
 
 

NOTICE OF A REGULAR MEETING 
BRENHAM PLANNING AND ZONING COMMISSION 

MONDAY, JUNE 28, 2021 AT 5:15 PM   
SECOND FLOOR CITY HALL BUILDING 

COUNCIL CHAMBERS 
200 W. VULCAN STREET 

BRENHAM, TEXAS  
 

 
1.       Call Meeting to Order   

 
2.       Public Comments  
  [At this time, anyone will be allowed to speak on any matter other than personnel matters or 

matters under litigation, for length of time not to exceed three minutes. No Board discussion 
or action may take place on a matter until such matter has been placed on an agenda and 
posted in accordance with law.] 

 
3.       Reports and Announcements 

 
CONSENT AGENDA 
 

4. Statutory Consent Agenda 

The Statutory Consent Agenda includes non-controversial and routine items that the Commission may act 
on with one single vote.  A Commissioner may pull any item from the Consent Agenda in order that the 
Commission discuss and act upon it individually as part of the Regular Agenda. 
 

4-a.  Minutes from the May 14, 2021 Planning and Zoning Commission Meeting. 
 
 
REGULAR AGENDA 
 

5. Public Hearing, Discussion and Possible Action on Case No. P-21-011:  A request by WBT 
Investments, LLC / Brion Webb for an Amendment to the City of Brenham’s Official Zoning 
Map of the Code of Ordinances to change the zoning from a Mixed Residential Use District 
(R-2) to a Commercial, Research and Technology Use District (B-2) on approximately 0.99 
acres of land described as part of the P. & A. Hope Survey, A-62 in Brenham, Washington 
County, Texas.    

 
6. Public Hearing, Discussion and Possible Action on Case No. P-21-013:  A city-initiated 

request for an Amendment to the City of Brenham’s Official Zoning Map of the Code of 
Ordinances to change the zoning from a Single-Family Residential Use District (R-1) to a 
Local Business/Residential Mixed-Use District (B-1) for all or a portion of the following tracts 
of land as described by the Washington County Appraisal District property identification 
numbers in Brenham, Washington County, Texas: 

 
a. R14381, 1207 E. Tom Green Street, Arrabella Harrington Survey, A-55, Tract 69 
b. R14394, 1401 E. Tom Green Street, Arrabella Harrington Survey, A-55, Tract 82 
c. R14428, 1209 E. Tom Green Street, Arrabella Harrington Survey, A-55, Tract 109 



d. R14519, 1205 E. Tom Green Street, Arrabella Harrington Survey, A-55, Tract 200 
e. R36669, Vacant Lot, Arrabella Harrington Survey, A-55, Tract 137 
f. R64466, 1306 Loesch Street, Kenjura Subdivision, Section 1, Block 1, Lot 1 
g. R64467, 1304 Loesch Street, Kenjura Subdivision, Section 1, Block 1, Lot 2 
h. R64468, 1302 Loesch Street, Kenjura Subdivision, Section 1, Block 1, Lot 3 
i. R64469, 1300 Loesch Street, Kenjura Subdivision, Section 1, Block 1, Lot 4 
j. R64470, 1301 E. Tom Green Street, Kenjura Subdivision, Section 1, Block 1, Lot 5 
k. R14510, 1200 E. Tom Green Street, Arrabella  Harrington Survey, A-55, Tract 189 
l. R45333, 1204 E. Tom Green Street, Arrabella Harrington Survey, A-55, Tract 344 
m. R14502, 1301 Niebuhr Street, Arrabella Harrington Survey, A-55, Tract 178 
n. R55363, 1800 E. Tom Green Street, James Walker Survey, A-106, Tract 326 

 
 

7. Public Hearing, Discussion and Possible Action on Case No. P-21-012:  A request by Ranier 
& Son Development Company for approval of a residential Replat of Lots 19-22, Block 1, of 
Vintage Farms Subdivision, Phase I, currently addressed as 2036, 2038, 2040, and 2042 
Muscadine Trail, respectively, and Reserve “G” of the Vintage Farms Subdivision, Phase III 
to create Lots 19-R, 20-R, and 21-R in Block 1 of the Vintage Farms Subdivision, Phase I, and 
the right-of-way dedication for the extension (punch-thru) of Trellis Pass, for a total of 
0.689-acres, and further described as part of the Phillip Coe Survey, A-31, in Brenham, 
Washington County, Texas.  
 

8. Public Hearing, Discussion and Possible Action on Case No. P-21-014:  A request by Ranier 
and Son Development Company for an Amendment to the City of Brenham’s Official Zoning 
Map of the Code of Ordinances for an Amendment to the Vintage Farms Planned 
Development District Ordinance Number O-20-028 to revise the retention pond and 
construct a community park, being on approximately 52.428 acres of land located south and 
west of Dixie Road and further described as Tract 7 of the Phillip Coe Survey, A-31 in 
Brenham, Washington County, Texas.    

 
WORKSHOP AGENDA 

 
9. Discussion and Possible Direction to Staff on Case No. P-21-015 Concerning a Text 

Amendment to Appendix A – Zoning of the Code of Ordinances, specifically to the B-1, Local 
Business Mixed District to allow an Automobile (Car) Wash as a Specific Use.  

 
10. Adjourn 

 
CERTIFICATION 

 
I certify that a copy of the June 28, 2021, agenda of items to be considered by the Planning & Zoning 
Commission was posted to the City Hall bulletin board at 200 W. Vulcan, Brenham, Texas on June 24, 2021 
at 12:30 pm.  
 
 
_______________________________________ 
Kim Hodde, Planning Technician  
 
 
Disability Access Statement:  This meeting is wheelchair accessible.  The accessible entrance is located at the Vulcan 
Street entrance to the City Administration Building.  Accessible parking spaces are located adjoining the entrance.  
Auxiliary aids and services are available upon request (interpreters for the deaf must be requested twenty-four (24) 
hours before the meeting) by calling (979) 337-7567 for assistance. 
 



 
 
I certify that the attached notice and agenda of items to be considered by the Planning and Zoning 
Commission was removed by me from the City Hall bulletin board on the ________ day of 
___________________, 2021 at __________. 
 
 
___________________________________ ________________________________ 
Signature Title 
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CITY OF BRENHAM 
PLANNING AND ZONING COMMISSION MINUTES 

May 14, 2021 
 
The meeting minutes herein are a summarization of meeting procedures, not a verbatim transcription. 
 
A regular meeting of the Brenham Planning and Zoning Commission was held on May 14, 2021 at 12:00 
pm in the Brenham Municipal Building, City Council Chambers, at 200 West Vulcan Street, Brenham, 
Texas. 
 
Commissioners present: 
M. Keith Behrens, Chair 
Chris Cangelosi 
Calvin Kossie  
Cayte Neil 
Marcus Wamble  
 
Commissioners absent: 
Dr. Deanna Alfred, Vice Chair (excused) 
Artis Edwards, Jr. (excused) 
 
Staff present: 
Stephanie Doland, Development Services Director 
Shauna Laauwe, Project Planner 
Kim Hodde, Planning Technician  
Katherine Briscoe, Main Street Manager 
 
Citizens / Media present:  
John Henry, Bleyl Engineering  
Matt Neil 
Damon Kallie  
Alyssa Faykus, Brenham Banner Press

1. Call Meeting to Order 
 
Chairman Behrens called the meeting to order at 12:00 pm with a quorum of five (5) Commissioners 
present.    
 
2. Public Comments 
 
There were no public comments.  
 
3. Reports and Announcements 
 
Stephanie Doland informed the Board of the following meeting dates: 

• May 24, 2021 – no P & Z meeting. 
• June 3, 2021 – Workshop update from the Food Truck Task Force to City Council.  Commissioners 

are welcome to attend.  
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• June 21, 2021 – 12:00 pm – Joint meeting of the Planning and Zoning Commission and the Main 
Street Board regarding the Historic Preservation Ordinance.   

• June 28, 2021 – 5:15 pm – regular Planning and Zoning Commission meeting (to-date two rezoning 
requests are scheduled). 
 

CONSENT AGENDA 
 
4. Statutory Consent Agenda 
The Statutory Agenda includes non-controversial and routine items that the Commission may act on with 
one single vote.  A Commissioner may pull any item from the Consent Agenda in order that the 
Commission discuss and act upon it individually as part of the Regular Agenda.  
 

4-a.  Minutes from the March 22, 2021 Planning and Zoning Commission Meeting. 
 
4-b. Case No. P-21-005:  Preliminary Plat of the Fairview Terrace Subdivision, Lot 1, being 

1.202 acres and Lot 2, being 5.490 acres, for a total of 6.692 acres out of the A. 
Harrington Survey, A-55 in Brenham, Washington County, Texas.   

 
4-c. Case No. P-21-006:  Final Plat of the Fairview Terrace Subdivision, Lot 1, being 1.202 

acres and Lot 2, being 5.490 acres, for a total of 6.692 acres out of the A. Harrington 
Survey, A-55 in Brenham, Washington County, Texas.   

 
4-d. Case No. P-21-009:  Preliminary Plat of the Chapel Subdivision, Lot 1, Block 1, being 

0.233 acres out of the A. Harrington Survey, A-55 in Brenham, Washington County, 
Texas.   

 
4-e. Case No. P-21-010:  Final Plat of the Chapel Subdivision, Lot 1, Block 1, being 0.233 acres 

out of the A. Harrington Survey, A-55 in Brenham, Washington County, Texas.   
 

