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Overview —

= Community Background

= Residential - Neighborhood
Conservation District (R-NC)

= What's a “stealth dorm” or “Ag
Shack”?

" Bryan’s Response

= Where we are today




Bryan,

= 1871 - Bryan incorporates

= 1876 - Texas A&M University opens
= 1938 - College Station incorporates
= 1970 - Blinn College established

= 1989 - Bryan adopts zoning

= 2002 - Bryan sets limit of no more
than 4 unrelated persons

= 2018 - RELLIS Campus opens




Student Population Growth

Student Population

* College and University growth: 70,000 2010 vs. 2018
* Texas A&M University: 60,000
e 2010: 49,129 students 50,000
e 2018: 68,603 students 40,000
. 30,000
* Blinn College:
20,000
e 2010: 10,863 students
« 2018: 19,581 students L
0
* RELLIS Campus: 2010 2018

RELLIS Campus
B Blinn College (Bryan)
B Texas A&M University

 2018: 1,500 students



* Total 2018 student population
* 89,684

* 44.6% of Bryan and College Station
combined populations

* 200,889

* 40.2% of Brazos County population
e 222,830




Student Population Growth

YOU GET A RENTAL . Studelnt.growth increases transient rental
~.AND.YOU.GET A RENTAL population
. e Students tend to need housing only portions of the
year

* Move frequently within the city to find a better deal
* More common to share housing with roommates

* 54% of the housing stock in Bryan is rentals
~_ EVERYONE GETS A RENTAL 2 g y



rarly 20005

= Students continue to move into single-
Bryan council to review roommate zoning

By APRIL AVISON Eagle Staff Writer Oct 10, 2006 a0

family homes as roommates

e : = QOccupancy in single-family homes is u
nes{ PUDIIC Mmeeting set for 'roommate law' pancy s v : 2
LS to 4 unrelated persons (blood, marriage,
Y adoption)
neighbo an City Counci l nﬂNT AI.WAYS kday to teach residents abou o

st or a2 'ﬂTE My wesamane | ® Neighborhoods are encouraged to

The meeting will be er at 600 E. 26th St. in Bryan. . . .

organize and create associations (NAPP)
Nfﬁmnuns

= 42 City-recognized neighborhood
associations




Early 2000s

Planning and Zoning Commission
subcommittee discussions continue for
over a year

City Council adopts a new zoning district
in March 2006

Residential — Neighborhood Conservation
District (R-NC)
“Single-family home” redefined as

“detached dwelling unit”

Occupancy limited to 2 unrelated in
detached dwelling unit/CUP for up to 4

Bryan race centers on roommate ordinance

By CRAIG KAPITAN Eagle Staff Writer May 5, 2006 %% 0

f vw=& [

When Mike Southerland tried to challenge Mark Conlee last year for the Single Member District 4 seat,
limiting roommates in Bryan neighborhoods was one of his top campaign issues

But now the local insurance agency owner is challenging another incumbent - At-Large Place 6
Councilman Russell Bradley - and both are touting their efforts in getting a roommate resolution passed.

The two longti
election is undg

imaflipicon . .§| u




Existing R-NC

= Purpose: preserve, protect and enhance
character of established residential
neighborhoods

= 47 subdivisions or subdivision phases
rezoned to R-NC District to date

= 2 883 out of 17,657 residential lots
(16.3%)



Neighborhood Associations

Existing R-NC




From “Ag Shacks” to
“Stealth Dorms” to

“Detached Shared Housing™
YOU KEEP USING THAT WORD

y

(-

| DONOT THINK IT MEANS WHAT YOU THINKIT MEANS CITY OF BRYAN
The Good Life, Texas Sode”



How its made

Developer purchases older home on large lots

Existing home is demolished

Lot is split into multiple lots meeting the

minimum lot standards
P&Z consideration of residential replats
Citizen protest during public hearings

Replat “meets all the requirements”

“Stealth dorms” built on each lot



How its made

= Defined as “single-family homes” by the residential building code

= Construction allowed by right in many zoning districts




* Existing lot approx. 100 feet wide
* Current use —single family or rental

 (Can always convert back to single-
family







The first red flag: Lot Division

e 2 new lots - 50 feet wide

e Stealth dorm use —rental to 4
unrelated

e Difficult to convert back to single-
family
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HEATED AREA = B14 S.F. HEATED AREA = 992 S.F,

2ND FLOOR PLAN FLOOR PLAN
AL et =0 Al /e

Usually 4 or 5 bedrooms
With 4 or 5 bathrooms

5th bedroom often called
a “study”

5 unrelated = Zoning
Ordinance violation
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HEATED AREA = B14 5.F.

