland needs of future residents through the 

development of a variety of parks, located within the community.  Parks will be constructed by the 

developer on land suitable for parks and recreational purposes and deeded to and maintained by the 

homeowner’s association.  The park system will include three signature parks, available to the general 

public, totaling a minimum of 13.47 acres. These parks will be connected to the subdivision and an 

additional 23 greenspace areas via a 10-foot wide trail system allowing residents multiple means of 

access. This trail and park system, totaling a minimum of 41.64 acres, developed in general conformance 

with the attached Parks and Trails System Exhibit (Appendix B), will provide for a variety of active and 

passive recreational opportunities. They will be interconnected through greenbelt trails, sidewalks, and 

roadways. In addition to serving as the primary means of parkland connectivity, the trail system will 

significantly expand the usable and visual area of each of the primary parks, creating a physical identity 

that promotes pride of place and a sense of wellness.  Upon the completion of development of any park, 

trail or greenspace area, it will be deeded to the homeowner’s association.   

 

The three signature parks are proposed to be developed in phases which must be completed prior to the 

corresponding phase’s plat being recorded with Brazos County. Development of the first signature park 

will include improvements worth at least 100% of the park development fee for the total number of 

dwelling units platted in Phases 1 through 4. This park will be located between residential phases 1 and 

4, but will be connected to Phases 2 and 3 via the neighborhood sidewalk and trail system. The primary 
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amenities of Park Number 1 will be an open-air pavilion that will serve as a social gathering space for 

community events and a pier which will allow for safe and accessible fishing of the stocked retention 

pond. Park Number 1 will also include other amenities such as a trailhead, swing sets and other 

compatible landscaping elements. 

 

Signature Park Number 2 will be developed with residential phases 5 through 7, 11 and 12. Development 

of the second signature park will include improvements worth at least 100% of the park development fee 

for the total number of dwelling units platted in Phases 5, 6, 7, 11, and 12.  This park will be located 

adjacent to residential phases 5, 7 and 11 but will be connected to Phases 6 and 12 via the neighborhood 

sidewalk and trail system. The primary amenities of Park Number 2 will be an open-air pavilion that will 

serve as a social gathering space for community events and a pier which will allow for safe and accessible 

fishing of the stocked retention pond. Park Number 2 will also include other amenities such as a swing 

set, play structure, trailhead other compatible landscaping elements. 

 

Signature Park Number 3 will be developed with residential phases 8 through 10 and 13. Development 

of the third signature park will include improvements worth at least 100% of the park development fee 

for the total number of dwelling units platted in Phases 8, 9,  10, and 13. This park will be located between 

residential phases 8 and 10, but will be connected to Phases 9 and 13 via the neighborhood trail and 

sidewalk system. The primary amenities of Park Number 3 will be an open-air pavilion that will serve as 

a social gathering space for community events and a large swing set with several other play structures. 

Park Number 3 will also include other amenities such as a trailhead and other compatible landscaping 

elements. 

 

The proposed private park system was reviewed and recommended for approval by the Parks and 

Recreation Advisory Board during their regular April 18, 2023 meeting. Minutes from this meeting are 

attached to this staff report as Exhibit F. 

 

Annexation 

 

The City of Bryan Code of Ordinances requires the Planning and Zoning Commission to review and 

make recommendations to the City Council concerning annexations. Zoning Ordinance Section 130-7 

prescribes that all territory brought within Bryan’s corporate limits must be assigned a zoning 

classification upon annexation. To accommodate the ultimate uses of the property, the applicant wishes 

assignment of Planned Development – Mixed-Use District (PD-M) zoning upon annexation. With a 

recommendation from the Planning and Zoning Commission, the request will be forwarded to the Bryan 

City Council for final approval. 
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EXCERPT FROM FUTURE LAND USE PLAN MAP:
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RELATION TO BRYAN’S COMPREHENSIVE PLAN (BLUEPRINT 2040): 
 

Blueprint 2040, the City of Bryan’s Comprehensive Plan, is the framework for the establishment of 

zoning and other regulatory tools. The current plan includes policies and recommendations related to 

the various physical aspects of the community. These aspects are supported by a set of goals and 

objectives. The Future Land Use Plan identifies the subject 252+ acres as an area where residential 

estate and retail development is appropriate. The following are policies from the Blueprint 2040 to 

guide residential estate and retail areas: 

 

Residential Estate: 

Residential estate is the lowest density category. It is indicative of large-lot single family homes and 

rural subdivisions. In the ETJ, city water and sewer may not be available, necessitating private water 

and sewer systems. For this reason, lots should be a minimum of one acre in size with a preference for 

sizes over 1.5 acres due to the predominance of clay soils within the area. The following are policies to 

guide residential estate areas: 

 

• Land on the fringe of the city limits that may not be served by city utilities and that serves as 

a transition from rural to suburban.  