Chairman Behrens called for a motion for the statutory consent agenda. A motion was made by 
Commissioner Wamble and seconded by Commissioner Kossie to approve the Statutory Consent Agenda, 
as presented.  The motion carried unanimously. 
 
REGULAR SESSION 
 
5. Public Hearing, Discussion and Possible Action on Case No. P-21-008:  A request by Sandalwood 

Brenham Partners, LLC for approval of the following: 
 
a. A Replat of Lot 3, Block 1, Wehmeyer Acres to create Lot 3R, Block 1, being 9.12 acres 

out of the Phillip Coe Survey, A-31, in Brenham, Washington County, Texas; and  
 

b. A Final Plat of Sandalwood Subdivision, Lot 1, Block 1, being 19.89 acres of land, 
currently addressed as 2001 FM 389, out of the Phillip Coe Survey, A-31, in Brenham, 
Washington County, Texas.  

 
Shauna Laauwe, Project Planner, presented the staff report for Case No. P-21-008 (on file in the 
Development Services Department).  Ms. Laauwe stated that this is a request from Sandalwood Brenham 
Partners, LLC / Brian Dobiyanski – Jones and Carter for a replat of Lot 3, Block 1 of Wehmeyer Acres to 
create Lot 3R, Block 1, being 9.12 acres and a request for a final plat of the Sandalwood Subdivision, Lot 
1, Block 1, being 19.89 acres of land.  The applicant would like to remove approximately 3.20-acres of land 
from the northern portion of Lot 3, Block 1 of Wehmeyer Acres and replat it as part of the Sandalwood 
Subdivision, Lot 1, Block 1.  Although most of the Sandalwood property is already developed as a 
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Manufactured Home Park, the subject site does not have a recorded plat, thus, approval of a Final Plat is 
required for future development.  This plat also includes dedication of 20-foot and 30-foot public utility 
easements and a 10-foot drainage easement.  
 
Development Services staff and Strand Engineering have reviewed the proposed residential Replat and 
the proposed Final Plat for compliance with the City of Brenham’s regulations and ordinances and 
recommends approval of the proposed residential Replat and the proposed Final Plat, as presented.   
 
Staff did not receive any citizen comments for or against this request.   
 
Chairman Behrens opened the Public Hearing at 12:09 pm.  There were no citizen comments.  
 
Chairman Behrens closed the Public Hearing at 12:09 pm.  
 
A motion was made by Commissioner Kossie and seconded by Commissioner Neil to approve the requests 
by Sandalwood Brenham Partners, LLC for a Replat of Lot 3, Block 1, Wehmeyer Acres to create Lot 3R, 
Block 1; and a Final Plat of Sandalwood Subdivision, Lot 1, Block 1, in Brenham, Washington County, Texas, 
as presented.  The motion carried unanimously. 
 
WORK SESSION 
 
6. Report on the Historic Preservation Ordinance and Public Meeting Update.    
 
Stephanie Doland gave the Planning and Zoning Commission an update on the Historic Preservation 
Ordinance committee and their efforts to draft an Ordinance.  The full presentation is on file in the 
Development Services Department.   The update included why a Preservation Ordinance should be 
adopted, the project history and timeline, the work of the committee thus far, and  next steps.  Ms. Doland 
encouraged everyone to sign up for the Historic Preservation Ordinance newsletter and to review the 
section drafts at www.cityofbrenham.org/MainStreet.    Ms. Doland stated that the committee  planned 
to meet at least one additional time, gather feedback and public input and that the proposed ordinance 
would then be presented for review and adoption by the Main Street Board, Planning and Zoning 
Commission and for final approval by the City Council. 

 
 
7. Adjourn.  
 
A motion was made by Commissioner Wamble and seconded by Commissioner Kossie to adjourn the 
meeting at 12:36 pm.   The motion carried unanimously.  
 
The City of Brenham appreciates the participation of our citizens, and the role of the Planning and Zoning 
Commissioners in this decision-making process. 
 
Certification of Meeting Minutes: 
        
_________________________________ M. Keith Behrens   June 28, 2021 
Planning and Zoning Commission  Chair    Meeting Date  
   
 
_________________________________ Kim Hodde   June 28, 2021 
Attest      Staff Secretary   Meeting Date 

http://www.cityofbrenham.org/MainStreet
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City of Brenham 
Planning and Zoning Commission 
Staff Report  
June 28, 2021 
 
 
 

CASE NUMBER P-21-011 
ZONE CHANGE REQUEST – 1408 N. Park Street 

STAFF CONTACT:  Shauna Laauwe, AICP, Project Planner   

OWNERS:  WBT Investments, LLC 

APPLICANTS:  Brion Webb 

ADDRESS/LOCATION: 1408 N. Park Street (Exhibit A) 

LEGAL DESCRIPTION:  0.9903 acres of land in the P. & A. Hope Survey, A-62  

LOT AREA:  Approximately 0.9903 acres 

ZONING DISTRICT/USE: Mixed Residential Use District (R-2) / Vacant Land (Exhibit B) 

FUTURE LAND USE:  Commercial 

REQUEST: A request to change the zoning classification from a Mixed Residential 
Use District (R-2) to a Commercial Research and Technology Use District 
(B-2) (Exhibit C) 

BACKGROUND: 

The subject property is owned by WBT Investments and Brion Webb is a partner and the applicant.  The 
subject property is currently zoned R-2, Mixed Residential Use Zoning District and consists of a 0.9903-
acre vacant tract located at 1408 N. Park Street.  The applicant is requesting to rezone the property to be 
consistent with the abutting property to the south.  Mr. Webb is requesting that the property be rezoned 
to B-2, Commercial Research and Technology Use District, to match the existing zoning to the south and 
to facilitate future development. The property is currently zoned as R-2, Mixed Residential Use District. 

ANALYSIS OF CITY OF BRENHAM ZONING POLICIES: 
 
The purpose of zoning policies is to provide guidelines for considering future amendments to the zoning 
ordinance (Part 1, Section 4 of Appendix A – “Zoning” of the Brenham Code of Ordinances).  They are as 
follows:  
 
(1) The city's zoning should recognize and seek to preserve the small-town attributes that make Brenham 

a special place for its citizens to live, work and play.  Please refer to Map 1 on the following page for 
a visual of the current zoning described herein.   

 
The subject property is an existing vacant property addressed as 1408 N. Park Street and generally 
located on the east side of N. Park Street, south of AH Ehrig Drive and adjacent to the Hasskarl 
Tennis Court Park area to the north and east. The surrounding area is a mixture of uses to include 
commercial businesses, residential, and park land.  The subject property and the adjacent Hasskarl 
Park complex are currently zoned R-2, Mixed Residential Use District.  The adjacent properties to 
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the south and southeast, bound by E Sayles 
Street, are zoned B-2, Commercial, Research 
and Technology District, with the abutting 
property directly to the south being vacant and 
the lot to the southeast developed as the Teen 
Challenge complex (former St. Jude Hospital).   
To the west, across N. Park Street, is zoned B-1, 
Local Business/Residential Mixed-Use District.  
The property directly to the east, across N. Park 
Street is developed as Lauren Concrete and is a 
nonconforming use.  Except for vacant used car 
lot located on the northwest corner of Sayles 
Street and N. Park Street, all the other nearby 
B-1 properties appear to be single-family 
residences.   
 
Interestingly, it was recently discovered that 
since 1996, the adjacent B-2 District to the 
south that is bounded by E Sayles Street has 
been erroneously marked as a B-1, Local 
Business/Residential Mixed Use District on the 
zoning map. 
 
The applicant wishes to possibly combine the subject property with the vacant B-2 property to the 
south, which he also currently owns.  Allowing the proposed rezoning request would allow the 
approximately one-acre tract of land to potentially be part of an overall 2.2-acre commercial 
development.  
  

(2) The city's zoning should be guided by the future land use plan and other applicable guidelines found 
in the Comprehensive Plan. 
 
As shown in Map 2, the future land use map portion 
of the Historic Past, Bold Future: Plan 2040 
Comprehensive Plan suggests the subject property 
may be appropriate for commercial uses.  The future 
land use map helps depict what the Comprehensive 
Plan envisions as future uses in the City.  In the map, 
the pinkish/red area represents commercial, the 
yellow represents single-family uses, and the green 
represents parks/public use.  The Comprehensive 
Plan includes land use policies to help guide land use 
decisions.  Specifically, the Plan recommends that the 
City consider permitting commercial retail, office and 
service uses along highly traveled roadways such as 
N. Park Street that serves as TX Highway Business 36 
and a minor arterial.  If the requested zone change 
were approved, the subject property would allow for 
the development of commercial retail, office, service 
use and small multifamily development uses. Staff 
finds that the proposed request is aligned with the goals and land use polices established in the 
Comprehensive Plan. 

Map 1 

Map 2- Future Land Use Map 
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(3) The city's zoning should be designed to facilitate the more efficient use of existing and future city 

services and utility systems in accordance with the Comprehensive Plan. 
 

The subject property is currently undeveloped with existing utility services located along the right-
of-way of N. Park Street and an additional 8” water line runs along the southern property line.  Staff 
does not anticipate that new infrastructure would be required for new development. 

 
(4) The city's zoning should be organized and as straight forward as possible to minimize use problems 

and enforcement problems. 
 