2ND FLOOR PLAN
SCALL A el =0

FLOOR

HEATED AREA = 992 S.F.

PLAN
16 =1"=0"

Usually 4 or 5 bedrooms
With 4 or 5 bathrooms

5th bedroom often called
a “study”

5 unrelated = Zoning
Ordinance violation



How it's made

Created “multiple-family dwelling” characteristics in a

building and neighborhood intended for single-family use




Impact 201

Known “stealth dorms”

2016 17
2017 37 (Includes “Howdy Court” development)

2018 1 (non-permitted)




Impact 20:

5o,
. AY-




Not a new phe

Aggie Shack - Stealth Dorm - Detached Shared Housing

Student quarter

A student quarter or a student ghetto is a residential area, usually in proximity to a college or university, that houses
mostly students. Due to the youth and relative low income of the students, most of the housing is rented, with some
cooperatives. Landlords have little incentive to properly maintain the housing stock, since they know that they can
always find tenants. Non-students tend to leave the area because of the noise and raucous behavior of the students.
Property crimes, sexual assaults, and noise and drug violations are more common in student quarters.

Most modern student ghettos arose from the rise in post-secondary enrollment after World War Il. Many colleges and
universities became unable to house all their students, while homeowners in adjacent neighborhoods fled from the
influx of students. Such neighborhoods often took over from faculty and other affluent (permanent) residents, as the
housing stock in these areas deteriorated. Many local governments have worked to control the spread of student
ghettos and improve their appearance. Fire safety is a special concern.

References:
Gumprecht, Blake. "Fraternity Row, the Student Ghetto, and the Faculty Enclave: Characteristic Residential Districts in the
American College Town." Journal of Urban History, v.32, no.2, January 2006.

Cornell University




Not a new

{ Fort Worth |Single Housekeeping Unit

e Individuals occupying a dwelling unit that have established ties and familiarity with each other; share a lease
agreement, have consent of the owner to reside on the property, or own the property; jointly use common areas
and interact with each other; and share the household expenses, such as rent or ownership costs, utilities, and other
household and maintenance costs, or share responsibility for household activities. If the unit is rented, all residents
over the age of 18 have chosen to jointly occupy the entire premises of the dwelling unit, under a single written
lease with joint use and responsibility for the premises.

{ Austin WGroup Residential

e use is the use of a site for occupancy by a group of more than six persons who are not a family, on a weekly or
longer basis. This use includes fraternity and sorority houses, dormitories, residence halls, and boarding houses.

( San Marcos WPurpose Built Student Housing

e One or more buildings, each containing two or more living units that are designed, marketed, or used for the
primary purpose of housing college students.
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Bryan’s Response

CiTY OF BrRYAN
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Bryan’s Response

* September 2016 — P&Z Subcommittee established

e March 2017 — First public meeting/stakeholder meetings

e April 2017 — Second public meeting

* September 2017 — Public Q&A meeting/P&Z recommendation

e October 2017 — City Council sets ordinance aside

* January 2018 — P&Z adopts “new and improved” recommendation

* February 13, 2018 — City Council adopts new ordinance



* 2 public meetings

* Online surveys (anonymous)
* Emails from citizens

* Phone calls

* One-on-one stakeholder
meetings

Types of Citizen Input
288 22 21 16

Public Input People Spoke at Email Public Input
Surveys Public Meetings Comments Boards

public Involvement N

Quotes from online survey:

e “LISTEN TO US! Stop thinking about
being greedy little money-snatchers for
ONCE”

* “Unmitigated greed cramming too
much on too little”

e “Let Planners do their jobs and keep
the City Council's opinions out of day
to day operations”



Top 10 C

Citizen Survey ClnT,gmglfL_.l}EyAN

Flease il out the survey below to the best of your abllity. This servey is completely amonymous and will
only be used 10 gather iare information vegarding by-the-room rental housing, There are open ended

L
P a r k I n questions and multiple chodoe questions. Please feel free to write as much or as Hitle as you are
comfortable with 1o share your thoughts and opinions,
Once completed, please retien this survey to the nearest City Staff member. 5. Wha should be held responsible to malntain rental properties?
La W n C a re By-the-Room Rental Housing in Established Neighborhoods: “a ‘The property owner

. The renter/tenant

The City of Bryan has recently seen un increase in the re-subcdivision of bots in established
neighborhoods for the construction of single-family homes, which are often used 25 rental housing, In ¢ Other /Comments:

L]
N 0 I S e response to concerns by neighboring property owners, the Planaing and Zoning Commisston has
appoénted a subcommittee to study the topac.