• Lots should be a minimum of one acre in size to allow for septic facilities, with a preference 

on 1.5 acre minimum due to clay soils.  

• Lots should have access to, but not directly front, any existing or planned arterial or collector 

roadways. 

While staff agrees with the policies for residential estate development, proposed Stella Ranch 

subdivision is unique in that it will have access to City utilities that were non-existent when BluePrint 

2040 was adopted in 2016.  Due to private water and sewer systems not being necessary for the 

development, it is understandable that a lot size less than one acre could be supported by the 

development. Due to the distance from current City of Bryan development, the majority of the 

proposed residential lots within Stella Ranch will still be greater in area than standard City lots. 

Additionally, these lots will have access to, but will not be fronting any existing or planned arterial or 

collector roadways. The proposed retail development, discussed below, will buffer the low-density 

residential areas from FM 1179, a major arterial roadway as identified on the City’s Thoroughfare 

Plan. 

 

Retail: 

Retail establishments have goods for purchase by the general public and have the benefit of directly 

contributing to the support of the community as a whole by generating sales tax revenue. Retail uses 

require high visibility locations such as along arterial roadways. Examples of retail uses include 

clothing stores, dry cleaners, restaurants, and branch banks. Low intensity office uses are also 

permitted or encouraged in retail areas. The following are policies to guide retail areas: 

• Retail should be located at high points of visibility. 
 

• Retail should serve as a buffer and transition between higher and lower intensity uses. 
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Staff contends that the reserved 15.91 acres of retail space adjacent to FM 1179 is in conformance 

with the objectives and policies for retail land uses as suggested by the Future Land Use Plan. This 

retail development will be located on the corner of FM 1179, a major arterial roadway, and proposed 

George Hill Drive, a minor collector roadway. Upon development, this location will be a point of 

high visibility, and will also serve to transition between the low-density residential to the north.  

 

Annexation Policies 

In addition to land use policies, BluePrint 2040 provides annexation guidelines and recommended areas 

for expansion. The annexation portion of the Plan suggests the subject property and areas surrounding 

the subject property should be considered for annexation to ensure quality development and confirm that 

the city is able to adequately serve the areas to be annexed without negatively impacting the existing 

community. 

 

 The City should focus short-term annexation along roadway corridors with high visibility and 

areas anticipated for growth in the near future. 

 Areas that can easily be served by extending public services or by the reasonable extension of 

utility lines should be pursued first 

 
While the subject property is not located within a recommended area for expansion as identified by the 

Future Land Use Plan (page no. 159), City Council has identified the FM 1179 corridor as prime for 

future growth. The annexation of Stella Ranch subdivision is located along an important corridor with 

high visibility, and will be served by public infrastructure.  
 

PROPOSED ANNEXATION: 

 

Staff recommends approving the requested annexation of these 255.72 acres. Approving the 

requested annexation will bring 252.76 acres of vacant undeveloped land and 2.96 acres of FM 1179 right-

of-way under the full regulatory control of the City. Annexation of this acreage can therefore help promote 

orderly urban growth and development in east Bryan. The area requested to be annexed adjoins the 

observed city limits, has regular, logical boundaries and is proposed for a combination of retail and 

residential development. The area requested to be annexed therefore meets annexation criteria, adopted 

by Council with Resolution No. 3128 on November 13, 2007, which were established to provide guidance 

on annexation decisions. 

 

A municipal service plan that details the specific municipal services that will be provided to the area after 

it has been annexed is attached to this staff report (Exhibit B). As provided in the background and analysis 

above, the City has executed a development agreement with Steep Hollow Land, LP for participation in 

the design and construction of wastewater improvements, which include an 18- to 24-inch gravity 

sanitary sewer line, an 8-inch force main sanitary sewer line and a lift station. 