The proposed zone change, if approved, will be reflected on the City of Brenham zoning map 
available for citizen viewing on the City of Brenham homepage.   

 
(5) The city's zoning process should be fair and equitable, giving all citizens adequate information and 

opportunity to be heard prior to adoption of zoning amendments. 
 
Property owners within 200 feet of the project site were mailed notifications of this request on June 
17, 2021.  The Notice of Public Hearing was published in the Brenham Banner on June 15, 2021.  Any 
public comments submitted to staff will be provided in the Planning & Zoning Commission and City 
Council packets or during the public hearing. 

 
(6) The city's zoning should ensure that adequate open space is preserved as residential and commercial 

development and redevelopment occur. 
 

If approved, the property will be required to adhere to minimum building setbacks and maximum 
impervious coverage requirements for property zoned B-2, Commercial Research and Technology. 
Staff finds that the requirements will ensure that adequate open spaces is preserved on the subject 
property.   

 
(7) The city's zoning should ensure Brenham's attractiveness for the future location of business and 

housing by preserving an attractive and safe community environment in order to enhance the quality 
of life for all of its residents. 

 
Staff finds that the requested zoning and associated land uses are appropriate for this location given 
adjacent zoning designations, existing development in the vicinity, and conformance with the City’s 
adopted future land use map.  

 
(8) The city's zoning ordinance should preserve neighborhood culture by retaining and promoting land 

uses consistent with the community's plan for the development and/or redevelopment of its 
neighborhoods. 

 
Rezoning the subject property to B-2 will allow the subject property to develop in accordance with 
property in the immediate vicinity.  The subject approximate one-acre tract of land may be 
combined at a future date with the adjacent 1.22-acre tract to the south that is under plan review 
for a future automated car wash.  The future use may include retail, office uses or an expansion of 
the future car wash.  The surrounding property to the west across N Park Street is zoned B-1 but is 
largely made up of single-family residential uses and few neighborhood retail uses.  The adjacent 
property to the south and east is zoned B-2 and is developed as an outreach center for teens.  Staff 
finds that the proposed zoning would preserve the existing neighborhood culture and is consistent 
with the community’s plan for the development and/or redevelopment of its neighborhoods. 
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(9) The city's zoning should protect existing and future residential neighborhoods from encroachment by 

incompatible uses. 
 

Staff finds that rezoning the property will protect and not adversely affect adjacent existing and 
future residential neighborhoods due to the City’s adopted development standards including 
requirements related to buffer yards, screening, setbacks, drainage, and landscaping.  
 

(10) The city's zoning should assist in stabilizing property values by limiting or prohibiting the       
development of incompatible land uses or uses of land or structures that negatively impact adjoining 
properties. 

 
Staff is unable to determine any destabilizing effects on the neighboring properties should this 
rezoning request be approved.  The proposed B-2 zoning for the subject property is aligned with the 
adjacent properties surrounding this tract.   

 
(11) The city's zoning should make adequate provisions for a range of commercial uses in existing and 

future locations that are best suited to serve neighborhood, community, and regional markets. 
 

If approved, the proposed rezoning will allow construction of a mixture of land uses, including 
multiple-family, retail, office, and commercial uses on the approximate 1-acre vacant subject tract.  
The surrounding property to the west, across N. Park Street is zoned B-1 District that allows a 
mixture of residential uses as well as neighborhood-focused businesses.  Staff finds that the 
proposed zoning change would make adequate provisions for a range of commercial uses in existing 
and future locations to serve the area neighborhood and community markets.  

 
(12) The city's zoning should give reasonable accommodation to legally existing incompatible uses, but it 

should be fashioned in such a way that over time, problem areas will experience orderly change 
through redevelopment that gradually replaces the nonconforming uses. 

 
The applicants request will allow the subject property to develop with a mixture of land uses and if 
approved, will allow for compatible, legally conforming development. The property is currently 
undeveloped; thus, the rezoning would not result in any existing uses to become nonconforming. 

 
(13) The city's zoning should provide for orderly growth and development throughout the city. 

 
Staff finds that the proposed rezoning change will allow for the orderly growth and development in 
the general vicinity and throughout the city. Furthermore, the proposed rezoning is in accordance 
with the City’s adopted Future Land Use Map and Comprehensive Plan.  

STAFF RECOMMENDATION:  
Based on the evidence and findings above, Staff recommends approving the proposed rezoning of the 
0.9903-acre tract generally located at 1408 N. Park Street to the Commercial Research and Technology 
zoning use district (B-2) for the subject tract. 
 
EXHIBITS: 
A. Aerial Map 
B. Zoning Map 
C. Future Land Use Map 
D. Cover Letter 
E. Site photos  
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EXHIBIT “A” 
AERIAL MAP 
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EXHIBIT “B”  
ZONING MAP 
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EXHIBIT “C” 
 FUTURE LAND USE MAP 
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EXHIBIT “D” 
ZONE CHANGE COVER LETTER 
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                      EXHIBIT “E” 
SITE PHOTOS 

 
 

 

 

 

  

 

N. Park Street looking south.   

N. Park Street looking north from Teen Challenge driveway. 
Picture shows both vacant lots. 
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City of Brenham 
Planning and Zoning Commission 
Staff Report  
June 28, 2021 
 
 
 

CASE NUMBER P-21-013 
ZONE CHANGE REQUEST – R-1 to B-1 

STAFF CONTACT:  Shauna Laauwe, AICP, Project Planner   

APPLICANT:  City of Brenham   

LEGAL DESCRIPTION:  All or a portion of various tracts of land generally bound by and/or 
adjacent to the southwest corner of South Blue Bell Road and East Tom 
Green Street to the north, west to Loesch Street and 675 feet north 
along Loesch Street, then 698 feet to the west, 93 feet south, 132 feet 
west, then 590 feet south to E Tom Green Street, then 230 feet west to 
Woodson Lane, then 269 feet to the south, 130 feet to the east, 1,057 
feet south to Niebuhr Street,  and bound to the south along Niebuhr 
Street east to South Blue Bell Road, then bounded to the east by South 
Blue Bell Road  from Niebuhr Street to East Tom Green Street. 

LOT AREA:  Approximately 87.24 acres 

ZONING DISTRICT/USE: R-1, Single Family Residential / Residential, Philanthropic, and 
Institutional uses (Exhibit B) 

FUTURE LAND USE:  Commercial and Institutional uses 

REQUEST: A request to change the zoning classification from Single-Family 
Residential Use District (R-1) to Local Business Mixed Residential District 
(B-1).  (Exhibit C) 

BACKGROUND: 

Within the last 3 months, City Staff has received numerous calls from potential buyers of 1209 E Tom 
Green Street, a property undergoing a foreclosure to determine what commercial uses are permitted for 
the site.  While this property has been zoned R-1, Single-Family Residential since zoning was implemented 
in the the City of Brenham in 1968, the property has had many nonresidential uses over the last 60 years.  
The property has been granted several specific use permits over the years to include: 
 

• 1977- Construction and operation of the Mary Maddox dance studio 
• 1988- Architectural design studio (5 year term) 
• 1992- Ken Parker Construction for a construction office (3 year term) 
• 1995- Ken Parker Construction renewed for additional 3 year term 
• 2012- Daycare allowed as an existing non-conforming use (no SUP) 
• 2015- Proposed use for a dance studio  
• 2015- Residential addition and remodel.  Utility hooked up for residential use. (permitted use) 
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While renovations to the interior of the structure were conducted in 2015, the exterior and much of the 
interior of the existing structure is commercial in character.  When researching this property and the 
adjacent and surrounding uses, it was found that of the fourteen (14) lots that encompass the 
approximate 87-acre area (Shown in Map 1 below) only four (4) were permitted uses (single-family), with 
one (1) use, the WC Healthy Living Association (Senior Center), that has an approved SUP as a 
philanthropic use, and five (5) lots are vacant, with four (4) of the vacant lots being owned by the Senior 
Center who requested and received a SUP in June 2020 for the expansion of the parking area.  The VFW, 
Texas National Guard, Brenham ISD, and Blue Bell Acquatic Center (BBAC) are governmental public uses.  
The property located at 1209 E. Tom Green is labeled as (MU) below as it has been a variety of residential 
and commercial uses.     

 
 

 
Starting at the southwest corner of South Blue Bell Road and East Tom Green Street, the 87-acre area 
(shown within the checkered outline in Map 1) is generally bounded by E. Tom Green to the north, 
Woodson Lane to the west, Niebuhr Street to the south and South Blue Bell Road to the east The subject 
area is currently zoned R-1 (See Map 1 above).  The only four (4) existing  permitted uses include three (3) 
single family homes along E. Tom Green Street and the current vacant mixed-use property at 1209 E. Tom 
Green.  The Senior Center received a SUP for a philanthropic use in 2012 and the adjacent four vacant lots 
to the center received a SUP in June 2020  to allow an expanded parking area for the philanthropic use.  
The Veteran’s of Foreign Wars and the Texas National Guard is under one address as 1204 E. Tom Green 
and is considered under governmental jurisdiction.  The Brenham Independent School District (BISD) 
property that encompasses approximately 60-acres of the 87-acres area and includes the Brenham High 
School football stadium, Brenham Junior High and Brenham Middle School are public school property and 
are nonconforming or grandfathered uses.  Surrounding zoning districts include R-1, to the north, west 
and south, with B-1, Local Business Mixed Residential located to the northeast on the corner northwest 
corner of S. Blue Bell Road and E. Tom Green Street and also to the south on the southwest corner of S. 