1. What subdivision do you live In?

Traffic congestion : — , IRy - SRRt s o

b )
e nd d. 1n resp o this d d, what neighborboods are most appropriate as
H 1 t 2. How many of your neighbors are renters ve. owners? alocation for brl’l-c-mnm rental housing lnm,sed an students?

ouse maintenance By e TP o T

o, 1-2 _apls, o7 = }L I SN

Trash and litter e 35 B P PR S

1
2
3
4
5.
6
7
8
9

. d. Mare than §
e.. Dou'tknow brought up In regards to this topic. Please share your thoughts on each of the
S a fet following or add any topics of your own:
. y 3. Hasby-the-room rental housing lmpacted your quality of life ln any way?
. . a. Parking:
A This type of housing has had no impact on me. . ' |} ‘
N i hb h d . i 5. Thistype of b h d he follo Lode efydld Cequf® et spaCes pge )
(h.} This type of housing has impacted me in the following ways: { r
. Neighborhood integrity T gt et s
. makes b very At ¢ B 45 aed! lovd doneded r -
soll ¢ ot HEH ia bk Adol- voardivna —fm, hles A
S50(A } v x bt Sy L& v —toum, hlwe b. Building Standards
. Lack of affordable housing tous ot B o bk Bl wunckig , b uangsen TR
V. O A K Clo8S nothinClom  end 15 IRGSand, iy .-':a/;-“,( Mleg, shuid ke ot 4 ua .*,«.[ causirye Yebn
. s T ,.‘“u;l. ‘4‘eu Lnn.n'll'.;lh'lr 4'.- i

t L]
O p I O n S 4. Have you noticed any malintenance issues/concerns with properties that are reated

vs owner occupied?

10. Poor building standards 1 st s SR e ek e sici?

b 1 have noticed the following:

'.,'4”‘1“')(& T0  haef of nmeed "MHC Scpne @Quaeliry
7 7

‘ / \ e 7 P /Y
bt sbuee o latyu 4 taamg "-’_ L LA TEC £ VI

bl resu ,r,"’-
d. Landscapinf/Maintenance

j ( |
Laacns s Nas /d O VIhGelt TCeiige

“alowed to becsive

A
&




Negative Perceptions LI

“It is too late for the citizens to do anything
once the evil deception (stealth) of rezoning
has been committed...”




Citizen Frustrations = Parking L

* Poor geometry of driveways
 On-street parking to not block those already in driveway

* |llegal on-street parking (blocking driveways)




Citizen Frustrations = Parking L

- Parking on

1l unimproved surfaces




Citizen Frustrat

 Reports of emergency vehicles and school busses not able to pass

in certain locations

 “Parking in established neighborhoods is a nightmare with room-
rentals.”




Citizen Frustrations — Neighborhood Integrity.

e “ .furniture often placed on
roof during parties and
remain for weeks.”

* “The renters have been
climbing on the roofs and
having water balloon (or
something) fights.”







s not all negative

“Less families with kids, however
It also cleaned up very blighted

houses, somewhat increased
parking and traffic, but
manageable.”

“The new homes seem to be nicer
than the ones being torn down.”

“Let be realistic, A&M is growing,
it will continue.”




Howdy Cc

e 17 homes designed for
students

* Cul-de-sac “enclave”

* Did not “invade” established
neighborhoods




Planned Development Standards

Howdy Co

17 student-oriented housing
units

Reduced ROW width
Reduced front setback
6-foot wide sidewalks

Shared parking required in
rear

1 tree planted in front yard

Wrought-iron fence with
masonry columns along
adjacent collector street




Missed Economic Development Potentiall

“The City of Bryan is
missing the boat on
redevelopment of the
North of Northgate
Area”.

- Bryan Developer




Townhomes:

* Twelve 3-story units

* 0.46 acres

* |Improvement value: $2,315,000+

Stealth Dorms:

e Three 2-story units

* 0.44 acres

* Improvement value: $510,000+
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Planning and Zoning
Commission Subcommittee

CiTY OF BrRYAN
The Good Life, Texas Soile.”