 

Per the attached services agreement, the City is able to provide nearly all municipal services upon 

annexation in accordance with State law. As the subject property falls within the Wickson Creek Special 

Utility District CCN (Certificate of Convenience and Necessity), domestic water will be provided by 

Wickson Creek. Sanitary sewer will not be available on the date of annexation, but will be constructed 

and available for extension within the two years mandated by State statute.  
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PROPOSED PD-M ZONING DISTRICT: 

 

Assigning PD-M District zoning to the 252.76 acres of the subject property upon annexation will allow 

for a combination of low-density detached housing and retail development. Staff contends that PD-M 

District zoning in combination with the proposed development regulations for the subject property is generally 

in conformance with the land use recommendations of the Comprehensive Plan (BluePrint 2040) listed 

above and for future development in the area. The Comprehensive Plan suggests that it is a goal of the 

City to achieve a balanced and sustainable mix of land uses within the City by planning for a mix of land 

use types in suitable locations, densities and patterns. Staff recommends that upon annexation of the 

subject 252.76 acres, PD-M zoning be assigned. 

 

ATTACHMENTS: 

A. Stella Ranch development regulations with related appendices; 

B. Annexation municipal service plan; 

C. Development Agreement between the City and Ann Duke et. al.; 

D. Development Agreement between the City and Froehling Builders, LP; 

E. Development Agreement between the City and Steep Hollow Land, LP;  

F. Parks and Recreation Advisory Board Minutes from April 18, 2023; and 

G. Planning and Zoning Commission Minutes from June 1, 2023. 
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EXHIBIT A, DEVELOPMENT REGULATIONS WITH RELATED APPENDICES: 

 

SECTION 1: GENERAL PURPOSE AND DESCRIPTION: 

 

The purpose of the Planned Development – Mixed Use District (PD-M), hereinafter referred to as “PD-M,” 

“the District,” or “this District,” is to comply with the City of Bryan Code of Ordinances while establishing 

alternate development standards set forth for the mutual benefit of both the property owner and the City of 

Bryan. The standards established in this plan are to be used to facilitate development of a mixed-use district, 

provide a mix of housing types to accommodate market flexibility, ensure protection of surrounding 

properties from foreseeable negative impacts resulting from permitted uses, to strengthen the area economy 

and promote the general welfare of the community 

 

The Zoning Map, Appendix A, establishes the boundaries of the PD-M, and provides a layout of the park 

system throughout the development. 

 

SECTION 2: DEFINITIONS 

 

The following words, terms, and phrases shall have the meanings ascribed to them in Bryan Code of 

Ordinances Chapter 130, Zoning, except where the context indicates a different meaning. Words and terms 

not expressly defined in this chapter or Chapter 62 or the City of Bryan Code of Ordinances shall have 

ordinary dictionary meanings based on the latest edition of Merriam-Webster’s Unabridged Dictionary. 

When not inconsistent with the context, words used in the present tense include the future; terms used in 

the singular number include the plural; and phrases used in the plural number include the singular. 

 

The term “permitted” shall mean all uses permitted by right within the zoning classification specified, as 

well as other uses defined and described in the Zoning Ordinance of the City of Bryan as being permitted 

with approval of a Conditional Use Permit. Said uses permitted with approval of a Conditional Use Permit 

shall be subject to development review procedures of the City of Bryan Zoning Ordinance described for 

Conditional Use Permits. 

 

Detached Dwelling Unit With No More Than Two Unrelated Persons - any number of related persons and 

no more than one additional person who is unrelated to the group of related persons may occupy a Detached 

Dwelling Unit. 

 

Detached Dwelling Unit With No More Than Four Unrelated Persons - any number of related persons and 

no more than 3 additional persons that are unrelated to the group of related persons may occupy a Detached 

Dwelling Unit. 

 

Related Persons - persons who are related by blood, adoption or marriage, and children with familial status 

within the meaning of Title 42 United States Code, Section 3602(k) are deemed to be related persons for 

the purposes of this Chapter. 

 
Useable Open Space - an area included in any side, rear or front yard or any unoccupied space on the lot 

that is open and unobstructed to the sky except for the ordinary projections of cornices, eaves or porches 

and includes, but is not limited to, pocket parks, undeveloped open areas used for passive or active 

recreations, water features, lakes, ponds, trails, areas containing landscape buffers and screening, landscape 

islands, playgrounds, plazas and undeveloped floodplain. 