Map 1 
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Blue Bell Road and Niebuhr Street.  Across S. Blue Bell Road to the east is zoned I, Industrial and includes 
the Blue Bell Cremery and other industrial developments.  The Future Land Use Map envisions the area 
within the proposed rezoning area north of E. Tom Green Street as Commercial and the area south of E. 
Tom Green Street as Institutional.  In order to bring the portion north of E. Tom Green Street more in line 
with the future land use plan and predominate existing uses, in addition to the intense public uses south 
of E. Tom Green Street and north of Niebuhr Street, Staff has prepared a City initiated rezoning of the 
area from R-1 to B-1, Local Business Mixed Residential District.  As single-family homes, philanthropic 
uses, schools, and governmental institutions are permitted uses in the B-1 District, the rezoning would 
not cause any of the existing land uses within the proposed 87-acre to become nonconforming.  The 
proposed rezoning to B-1 along E. Tom Green Street would also be a step towards the envisioned non-
residential use of the future land use plan.   
 
ANALYSIS OF CITY OF BRENHAM ZONING POLICIES: 
 
The purpose of zoning policies is to provide guidelines for considering future amendments to the zoning 
ordinance (Part 1, Section 4 of Appendix A – “Zoning” of the Brenham Code of Ordinances).  They are as 
follows:  
 
(1) The city's zoning should recognize and seek to preserve the small-town attributes that make Brenham 

a special place for its citizens to live, work and play.  Please refer to Map 1 for a visual of the current 
zoning described herein.   

 
The subject rezoning area is surrounded by single-family residential with a mixture of commercial 
and industrial uses within the vicinity.  The proposed area encompasses approximately 87 acres and 
14 separate lots.  All adjacent properties are zoned R-1, Single-Family Residential.  Nearby, across 
from the Blue Bell Aquatic Center, on the northwest corner of S Blue Bell Road and E Tom Green, is 
zoned B-1, Local Business Mixed Residential District and developed as the Texas Farm Bureau.  Near 
the southeast corner of the proposed rezoning area, on the southwest corner of Niebuhr Street and 
S Blue Bell Road, is a B-1 District that is developed as an orthodontist office at 1910 Niebuhr Street 
and Strand Associates at 1906 Niebuhr Street.  To the east, across S Blue Bell Road is a large I, 
Industrial District that is developed as Blue Bell Creamery, with other uses that include mini storage 
facilities and automobile service businesses.  
 
The City is currently pursuing the rezoning to B-1 in order to establish the existing specific uses and 
institutional uses as permitted uses and to align the zoning with the envisioned future land use plan 
approved as part of the Comprehensive Plan:  Historic Past, Bold Future: Plan 2040 approved in 
September 2019.  The existing Senior Center, Texas National Guard, VFW, and BISD properties are 
unlikely to be converted to single-family residential uses in the future, and the property at 1209 E 
Tom Green has been granted four (4) different specific use permits for uses that are not allowed as 
either permitted or specific use by today’s R-1 zoning designation.    The purpose of the B-1, Local 
Business/Residential Mixed Use District is to establish a medium density, mixed use district in order 
to provide convenient locations for neighborhood shopping and for affordable moderate density 
multifamily housing with easy access to transportation routes and neighborhood shopping.  The B-
1 District allows residential uses to include single-family, two-family, townhomes, multifamily 
developments on two acres or more.  The large vacant lot that has access via Loesch Street and E. 
Tom Green is approximately 5.34-acres and the B-1 District would allow for the tract to be 
neighborhood commercial, single family and two family residential, as well as multi-family 
residential.  In addition, the B-1 district allows neighborhood commercial uses such as, offices, 
florist shops, dance studios, retail, restaurants, and outpatient clinics.  All the existing uses, to 
include the three single-family residential lots, located within the proposed rezoning area are 
permitted within the B-1 District.   
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As evidenced, the subject area is a long-standing mixture of land uses to include residential, 
commercial, and institutional.  Approval of the proposed rezoning request would allow for the 
existing specific uses and institutional uses to make improvements within the B-1 specifications that 
include bufferyard and landscaping requirements and for neighborhood commercial uses to 
potentially develop on East Tom Green Street. 

 
(2) The city's zoning should be guided by the future land use plan and other applicable guidelines found 

in the Comprehensive Plan. 
 
 

 
As shown in Figure 2, the future land use map portion of the Historic Past, Bold Future: Plan 2040 
Comprehensive Plan suggests the subject property may be appropriate for commercial uses and the 
existing institutional uses.  In the future land use map, the pink/reddish areas represent 
commercial, the yellow represents single-family residential, and the purple represents areas 
appropriate for industrial uses.  The proposed B-1 zoning district allows for a mixture of land uses, 
including single-family, two-family, and multifamily residential, and neighborhood commercial 
uses.  Except for the commercial area along E Tom Green Street shown on the map, the existing 
zoning map and developed uses are in conformance with the envisioned future land use map.   

 
The proposed B-1 zoning is in line with the Future Land Use Map vision of commercial uses, in 
addition to representing a step between the surrounding residential and the more intense 
commercial and industrial uses along S. Blue Bell Road.  The Comprehensive Plan encourages 
neighborhood-focused businesses that include smaller footprint sites, such as those found in the B-
1 District, that cater to serving a smaller area.  Such neighborhood-focused businesses would be an 
asset to both the surrounding residential and institutional uses. Staff finds that the proposed 

Figure 2- Future Land Use Map 



5 
 

request meets the Future Land Use Plan and is a step towards the goals and land use policies 
established in the Comprehensive Plan. 

 
(3) The city's zoning should be designed to facilitate the more efficient use of existing and future city 

services and utility systems in accordance with the Comprehensive Plan. 
 

The proposed rezoning area mostly consists of developed land with existing utility services located 
along the rights-of-way of E. Tom Green Street, Niebuhr Street, and S. Blue Bell Road.  It is likely 
that no new infrastructure would be required for new development. 

 
(4) The city's zoning should be organized and as straight forward as possible to minimize use problems 

and enforcement problems. 
 

The proposed zone change, if approved, will be reflected on the City of Brenham zoning map 
available for citizen viewing on the City of Brenham homepage.   

 
(5) The city's zoning process should be fair and equitable, giving all citizens adequate information and 

opportunity to be heard prior to adoption of zoning amendments. 
 

Property owners within 200 feet of the project site were mailed notifications of this request on June 
17, 2021.  The Notice of Public Hearing was published in the Brenham Banner on June 15, 2021.  Any 
public comments submitted to staff will be provided in the Planning & Zoning Commission and City 
Council packets or during the public hearing. 

 
(6) The city's zoning should ensure that adequate open space is preserved as residential and commercial 

development and redevelopment occur. 
 

If approved, the properties will be required to adhere to minimum building setbacks and maximum 
impervious coverage requirements for property zoned B-1. The B-1 zoning district establishes a 
maximum impervious coverage limit of 80% and minimum building setbacks. Furthermore, 
development of new nonresidential uses adjacent to an existing residential use will require 
additional buffer yard requirements along the property lines of the residential use.  Staff finds that 
the adopted zoning ordinance and building codes will ensure that adequate open spaces are 
preserved on the subject lots.   

 
(7) The city's zoning should ensure Brenham's attractiveness for the future location of business and 

housing by preserving an attractive and safe community environment in order to enhance the quality 
of life for all of its residents. 

 
The requested zoning and associated land uses are appropriate for this location given adjacent 
zoning designations, existing development within and in the vicinity, as well as conformance with 
the City’s adopted future land use map.  

 
(8) The city's zoning ordinance should preserve neighborhood culture by retaining and promoting land 

uses consistent with the community's plan for the development and/or redevelopment of its 
neighborhoods. 

 
Rezoning the subject area to B-1 will allow the existing specific uses and institutional uses that 
comprise 10 of the 14 lots to be legally conforming uses.  The adjacent properties to the subject 
area are zoned R-1, with nearby B-1 properties on the northwest corner of S. Blue Bell Road and E. 
Tom Green and on the southwest corner of S. Blue Bell Road and Niebuhr Street. To the east, across 
S. Blue Bell Road is zoned I, Industrial District with a mixture of commercial and industrial uses.  The 
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proposed B-1 District is an appropriate step up from the surrounding residential uses to the nearby 
commercial and industrial uses as the B-1 District allows both residential uses and neighborhood 
commercial.   
 
Rezoning the property from a residential use to a mixed commercial and residential use would allow 
the existing residential properties to benefit from buffer yard and screening requirements that are 
established to preserve existing neighborhoods and ensure adjacent commercial property develops 
in a manner compatible to nearby land uses.  Any new commercial development next to an existing 
residential use, would be required to have a 20-foot buffer yard in addition to the standard 
setbacks.  In addition, twenty percent (20%) of the buffer yard is required to be landscaped and a 
screening hedge or fence is mandated.  Staff finds that the proposed zoning would preserve the 
existing neighborhood culture and is consistent with the community’s plan for the development 
and/or redevelopment of its neighborhoods. 
 

(9) The city's zoning should protect existing and future residential neighborhoods from encroachment by 
incompatible uses. 