Subcommitte

= Regulate growth in a manner that is no
longer harmful or detrimental to the City

of Bryan:

e Define the use

* |dentify successful
developments

 Regulate when and where to
allow it

e Set conditions and standards
to mitigate impacts



Findings

1. Unregulated development of
“stealth dorms” is harmful to the
City of Bryan.

2. “Stealth dorms” should be a
separately defined land use.

3. Not permitted by right in
residential districts.

4. There is no ONE solution to the , —
p rO b I e m . Woodyy; rking.com




Detached Shared Housing (DSH).

Challenges:

e Can’tretroactively make changes to existing structures

* Do not want to impact 3 and 4 bedroom homes owned by families

Do not want to make new development impossible from over-
regulation



Detached Shared Housing (DSH) shall mean a
detached dwelling unit on an individual lot, for

which an approved building permit was issued
after February 13, 2018, with four (4) or more
bedrooms which is occupied or intended to be
occupied by more than two (2) unrelated
persons.



B where and reEEE

* Only by Conditional Use Permit
* Potentially allowed in most residential zoning
districts (except for R-NC District)

e Same process that duplexes and townhomes
go through

e Set standards included, but the P&Z can add e
conditions as well e




Detached S

Building Permit after February 13, 2018

. Allows regulation to not retroactively require site

changes
4 or more bedrooms

. Allows for 3 bedroom developments to be

developed as usual
Required a definition of Bedroom:

. Bedroom shall mean any habitable room 70 sqg. ft. or
greater in floor area, which may be segregated from
the remainder of the dwelling unit with a door or
similar closure, has more than one means of egress
(doorway or window) and is not a kitchen, bathroom
(lavatory), or utility room.

WHAT IS DETACHED SHARED HOUSING (DSH)?

Detached shared houwsing [D3H) is defined as o detached dwelling unit on an individual lof. for
which an approved building permit was issued after February 13, 2018, with four [4) or more
bedreoms, which is coccupied or intended to be occupied by more than two (2] unrelated persons.
(Zoning Ordinance Sec., 1.30-3)

HOW DO | KNOW HOW MANY BEDROOMS A HOME HAS?Z

Any habilable room 70 sq. ft. or greater in loor area which may be segregoted from the remaindar
of the dwelling unit with o door or similar closure, has more than one means of egress [doorway or
window) and is not o kitchen, bathroom [lavatory] or ofility room s considerad to be o bedroom.
(Zoning Ordinance jec. 130-3)

WHERE 15 DETACHED SHARED HOUSING [DSH) ALLOWED?

Detached shared housing i3 permitted by right on properties in the Multiple-Family (MF) zoning
district. Defached shared housing may potentially be allowed with pricr approval of a Conditicnal
Uz Permit [CUP) from the Planning and 2oning Commission in the fallowing zoning districts:

+ Residenfiol District — 7000 [RD-7} + Mixed Use - Residenticl District [MU-1)

+ Residentiol Disinict - 5000 [RD-5) + Scuth College - Residenticl District (SC-R)

HOW DO | REQUEST A CONDITIONAL USE FERMIT (CUP) FOR A DSH2

All Conditional Use Pemmit (CUF) applicaficns may be submitted during regular business hours aft the
Development Sevices Department office an the fist floor of the Municipal Office Bullding located at
300 5. Texas Ave. The process begins with review from the Site Development Review Commitlea
(SDRC). Then the request is schedued for consideration by the Planning and Iening Commission
|P&Z) for approval. Appeals of any conditions or denial by the P&Z may be directed fo the City
Council. {Zoning Ordinance Sec. 130-33)

Flecse note that all CUP requests must conform to specific use standards for DSH developments,
including independantly accessibla off-sreel parking, a diveway of no more than 14 feet in widlh,
two canopy frees, and no more than 50% lot coverage in front of the home. [For more detalls,
please see Ioning Ordinance Sec. 130-34)

WHAT DO | SUBMIT FOR A CUP APPLICATIONZ

+ A Generol Application with non-refundalble $400 opplication fee
+  Supplement E with digital copies of a site plam

The General Application and Supplement E forrm may be found here:
N I - z i N i

| HAVE A 4-BEDRCOM HOME THAT IS NOT BEING USED AS A DSH. DO | NEED A CUP2

Ma. Simply indicate on the building pemit application that the structure will not be used as DIH. Any
change in vse of the strecture to DSH In the future will reguire prior approval of o CUP,

Have more questions? Conlact Development Services af $79-20%-5030 or planning@brvantgoy.