 

SECTION 3: LAND USES 

 

The Stella Ranch PD provides for two different planning areas designed to respect and respond to existing 
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conditions at the property boundaries. 

 

1. Planning Area 1 
 

The intent of Planning Area 1 is to provide for development of detached dwelling units on lots of not less 

than 7,000 square feet. Open spaces are provided to maintain a balanced, orderly, convenient, and attractive 

residential area. The following specific range of land uses shall be permitted by right in Planning Area 1: 

 

 Accessory structures; 

 Detached dwelling units with no more than two un-related persons; 

 Country club or golf course; 

 Essential municipal uses; 

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

 Home occupations; 

 Temporary structures for uses incidental to construction on the premises, which said buildings shall 

be removed upon the completion or abandonment of construction work; 

 

The following uses shall be permitted by conditional use:  

 

 Townhomes; 

 Zero lot line dwellings 

 

2. Planning Area 2 
 

Planning Area 2 is intended to provide for the development of integral land use units such as offices, 

commercial or service centers, and shopping centers. The uses within Planning Area 2 will serve the 

residences of Stella Ranch as well as the residents of the City of Bryan and will not interfere with the 

residential land uses. 

 

The following range of land uses shall be permitted by right in Planning Area 2: 

 

 Accessory or incidental uses to the main use (snack or food bars, automatic teller machines, etc); 

 Banks, savings and loans or credit union offices; 

 Charitable uses; 

 Child care—Class B; 

 Child care—Class C; 

 College or university; 

 Essential municipal uses; 

 Fitness center; 

 General office use (professional, administrative); 

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

 Hospital; 

 Hotel; 

 Kiosk; 

 Medical facilities or clinics; 

 Museum/art gallery; 

 Night club or tavern (<= 5,000 sf) 

 Nursing home (retirement home); 

 Personal service shop or custom personal services; 

 Pharmacies; 
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 Photography studio; 

 Police station; 

 Radio or television broadcasting studio (without tower); 

 Restaurant; 

 Recreational/community center; 

 Retail services (including incidental uses); 

 Schools; 

 Theater—Indoor; 

 Temporary structures for uses incidental to construction work on the premises, which said buildings 

shall be removed upon the completion or abandonment of construction work; and 

 Veterinary services (no outdoor pens or runs). 

 

SECTION 4: PHYSICAL DEVELOPMENT 

 

1. Planning Area 1 
 

The physical form of development in Planning Area 1 shall comply with the development standards and 

limitations of the City of Bryan Code of Ordinances that generally apply to properties zoned Residential 

District - 7000 (RD-7) subject to any modifications specified herein. Those development standards and 

limitations include, but are not limited to, regulations concerning density, lot area, lot width, landscaping, 

and lighting. 

 

A. Residential Landscape Requirements 
 

To provide for eventual community tree cover and shading of the pedestrian transportation network, 

each platted lot containing a single-family residential use, whether detached, attached or patio 

home, shall install and maintain a minimum of one canopy tree, the species of which must be 

approved by the City of Bryan landscape ordinance. 

 

1. The required tree shall be placed within 15-feet of the property line adjacent to any public street 

right- of-way. 

 

2. Minimum size required shall be 2" in caliper measured 1-foot above the root ball. 

 

B. Residential Dimensional Standards 
 

Minimum dimensional standards in Planning Area 1 shall be as follows: 

 

1. 5-foot (5’) minimum side setback on all lots 

2. 25-foot (25’) front setback on all lots 

3. 20-foot (20’) rear setback on all lots 
4. There will be no more than 18.7% of the total area of the development in lots less than 7,000 sf 

in area. In all cases, these lots will be no less than 6,000 sf in area. 
5. There will be no more than 18.7% of the total area of the development in lots narrower than 

70-feet (70’) wide. In all cases, these lots will be no narrower than 50-feet (50’) in width. 

 

SECTION 5: NEIGHBORHOOD WALKWAY AND PARK SYSTEM 

 

The approximate 25-acre park system described below shall be in lieu of ordinary parkland dedication and 

development standards in Chapter 110 of the Bryan Code of Ordinances for the estimated 501-lot residential 

subdivision in Planning Area 1. The park system shall be accessible to the public. Structures to be installed 
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within the park system shall require approval by the City of Bryan. 