 
Staff finds that rezoning the properties will protect and not adversely affect adjacent existing and 
future residential neighborhoods due to the City’s adopted development standards including 
requirements related to buffer yards, screening, setbacks, drainage, and landscaping.  
 

(10) The city's zoning should assist in stabilizing property values by limiting or prohibiting the       
development of incompatible land uses or uses of land or structures that negatively impact adjoining 
properties. 

 
Staff is unable to determine any destabilizing effects on the neighboring properties should this 
rezoning request be approved.  The proposed B-1 zoning for the subject properties is aligned with 
the surrounding areas to the north, south, west, and east and provides an adequate step-up in 
zoning from the single-family uses to the commercial and industrial uses to the east across S. Blue 
Bell Road.  

 
(11) The city's zoning should make adequate provisions for a range of commercial uses in existing and 

future locations that are best suited to serve neighborhood, community, and regional markets. 
 

The subject properties are within an area predominately made up of single-family homes and 
nearby commercial and industrial uses to the east along the S. Blue Bell Road corridor.  Property 
zoned for commercial and industrial uses are generally located to the east, across S. Blue Bell Road, 
with some light commercial uses located on the northwest corner of E. Tom Green Street and S. 
Blue Bell Road and the southwest corner of Niebuhr Street and S. Blue Bell Road.  Staff finds that 
the proposed zoning change, if approved, will allow for orderly commercial development along E. 
Tom Green that will serve the properties in the general vicinity and the community.  Similarly, there 
are additional properties in the vicinity that could be utilized for residential use.  

 
(12) The city's zoning should give reasonable accommodation to legally existing incompatible uses, but it 

should be fashioned in such a way that over time, problem areas will experience orderly change 
through redevelopment that gradually replaces the nonconforming uses. 

 
The proposed properties to be rezoned are primarily institutional uses and staff is unaware of any 
lots that the B-1 rezoning would result in being considered legally nonconforming (grandfathered) 
uses.  Existing nonconforming light commercial uses would become conforming permitted uses with 
the proposed rezoning.  
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(13) The city's zoning should provide for orderly growth and development throughout the city. 
 

Staff finds that the proposed rezoning change will allow for the orderly growth and development in 
the general vicinity and throughout the city. Furthermore, the proposed rezoning is in accordance 
with the City’s adopted Future Land Use Map and Comprehensive Plan.  

 
STAFF RECOMMENDATION:  
 
Based on the evidence and findings above, Staff recommends approving the proposed rezoning of the 
approximate 87-acre area generally bounded by E. Tom Green to the north, Woodson Lane to the west, 
Niebuhr Street to the south and South Blue Bell Road to the east, to the Local Business Mixed Residential 
zoning use district (B-1).   
 
As of the date of this report, Staff has received two letters of concern and phone calls from property 
owners along Loesch Street regarding the 5.34-acre vacant lot that has access via Loesch Street and E. 
Tom Green.  Concerns stated were that with the proposed rezoning the tract could be developed with 
multifamily residential (greater than 2 acres) or other larger and more intense neighborhood commercial 
use.  Given these concerns, Staff would also support an alternative of rezoning only a portion of the lot, 
such as the approximately 455-feet of width that abuts E. Tom Green Street by 150 feet of depth as shown 
in the two map figures below. 

 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
EXHIBITS: 
A. Aerial Map 
B. Zoning Map 
C. Future Land Use Map 
D. Site photos 
E. Citizen Comments 

 
 
  

Alt.Map: Portion of existing lot Alt.Map: Alternative B-1 north boundary 

B-1 

R-1 

B-1 
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EXHIBIT “A” 
AERIAL MAP 
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EXHIBIT “B” 
ZONING MAP 

 
EXHIBIT  “C” 

 FUTURE LAND USE MAP 
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EXHIBIT “C” 
FUTURE LAND USE MAP 
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EXHIBIT “D” 
SITE PHOTOS 

  

 

 

 

 

 

 

 

  

E Tom Green looking west (1209 E Tom Green & armory) 

E Tom Green looking east (1209 E Tom Green & 
residential) 
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E Tom Green & Woodson Ln (VFW) 

E Tom Green looking east to Blue Bell Rd.  
TX National Guard & Brenham High Stadium 
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Niebuhr Rd – B1 Commercial & School 

S Blue Bell Road & E Tom Green – BBAC 
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City of Brenham 
Planning and Zoning Commission 
Staff Report  
June 28, 2021 
 

CASE P-21-012 
REPLAT:  LOTS 19-22, BLOCK 1, VINTAGE FARMS SUBDIVISON, PHASE I AND 

RESERVE “G”, VINTAGE FARMS SUBDIVISION, PHASE III   
TO CREATE LOTS 19-R, 20-R AND 21-R, BLOCK 1, PHASE 1 AND  

DEDICATE 0.164 ACRES OF RIGHT-OF-WAY    
 
PLAT TITLE:  Replat of Lots 19-22, Block 1, Vintage Farms     CITY/ETJ:   City Limits 

Subdivision, Phase I and Reserve “G”, Vintage Farms 
Subdivision, Phase III to create Lots 19-R, 20-R, and 21-R, Block 1 in Phase 1 and  
Dedicate 0.164 acres of Right-of-Way. 

  

PLAT TYPE:  Residential Replat 
 

OWNER:  Ranier & Son Development Company  
 

APPLICANT/AGENT: Owner / McClure & Browne Engineering – Jeffery Robertson, PE   
 

LOT AREA /LOCATION: 0.689-acres / Muscadine Trail and Trellis Pass    
 

PROPOSED LEGAL  Lot 19-R, Lot 20-R and Lot 21-R, Block 1 of Vintage Farms Subdivision, Phase I  
DESCRIPTION: in Brenham, Washington County, Texas  
 

ZONING DISTRICT PDD – Planned Development District  
 

EXISTING USE: Residential / vacant land 
 

COMP PLAN Single Family Residential   
FUTURE LAND USE: 
 
REQUEST: A request by Ranier & Son Development Company for approval of a residential Replat of 

Lots 19-22, Block 1, of Vintage Farms Subdivision, Phase I, currently addressed as 2036, 
2038, 2040, and 2042 Muscadine Trail, respectively, and Reserve “G” of the Vintage Farms 
Subdivision, Phase III to create Lots 19-R, 20-R, and 21-R, in Block 1, Phase 1 of the Vintage 
Farms Subdivision, being 0.183-acres, 0.183-acres, and 0.158-acres of land, respectively, 
and the dedication of 0.164 acres of right-of-way for the extension of Trellis Pass, for a 
total of 0.689-acres, and further described as part of the Phillip Coe Survey, A-31, in 
Brenham, Washington County, Texas. 

 
BACKGROUND: 
The subject property, identified as Lots 19-22, Block 1, of Vintage Farms Subdivision, Phase 1, and Reserve 
“G” of Vintage Farms, Subdivision, Phase III, is owned by Ranier & Son Development Company (Stylecraft 
Builders).   The existing four residential lots are currently addressed as 2036, 2036, 2040 and 2042 
Muscadine Trail.  The owner / applicant would like to replat these lots into three (3) residential lots and 
dedicate 0.164 acres of right-of-way for the extension (punch thru) of Trellis Pass to connect the 52-acre 
tract with the existing Vintage Farms Subdivision – Phase 1.  Lot 19-R is proposed to contain 0.183-acres 
of land, Lot 20-R is proposed to contain 0.183-acresof land, and Lot 21-R is proposed to contain 0.158-
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acres of land.    Additionally, for the location of public infrastructure a 10-foot public utility easement and 
5-foot Bluebonnet Electric easement are included to be dedicated with the proposed plat.  

Staff has received several calls, emails and mail-in responses to the public hearing notifications sent to 
property owners within 200 feet of the proposed replat.  A variety of concerns have been stated by area 
property owners; however, the primary concern includes the connection of Trellis Pass into the Phase 5 
section of the Vintage Farms Subdivision. For reference, a copy of the Street Sign and Paving Plan from 
the civil plans is enclosed.  As shown on the plans, a four-way stop will be added to the intersection of 
Trellis Pass and Muscadine Trail and approximately 250 feet (one block) to the north an additional four-
way stop will be added at the intersection of Trellis Pass and Lake Ridge Drive. Staff finds the four-way 
stop intersections will not only slow traffic crossing through one or both intersections but will also reduce 
cut-through traffic.  

STAFF RECOMMENDATION: 
Development Services staff and Engineering have reviewed the proposed residential Replat for 
compliance of the City of Brenham’s regulations and ordinances and recommends approval of the 
proposed residential Replat.  
 
EXHIBITS: 
 
A. Proposed residential Replat 
B. Trellis Pass Street Sign and Paving Plan 
C. Citizen Comments 
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BEING A REPLAT OF LOTS 19-22, BLOCK 1, VINTAGE FARMS PHASE I, RECORDED IN CABINET 694 B, AND  RESERVE "G", VINTAGE FARMS PHASE III, FUTURE DEVELOPMENT;  TO CREATE LOTS 19-R, 20-R & 21-R, BLOCK 1, PHASE 1, AND DEDICATE 0.164 ACRES OF RIGHT-OF-WAY FOR A TOTAL OF
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ORIGINAL PLAT BEING ALL OF LOTS 19-22, BLOCK 1, VINTAGE FARMS, PHASE I AS RECORDED IN CABINET 694 B, AND RESERVE "G",  VINTAGE FARMS, PHASE III, FUTURE DEVELOPMENT
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June 22, 2021 
Kimberly Hickson Spaw, Owner 2030 Muscadine Trail, 832-659-8199 
 

Comments to the Replat of lots in Vintage Farms Subdivision.  