Conditional

Parking and Access:
» 1 off-street parking space per bedroom
* independently accessible parking spaces
e 16-ft. maximum driveway width

Compatibility:
* Two (2) canopy tree - At least one must
be in the front yard

* No more than 50% impervious coverage
in front yard




How IS It en

CITY OF BRYAN APPLICATION FOR BUILDING PERMIT

Simple checkbox on building permit S

1, BDDRESS § LOCATIOH OF WORK: 2
| DATE OF SRRLIATION
MrEssE

PERNIT # [bs ciy]:

BB
TR | EWR & by iy

ir: New Construction: Demolition: \ Sl N e

\~ A mEME

.%ﬁ. NELRESE
. = N - - r-.\ bt
tmtlng Driveway in Present Use: N e

Fhx

PHE N PainE
Intended UEE: 5 ELECOSICEN 5 wrw § Mome dy \Qlﬁﬂirtiﬂ' . HAG (e i Prora )

ELARCHITELT - i vl by b 1 ol colmirnim (Mary | P BN EER: - W rwguire by e o4 c ip codhmim o irm el Pl B
ucting Sidewalk in Will building be used as Detached Yes T r—— | e e e %]
P Shared Housing?(Sec . ) No = o|w+ o[ o|*"o |0 |~ p]™ o

16. # of Dwelling Units: 19. Water Tap Size: R T e e

MH,.MI“.l 1, Foardoslon Tigst ) i_i_,_
- # ﬂf bﬁj noms. Sguare beat ik yznm L":::: : e

iz Entimuied Valussion Loag Top R

#ofbathrooms: 20. Sewer Tap Size: ul % B — 1

(wmheaiion + Tag Feen ® Ary Minr, Fasnj

| . | | HEVHEL R I

Subrmitta’ ol the abrw irlommalon with 2 killy campieled appheation is request 10 appeeseisan e Bemitina 2
ey maneer. (irission of amp nforakar wil causs he vy i Be delzyed urll the micimaton i reosved

Crrraw Brvas
Tt L. .




B wht i they creti e,

 “Stealth dorm” floor plan easily recognizable at permit review

e Code Enforcement

34 complaints since 2013
. 82% no violation determined
. 3 complaints filed in court

. 2 proof grandfathering (rental history) vn“ '"““K
YOUREBEING -
* Symptoms: SNEAKY ' - )
. overflowing trash cans 3 : .
. cars parked in the yard ¢ s
* Investigate root cause - &

e  Citations \
e Compliance Plan \’

¥
2

e “Problem resolves itself” HOW Q“AI"T_
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What Happened Next?
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B we o st waitgIS RIS

* Market slowed right after ordinance passed

* Rental market appears oversaturated
e Stakeholders predicted this

* Some inquiries from interested developers
* No formal submittals

e Everyone seems to be waiting to see what the
others will do first

* First Code Enforcement complaint
e Converted garage to bedroom
* Not in area we expected




Not the only so

* More opportunities for R-NC District created
* New interest in R-NC District zoning
* P&Z Subcommittee continues to meet

Percent Homestead Exempt
N B 5 so%

- s o :
5A% - 6% 0 x Existing F-NC
£7% - 100% -~ Percont HS Exempt

Fxistirg R-NC . y g8 - 100




November 2017 City Golf Course Changes

* New location for municipal golf
course is donated to City

* Former location of golf course is
announced to become new
“Super Park”

* City of Bryan hired Consultant
team, Burditt Consultants to
plan the 147 acre regional park

iIBURDITT

Land|IPlace




November

New Regional Park

* Show-stopper for detached shared housing research process

e Catalyst for redevelopment

* Land surrounding park has significantly increased in value

* Increased political awareness about development surrounding park area




e Council directed staff to
release RFP in February 2018

e Contract with Miller Boskus
Lack executed September 25,
2018

* Experience Districts

Market Opportunity Summary
Catalytic Opportunities

Pattern Book & Regulating Plan
Code Revisions
Implementation Pathways
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Project Timeline

September 2018 Jan/Feb 2019

= Presentation of preliminary
Finalize Contract research to Staffp

October 2018 March/April 2019
Stress Test of Existing Codes Pattern Book and Regulating Plan

November 2018 May 2019
Kick-off Public Engagement

Draft Code recommendations

December 2018 June/luly 2019

Experience Districts & Market

Summary Implementation Matrix

August 2019
Final presentation to City Staff



Thank You!

Martin Zimmermann, AICP
Assistant Director
Development Services
mzimmermann@bryantx.gov
979.209.5030

City oF BrRYaN

The Goad Life, Texas Soile”
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