 
A. Stella Ranch Parks System – Stella Ranch Parks System will provide for the parkland needs of 

future residents of Stella Ranch and the City of Bryan through the development of parks located 

within the community. 

1. The Stella Ranch Park System shall be constructed by the developer on land depicted on the 

development plan, perpetually owned and maintained by the Stella Ranch Property Owner’s 

Association, but accessible to the public. During platting a public access easement shall be 

dedicated over the entirety of all parks. 

2. Additional greenspace parkland shall be designed and constructed throughout the development 

as shown on Appendix B and labeled as Common Area Greenspace on subdivision documents. 

3. The final design, phasing, and construction of all Stella Ranch Neighborhood Parks shall be 

approved by the Site Development Review Committee (SDRC). 

4. Construction, operation, repair and maintenance of the Stella Ranch Walkway and Park System 

located within Stella Ranch Park System and common areas shall be the responsibility of, and 

controlled by, the Stella Ranch Property Owner’s Association.  

5. The City of Bryan shall not be responsible for operating, repairing, or maintaining the portions 

of the Stella Ranch Neighborhood Walkway and Park System. An Indemnification and Hold 

Harmless Agreement shall be on file with the City Secretary prior to the recording of the final 

plat associated with each park. 

6. Parks and playground equipment shall meet the minimum standards of the American Society 

for Testing and Materials (ASTM) and Consumer Product Safety Commission (CPSC). 

7. In the event that the total cost of improvements per park exceed 65% of the $358 per lot 

development fee typically required by Subdivision Ordinance, or equipment depicted on the 

Park System Plan is no longer market appropriate, substitutions may be considered by the 

Director of Parks and Recreation. 

 

B. Stella Ranch Trail System – A ten-foot (10') wide concrete trail shall be installed throughout Stella 

Ranch as shown on Appendix B. Where the park trail adjoins a public right-of-way, it shall 

substitute for the installation of public sidewalks generally required along such rights-of-way by 

Bryan Code of Ordinance Chapter 110. 

 

C. Neighborhood Sidewalks – Notwithstanding other requirements, five-foot (5') wide sidewalks shall 

be installed on one side of all arterial, collector, cul-de-sac and local streets at the time such streets 



 

 

 

are constructed. Sidewalks shall be located a minimum of four-feet (4') from the edge of curb 

of the adjacent street. See Appendix C for sidewalk locations. 

 

SECTION 6: SUBDIVISION OF LAND 

 

The subdivision of land in this PD-M District shall be allowed by Chapter 110, Subdivisions, of the City 

of Bryan Code of Ordinances, with the exceptions or additions to ordinary standards found in this 

document. 

 

A. Easements – Public Utility Easements (PUE) shall be dedicated only where required for 

installation of infrastructure. 

 

SECTION 7: DEVELOPMENT STANDARDS 

A.  Planning Area 1 

1.  Minimum Radius on a Collector Street 

  a)  285-feet 

2.  Block Length along Local and Collector Streets 

  a)  1400-feet 

3. Cul-de-Sac Street Lengths 

  a)  1100-feet 

4. Loop Street Lengths 

  a)  1960-feet 

6. Collector Street Standards 

  a)  80-foot wide right-of-way with an open ditch 

 b) Right-of-way shall include 30-feet back of curb to back of curb pavement width 

including 24-inch wide ribbon curbs, 15-foot open ditches, and 6-foot sidewalk on one 

side  

7.  Residential Street Standards 

 a) 27-foot pavement width, with “NO PARKING” on one side, inclusive of stand up curb 

on both sides of the street; or 

 b) 30-foot pavement width, with option of laydown/mountable curb or stand up curb, on 

both sides of the street 

8.  All residential and collector streets will be constructed with asphalt 

9. PUE dedication 

  a)  Only where required 

 
 

APPENDIX A – Zoning Map 

APPENDIX B – Park Phasing Plan 

APPENDIX C – Sidewalk Location Plan 
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EXHIBIT B, ANNEXATION SERVICE PLAN WITH RELATED ATTACHMENTS: 

 

 

 

 



 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

EXHIBIT C, DEVELOPMENT AGREEMENT BETWEEN THE CITY AND ANN DUKE ET. 