I. Through Traffic.   

Muscadine Trail/Trellis Pass/Vintage Farms Way is being used as a through street and is not designed as an 

Arterial street.  Muscadine Trail and Trellis Pass are designed to the local street requirements with 55’ ROW 

and 31’ pavement, the narrowest street section. There are children, wheelchairs, and much activity around 

the mailbox on Muscadine Trail, and we are concerned that something can happen with the speeding traffic 

that we see on this street.  

Volume of through traffic. There is significant through traffic on these three roads. An estimate of 10-15 

cars in a 20-minute timeframe would equal 30 – 45 cars an hour, typically at rush hours during the week, 

other times on the weekend.   

TIA. Can an actual Traffic Impact Analysis be done to understand the trough traffic currently on 

Muscadine/Trellis/Vintage Farms Way?  Please share the traffic impact analysis of the new phase of 

construction. 

Signage. Muscadine Trail/Trellis Pass/Vintage Farms Way streets need to have speed signs, slow children 

playing, no through traffic and intersection stops.   

Trellis Pass/Muscadine Trail. You have asked the team add a 4-way stop at Trellis Pass/Muscadine Trail on 

the drawings, thank you.  There is one stop sign now at Trellis Pass/Muscadine Trail with no street markings.  

Can this intersection be upgraded immediately, with stripping for pedestrians, stop bar and 3-way stop?  

Adding the 4th stop when the street is complete.  

Lake Ridge Drive/Trellis Pass.  You noted this would also be a 4 way stop, with stop bars and pedestrian 

markings. 

Trellis Pass/Vintage Farms Way. Can this be turned into a 3-way stop with markings?  

Gated Community.  Better yet, what about allowing this development to be a gated community?  Is that a 

possibility? I suspect the neighbors would be in favor of this idea.  

II. Arterial Streets 

Dixie Road.  What are the plans to improve this road? The city has annexed the property, is there a 

responsibility to upgrade Dixie Road, so people will use this street as you note the TIA says?  Neighboring 

traffic is not using Dixie Road now. I understand that a low water crossing is a challenge at the outfall of this 

property, will this be addressed? 

III. Construction Traffic 

Currently, the contractor is using the lots 19-21 to access the new property.  We knew the development 

would be built out per the original plan; we didn’t know we would have a second round of construction 

traffic to build the new development phases. What are the proposed building procedures, and when can we 

expect the contractor to use the construction entrance off Dixie? 

Stephanie, you noted once the extension of Trellis Pass is complete into the new development, the 

contractor can no longer use this route for construction of the new development, please conform. Will the 

developer put up signage at Trellis Pass noting “no” construction traffic once complete? 



June 22, 2021 
Kimberly Hickson Spaw, Owner 2030 Muscadine Trail, 832-659-8199 
 

Comments to the Concept Plan – Vintage Farms Subdivision  

IV. Trellis Pass/Lake Ridge Drive 

Confirming this will be a 4-way stop once complete.  

Drawings note asphalt streets, is this the final direction?  The current subdivision is concrete.  

V. Open Drainage 

At the SW corner of Lake Ridge Drive, it appears to be a 90-degree bend in open drainage, which with two 

drains flowing into this area. It does not appear this will be a practical situation to handle the 12” rains we 

experience.  Would a possible solution be to pipe the 90 and outlet to the open area beyond this turn?  

Is this drainage lined with concrete or will the developer be using Low Impact Design methods for the water 

transfer?  

VI. Dog Park 

Dog Park is not desired by the residents I spoke with over the weekend.  The streets will be lined with cars of 

dog park guests.  Are the streets here widened to handle the extra parking? The current shown location (I 

realize you said this is not flushed out) is really hidden. Most dog parks are visible, eyes on the street for 

safety reasons.  This location would be behind 6’ backyard fences.  

Same comment about the Pavilion, where are people going to park, what are the hours of use, is loud music 

allowed and is this for Vintage Farms residents only? Looks like a long way to carry your BBQ. 

We appreciate the open areas and bringing nature into the community, the current walking trails are almost 

never used.  This could be different, and it would be great to build amenities for the neighborhood and not 

try to be a city park. I see many attempts to create a neighborhood park, and typically it is outsiders who 

come and use the parklike spaces.  

VII. Landscape 

Will the developer continue the landscape plans that exist in Phase 1?  Oak lined streets native plants, or 

perennial pollinators? 

VIII. Elevation of Lots/Houses 

We are concerned that the houses along Lake Ridge Drive will be built up higher than the houses on 

Muscadine Trail and therefore drain water towards these backyards. Please confirm that the finished floor 

elevations along Lake Ridge Drive are lower than that of Muscadine Trail.  This follows the original land 

pattern and was a major consideration when buying along Muscadine Trail. 

IX. Construction Sequence 

In a perfect world, it would be great to have the developer start to develop houses that back Muscadine 

Trail first. As seen in the current development, once they start building on a street, it quickly fills up.  

Building on the South side of Lake Ridge Drive first would be great.  
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City of Brenham 
Planning and Zoning Commission 
Staff Report  
June 28, 2021 
 
 
 

CASE NUMBER P-21-014 
ZONE CHANGE REQUEST – Amendment to the Planned Development District 

Ordinance No. O-20-058 on 52.428 acres of land south and west of Dixie Road   

STAFF CONTACT:  Stephanie Doland, Director of Development Services    

OWNERS: Ranier & Son Development Company (Stylecraft Builders) 

APPLICANT:  Owner 

ADDRESS/LOCATION: South and west of Dixie Road (Exhibit B). 

LEGAL DESCRIPTION:  Tract 7 of the Phillip Coe Survey,  A-31 

LOT AREA:  Approximately 52.428 acres of land 

ZONING DISTRICT/USE: Planned Development District / Vacant undeveloped land (Exhibit C) 

FUTURE LAND USE:  Single-Family Residential   

REQUEST: A request to amend the Planned Development District Ordinance No. O-
20-028 on 52.428 acres of land south and west of Dixie Road (Exhibit A). 

BACKGROUND: 

The subject property is located generally south and west of Dixie Road and north of Muscadine Trail.  The 
property is currently vacant land and was annexed into the City of Brenham city limits on May 21, 2020 
and assigned the zoning distinction of Planned Development District. The subject tract is north of the 
existing Vintage Farms Subdivision which is currently under construction by Stylecraft Builders.  The 
subject 52+ acres of land is also planned for additional Single-Family homes by Stylecraft Builders and 
the infrastructure for Phase 5 of the development is also currently under construction.  
 
Stephen Grove, with Styleraft Builders has submitted an application requesting to amened the eisting PD 
zoning on the above described tract of land.  The exising PD includes the ammenity of a four acre 
retention pond (wet pond) to serve as an ammenity pond for the Vintage Farms Subdivision.  However, 
following the passage of the currently adopted PD it has been brought to Stylecraft’s attention that a 
surface water permit shall be obtained from TCEQ to continue the use of the retention pond for 
“commercial use.” The pond configuration was approved by the Texas Water Commission in 1985 and 
the pond was constructed under the agcricultural use status.  With the proposed change in use 
classification from agricultural to a residential subdivision development TCEQ no longer allows the pond 
to remain in the existing configuration without prior approval of a surface water permit.  The surface 
water permit process and review timeline is between two and four years before a determination will be 
made. Stylecraft cannot risk denial of the TCEQ permit after the subdivision has been constructed, and as 
such are requesting to pursue a PD amendment and develop a deeper dry detention pond in place of the 
existing retention pond structure.  Additionally, Stylecraft is proposing to build both active and passive 
park amenities in its place. 
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With the proposed PD amendment, the subject 52-acre tract of land will now include 13 acres of 
greenspace to include a deeper dry detention pond to hold storm water runoff and drainage capacity 
associated with the development of streets, sidewalks, public infrastructure, and all residential homes.  
Within the 13-acre dedicated greenspace Stylecraft proposes to include covered playground equipment, 
a pavilion, dog park, park benches, and walking trails all to be maintained by the HOA. For a complete list 
of revisions to the existing PD please refer to Attachment A which includes a redline version of the 
proposed PD amendments. 
 
RELATION TO THE BRENHAM COMPREHENSIVE PLAN, PLAN 2040: HISTORIC PAST, BOLD FUTURE 
 
Plan 2040 was adopted as the City of Brenham Comprehensive Plan on September 19, 2019 and serves 
as the City’s guiding document in determining zoning and land uses decisions. Adopted with the 
Comprehensive Plan is the Future Land Use Plan and the establishment of use-specific land use policies, 
general city-wide land use policies, and standards which produce a quality neighborhood design. Staff 
finds the following excerpt from Plan 2040 (page 37-38) is relevant for consideration of this request: 
 
Typical features of a quality neighborhood design include: 

• Some focal point, whether a park or central green, school, community center, place of worship, 
or small-scale commercial activity, that enlivens the neighborhood and provides a gathering place. 

• Equal importance of pedestrian and vehicular circulation. Street design accommodates, but also 
calms, necessary automobile traffic. Sidewalks along or away from streets, and/or a network 
of off-street trails, provide for pedestrian and bicycle circulation (especially for school children) 
and promote interconnectivity of adjacent neighborhoods. 

• A variety of compatible dwelling types to address a range of needs among potential residents 
(based on age, income level, household size, etc.). 

• An effective street layout that provides multiple paths to external destinations (and critical access 
for emergency vehicles) while also discouraging non-local or cut-through traffic. 

• Appealing streetscapes, whether achieved through street trees or other design elements, which 
“soften” an otherwise intensive atmosphere and draw residents to enjoy common areas of their 
neighborhood. This should include landscape designs consistent with local climate and 
vegetation. 

• Compatibility of fringe or adjacent uses, or measures to buffer the neighborhood from 
incompatible development. 

• Evident definition of the neighborhood “unit” through recognizable identity and edges, without 
going so far (through walls and other physical barriers) as to establish “fortress” neighborhoods. 

• Set-aside of conservation areas, greenbelts, or other open space as an amenity, to encourage 
leisure and healthful living, and to contribute to neighborhood buffering and definition. 

• Use of local streets for parking to reduce the lot area that must be devoted to driveways and 
garages, and for the traffic calming benefits of on-street parking. 

 
ANALYSIS OF CITY OF BRENHAM ZONING POLICIES: 
 
The purpose of zoning policies is to provide guidelines for considering future amendments to the zoning 
ordinance (Part 1, Section 4 of Appendix A – “Zoning” of the Brenham Code of Ordinances).  They are as 
follows:  
 
(1) The city's zoning should recognize and seek to preserve the small-town attributes that make Brenham 

a special place for its citizens to live, work and play. 
 

The subject property is currently located generally west of the intersection of State Highway 36 N 
and Dixie Road. Property located to the south is zoned Planned Development District and is 



3 
 

currently being developed with a Mixed-Use development, primarily the single-family residential 
subdivision known as Vintage Farms. Property to the east and across Dixie Road is developed and 
zoned with a mixture of uses, including rural residential along Dixie and industrial along SH 36 N. 
Stylecraft Builders intends to develop theses 50+ acres of land with additional phases of single-
family homes. The additional phases of Vintage Farms is proposed to be traditional single-family 
homes, whereas The Cove at Vintage Farms is planned to be developed with patio homes.  
 
The proposed development plan deviates from the City of Brenham standard zoning by including a 
mixture of lot sizes including 35% of the subdivision at 7,000 square feet or greater (City standard) 
and the remainder at 6,600 square feet or greater. Current standards for the existing Vintage Farms 
Subdivision allow for all lots to be 6,600 square feet or greater. In this portion of the subdivision 
Stylecraft proposes reduced side building setbacks of 7.5-feet (15-foot standard) and a rear setback 
of 20-feet (25-foot standard). Stylecraft also proposes to include 60% masonry on all front facades.  
 
The Cove portion of the proposed development plan is planned to be developed with a single cul-
de-sac for construction of patio homes. Patio homes are sometimes referred to zero-lot line or 
garden style homes and are typically located on 4,000 square foot (smaller) lots and have a reduced 
setback. Stylecraft proposes the patio homes within this portion of the development be located on 
lots that are between 4,400 and 5,700 square feet. Homes within this portion of the development 
are planned to include 20% masonry on all front facades.  
 
In exchange for the deviations to the City of Brenham subdivision standards, Stylecraft proposes 
amenities including a minimum of 2,800 linear feet of eight-foot wide concrete walking trails, 
sidewalks along both sides of the street and a 13-acre greenspace/public park to contain a covered 
playground, pavilion, dog park and detention pond to serve the 52-acre development. 
 
The City of Brenham Subdivision and Zoning Ordinances seek to establish standards which provide 
for the orderly, safe, and healthful development of the community and protect the morals and 
general welfare of residents and citizens while protecting small town character as reflected in the 
Comprehensive Plan.  Staff finds that the proposed PD meets the intent of the development 
standards by providing neighborhood design characteristics and elements which make a subdivision 
attractive and valuable for the long-term. 

 
(2) The city's zoning should be guided by the future land use plan and other applicable guidelines found 

in the Comprehensive Plan. 
 

The future land use map portion of Plan 2040: Historic Past, Bold Future, suggests the subject 
property may be appropriate for single-family residential uses. If the requested zone change were 
approved, the subject property would allow for development in keeping with the Future Land Use 
Plan and polices by allowing a single-family home subdivision with a mixture of housing types at 
this location. 
 
Furthermore, the proposed PD includes amenities and subdivision design characteristics that 
exceed the City’s standard subdivision and zoning standards as recommended in Plan 2040.  Plan 
2040 includes an excerpt which highlights what neighborhood attributes contribute to a sustainable 
and attractive subdivision. The applicants are proposing to meet a majority of these guidelines by 
providing features such as, traffic calming measures, street scaping, a covered playground, pavilion, 
designated dog park, a regional walking trail and a design with equal importance to pedestrian and 
vehicular traffic. Staff finds that the proposed request is aligned with the goals and land use policies 
established in the Comprehensive Plan.  
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(3) The city's zoning should be designed to facilitate the more efficient use of existing and future city 
services and utility systems in accordance with the Comprehensive Plan. 

 
The subject property has access to City of Brenham water, gas and sanitary sewer along Dixie Road  
as well as access to additional services within the existing Vintage Farms Subdivision.  Stylecraft is 
currently working on extending services along Dixie Road to serve the development. The 52+ acres 
are within the Bluebonnet electric service area and the applicant has been in contact with this 
provider for extension of services.  

 
(4) The city's zoning should be organized and as straight forward as possible to minimize use problems 

and enforcement problems. 
 

The proposed zone change, if approved, will be reflected on the City of Brenham zoning map 
available for citizen viewing on the City of Brenham homepage.   

 
(5) The city's zoning process should be fair and equitable, giving all citizens adequate information and 

opportunity to be heard prior to adoption of zoning amendments. 
 

Property owners within 200 feet of the project site were mailed notifications of this request on June 
17, 2021.  The Notice of Public Hearing was published in the Brenham Banner on June 15, 2021.  Any 
public comments submitted to staff will be provided in the Planning & Zoning Commission and City 
Council packets or during the public hearing. 

 
(6) The city's zoning should ensure that adequate open space is preserved as residential and commercial 

development and redevelopment occur. 
 

If approved, the subject property will be required to adhere to site development standards 
established in the proposed PD, all applicable ordinances adopted by the City of Brenham and not 
specified in the PD document.  Furthermore, adherence to adopted building codes, maximum 
impervious coverage requirements, and drainage standards for property zoned R-1 and R-2 shall 
apply to the subject tract. The Vintage Farms Subdivision plan includes development of a 13-acre 
park with multi-use trails, a covered playground, pavilion, and dog park to account for a mixture of 
lot sizes in the development, specifically those which fall below the adopted minimum lot size of 
7,000 square feet.  Staff finds that the public green space requirements will ensure that adequate 
open spaces are maintained throughout the proposed subdivision.   

 
(7) The city's zoning should ensure Brenham's attractiveness for the future location of business and 

housing by preserving an attractive and safe community environment in order to enhance the quality 
of life for all of its residents. 

 
Staff believes that the requested zoning and associated land uses are appropriate in this location 
given adjacent zoning designations, existing development in the vicinity, and conformance with the 
City’s adopted future land use map.  

 
(8) The city's zoning ordinance should preserve neighborhood culture by retaining and promoting land 

uses consistent with the community's plan for the development and/or redevelopment of its 
neighborhoods. 

 
The applicant proposes a variety of subdivision standards that contribute to quality neighborhood 
culture and promote land development consistent with adopted development standards and the 
adopted Comprehensive Plan. For example, the City of Brenham subdivision ordinance does not 
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currently require the development of sidewalks or parks within a single-family home subdivision.  
However, the applicant proposes to provide 5-foot wide sidewalks on one side of the street as well 
as a 13-acre park, and regional concrete trails.  While smaller than normal lot sizes are proposed, 
the aforementioned amenities meet the intent of the ordinance in terms of preserving open spaces 
within the development.  
 
Additionally, the applicant proposes landscaping on each platted lot and throughout the 
development. Each lot within the subdivision shall be fully sodded and have either one canopy tree 
or two ornamental trees to contribute to an aesthetic street scape. Similar to Vintage Farms, 
Stylecraft plans to include a wooden fence with masonry columns along Dixie Street and 
landscaping throughout the development in common areas and along rights-of-way. The City’s 
development standards do not require the aforementioned fence or landscaping standards for 
residential development and staff finds that these offerings (and the additional proposed 
standards) will ensure the long-term viability of the subdivision. In summary, staff finds that the 
proposed PD, will allow for the development of a single-family neighborhood in accordance with 
the adopted development standards and Plan 2040 in terms of promoting land uses consistent with 
the community’s plan. 
 

(9) The city's zoning should protect existing and future residential neighborhoods from encroachment by 
incompatible uses. 

 
The subject property is adjacent to vacant land, Dixie Road and Vintage Farms Subdivision. Staff is 
unable to determine any incompatible uses or development with the proposed PD.   
 

(10) The city's zoning should assist in stabilizing property values by limiting or prohibiting the       
development of incompatible land uses or uses of land or structures, which negatively impact 
adjoining properties. 

 
Staff is unable to determine any destabilizing effects on the neighboring properties should this 
rezoning request be approved.   