AL: 

 



 

 

 

 



 

 

 

 

 



 

 

 

 

 



 

 

 

EXHIBIT D, DEVELOPMENT AGREEMENT BETWEEN THE CITY AND FROEHLING 

BUILDERS, LP: 

 



 

 

 

 



 

 

 

 



 

 

 

 



 

 

 

 

 



 

 

 

 



 

 

 

EXHIBIT E, DEVELOPMENT AGREEMENT BETWEEN THE CITY AND STEEP HOLLOW 

LAND, LP: 
 



 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 



 

 

 

EXHIBIT F, PARKS AND RECREATION ADVISORY BOARD MINUTES FROM 

APRIL 18, 2023: 
 

 

2B   Presentation, discussion and possible action regarding Stella Ranch Subdivision Park System: 

 

David Schmitz commented that the developer for Stella Ranch Subdivision were asked to make a 

presentation to the Board to get their approval to move forward with the development. Chandler Arden 

gave a presentation on the 252 acre of land on the east of Bryan.  This development was named Stella 

Ranch in honor of the legacy of the matriarch of the Cargill family great grandmother of Bryan Cargill 

Reece.  Mr. Arden viewed the location, the plan, plans and partners, mapping, playground equipment, 

trails and cost.  David Schmitz asked for a recommendation to go forward with the Stella Ranch Park 

System. After a brief discussion and questions regarding the presentation, Ken Potts made a 

recommendation to approve the Stella Ranch Subdivision Park System as presented.  Tammi Warford 

second the motion.  The Board unanimously concurred. 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

EXHIBIT G, PLANNING AND ZONING COMMISSION MINUTES FROM JUNE 1, 

2023: 
 

4. Requests related to 252.76 acres of land out of the T.M. Splane Survey and Richardson Perry 

Survey, Abstract No. 44, located approximately 2,000 feet northeast of the intersection of Steep 

Hollow Road and FM 1179 in Brazos County, Texas.  

 

a. Annexation ANNEX23-05: Mitchell & Morgan, LLP 

A request by an area landowner requesting annexation of 252.76 acres of land and 2.96 acres of 

County right-of-way out of the T.M. Splane Survey and Richardson Perry Survey, Abstract No. 44, 

located approximately 2,000-feet northeast of the intersection of Steep Hollow Road and FM 1179 

and adjacent 2.96 acres of FM 1179 right-of-way in Bryan’s extraterritorial jurisdiction (ETJ) in 

Brazos County, Texas. (K. Williams) 

 

Ms. Williams presented the staff report (on file in the Development Services Department). Staff 

recommends approval of this request.   

 

In response to questions from the Commissioners, Mr. Joel Mitchell, on behalf of applicant, stated 

the developers would like flexibility in lot standards due to the long timeframe the development 

will take to build and how the economy changes during that time.  

 

In response to a questions, utilities will be sent to process at Wickson Water District and Burton 

Creek Wastewater Treatment Facility.  

 

Mr. Thomas Leeper, City Attorney, explained types of annexations and that under the annexation 

statue, this is a sort of “link-in-the-chain” annexation. The current neighboring land-owners must 

have an agricultural use, if the use ends, they must be annexed into the City of Bryan.  

 

Commissioners questioned how the privately maintained parks would be liable for maintaining a 

public park. In response, staff stated it would fall under the general rule of the law.  

  

The public hearing was opened. 

 

Mr. Steve Arden, behalf of applicant, stated there are several new subdivisions that have HOA 

public parks that are successful. Mr. Arden also stated the extension of the sanitary sewer will be a 

very significant growth tool for the City of Bryan. 

 

Mr. Chandler Arden, behalf of the applicant, stated his appreciation to staff and provided 

background of ownership of the property. Mr. Arden discussed the various builders that will be 

building larger residences/lots within the development.  

 

The public hearing was closed. 

 

Commissioner Beckendorf moved to recommend approval of Annexation ANNEX23-05 to 

the Bryan City Council, with Agricultural-Open (A-O) assigned zoning for the following 

reasons, to give staff time to review with the applicant and correct some concerns such as the 

proposed 20’ front setbacks, and other concerns that are currently being addressed with the 

subcommittee. Commissioner Watson seconded the motion.  

 

Discussion included that they are excited for the project and look forward to completion of the 

work of the subcommittee.  



 

 

 

 

The motion passed with a vote of seven (7) to one (1), with Commissioner Bush in objection.  
 