 
(11) The city's zoning should make adequate provisions for a range of commercial uses in existing and 

future locations that are best suited to serve neighborhood, community, and regional markets. 
 

If approved, the proposed rezoning will allow for the development of a single-family home 
subdivision. The subject property is adjacent to a local street and therefore not located in an area 
where commercial development is likely to develop. The nearest land currently available for 
Commercial development is located southeast of the subject tract immediately adjacent to SH 36 N 
and planned for Commercial Development with the original Vintage Farms PD.  
 

(12) The city's zoning should give reasonable accommodation to legally existing incompatible uses, but it 
should be fashioned in such a way that over time, problem areas will experience orderly change 
through redevelopment that gradually replaces the nonconforming uses. 

 
The property is currently under construction for the development of additional single-family homes. 
Staff is not aware of any hindrances on the property created by legally existing incompatible uses. 
The proposed rezoning will allow for compatible, legally conforming development. 

 
(13) The city's zoning should provide for orderly growth and development throughout the city. 
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Staff finds that the proposed rezoning change will allow for the orderly growth and development in 
the general vicinity and throughout the city. Furthermore, the proposed rezoning is in accordance 
with the City’s adopted Future Land Use Map and Comprehensive Plan.  

PLANNED DEVELOMENT DISTRICT GENERAL GUIDELINES: 
 
In addition to the zoning policies above, Planned Development Districts must also meet the following 
guidelines:  

  
(1) A Planned Development District shall conform to applicable regulations and standards 

established by this ordinance. 
 
The zoning regulations that PD deviates from do not undermine the density requirements 
or intent of the single-family residential zoning district.  Furthermore, modifications to lot 
size and setbacks are accommodated by quality neighborhood design standards as specified 
in the Comprehensive Plan, Plan 2040. 
 

(2) A Planned Development District should be compatible with existing or permitted uses on 
abutting sites, in terms of use, building height, bulk and scale, setbacks and open spaces, 
landscaping, drainage, or access and circulation features. 

 
This proposed single-family residential development is compatible with the surrounding 
land uses, including Dixie Street, rural residential and industrial uses. The proposed PD 
includes the underlying R-1 and R-2 zoning district standards and does not deviate from 
building height, drainage, access, or impervious coverage requirements.  As mentioned 
above, the smaller than standard lot sizes and reduced setbacks proposed are mitigated by 
the 13-acre park and trail system proposed within the development.  
 

(3) A Planned Development District shall not create unfavorable effects or impacts on other 
existing or permitted uses on abutting sites that cannot be mitigated by the provisions of the 
planned development. 

 
There are no foreseen unfavorable effects or impacts on the area.   

 
(4) A Planned Development District shall not adversely affect the safety and convenience of 

vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be 
generated by the proposed development and other uses reasonably anticipated in the area 
considering existing zoning and land uses in the area. 

 
This property is adjacent to the existing Vintage Farms Subdivision and the attached 
conceptual plan shows connection between the two phases of construction. The existing 
subdivision currently has two access points to SH 36 N, one direct access and one access 
point through Vintage Farms Way (Trellis Pass). Trellis Pass at the connection between 
Phases 1 and 5 will include two four-way stops within a 300’ block face.  The four-way stops 
will slow traffic and will mitigate against cut-through traffic. State Highway 36 is a freeway 
that is capable of handling large volumes of traffic and will serve as the primary route for 
traffic into and out of the subdivision. In addition to connection to the existing subdivision, 
Stylecraft intends to construct a primary entrance along Dixie Road across from 
Confederate Lane. 
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A feature of quality neighborhood design listed in Plan 2040 includes placing equal 
importance on vehicular and pedestrian traffic. The proposed subdivision layout includes 
mindful block lengths and pedestrian crosswalks in an effort to increase pedestrian safety 
within the subdivision, specifically to connect homes to the regional trail system and park 
amenities. Staff finds the proposed PD accounts for the safety and convenience of vehicular 
and pedestrian traffic generated within the development. 
 

(5) A Planned Development District must reasonably protect persons and property from erosion, 
flood or water damage, fire, noise, glare, and similar hazards or impacts. 
 
Stylecraft has provided the City of Brenham with a complete drainage analysis and report 
for the proposed 52-acre tract of land.  The stormwater modeling conducted for the 
development was reviewed by the City’s engineering consultant, Strand Associates.  The 
stormwater modeling and proposed drainage plans were conducted by a licensed 
Professional Engineer and further are reviewed by a licensed Professional Engineer.  City 
staff in conjunction with Strand Associates has evaluated the proposed drainage and 
detention plans to include stormwater runoff calculations, designs and best practices.  
Should the proposed PD amendment be approved, Styelcraft’s project engineers shall 
resubmit civil engineer plans for any changes to the proposed detention and drainage plans 
including the removal of the existing wet retention pond for the redesign and 
reconfiguration as a dry detention pond.   Upon submittal, City Staff combined with Strand 
Associates will once again review the proposed plans for adherence with adopted 
stormwater and detention requirements.  
 

(6) A Planned Development District shall not adversely affect traffic control or adjacent 
properties by inappropriate location, lighting, or types of signs. 
 
Staff is unable to determine any adverse impacts caused by inappropriate lighting or types 
of signs.  As with all new single-family development, an increase in traffic is expected 
around the subject property. The developer has provided the City with a Traffic Impact 
Analysis showing the vehicle trips generated with the proposed expansion.  Furthermore, 
the proposed street design throughout the subdivision is designed with traffic calming 
measures such as, road alignment and curvature, four-way stops and enhanced pedestrian 
crosswalks. While increased traffic around and through the development is expected, staff 
finds the street design and connections account for the expected increase such that adverse 
impacts are mitigated.  Additional consideration for the eventual widening of Dixie Road is 
needed and as such the proposed PD amendment includes additional right-of-way 
dedication by Stylecraft for the widening and improvement of Dixie Rd adjacent to the 
subject property. 
 

(7) A Planned Development District must protect the public health, safety, or welfare, and shall 
not be materially injurious to properties or improvements in the vicinity. 
 
This request should not have any adverse impact on the public health, safety or welfare of 
adjacent property or property in the general vicinity. Furthermore, the proposed amenities 
within the subdivision will enhance the public health and welfare of the Vintage Farms 
homeowners and City of Brenham residents in general. 

 
Staff recommends approval of the proposed amendment to the Planned Development District (PD) 
zoning designation on the 52.428-acre tract known as the Lakes of Vintage Farms Planned Development.  
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EXHIBITS: 
 
A. Existing Redlined Planned Development District and Exhibits  
B. Aerial Map 
C. Zoning Map 
D. Future Land Use Map 
E. Site Photos 
F. Citizen Comments 
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EXHIBIT “A” 

Existing Redlined Planned Development District and Exhibits 
 
 

SECTION I.  
 
PURPOSE AND INTENT. The Lakes at Vintage Farms This Planned Development 

District (“The Lakes PD”) which will contain Vintage Farms Phases 5 – 8 is intended to guide 
land use and physical development of the subject property.  This development plan is enacted as a 
means to provide the City of Brenham and the Developer with alternative standards set forth by 
the City for their mutual benefit. The Lakes PD This PD is intended to add this approximately 
52.428 acre tract of land to the existing Vintage Farms Subdivision (“Vintage Farms”) 
development by incorporating the existing design and feel of Vintage Farms while providing new 
elements which will differentiate The Lakes at Vintage Farms as uniqueenhance the overall 
livability and enjoyment. Additionally, The Lakes PD this PD looks to improve property utilization 
by facilitating the highest and best uses, provide quality cost-efficient housing, strengthen the area 
economy, and enhance the general welfare of the surrounding community. The Lakes PD It reflects 
the goals of the City’s adopted Comprehensive Plan - Historic Past, Bold Future: Plan 2040 which 
establishes recommendations for developing quality neighborhood design. To this end, The Lakes 
this addition at to Vintage Farms shall include public amenities such as, but not limited to, 
sidewalks, landscaping, and parkland which exceed City of Brenham subdivision standards and 
are intended to provide a valuable product for the Brenham community. The Lakes PD ItWith this 
Ordinance shall allow only single-family residential uses as described herein shall be permitted on 
the approximately 52.428 acres of land out of the Phillip Coe Survey, being generally west of 
Dixie Road and State Highway 36 (Concept Plan - Exhibit A). 

 
SECTION II. 

 
LAND USE AND PHYSICAL DEVELOPMENT.  

 
The Lakes at Vintage Farms by Stylecraft Builders will This addition to the community 

willshall be be managed and maintained by the existing expanded Vintage Farms Homeowners 
Association (“HOA”) to include all single-family residents of Vintage Farms Subdivision. but shall 
be subject to a separate Declaration of Covenants, Conditions and Restrictions from the current 
Declaration pertaining to Vintage Farms. Nothing herein shall modify or amend the existing 
ordinances or Declaration applicable to Vintage Farms. 

A. No floor plan shall be repeated on the lot directly across the street, diagonally across 
the street, or within two (2) lots on either side of the subject lot. 

B. Minimum square footage of each home shall be 1,200 square feet exclusive of garages, 
porches, patios, and areas of the home that are not conditioned space (heat/AC). This 
square footage minimum matches the existing restrictions in Vintage Farms. 

C. Each single-family dwelling shall include, at a minimum, a two-car private, enclosed 
garage. 

D. Each home in Planning Area 1 (Exhibit A) shall have a minimum of 60% masonry on 
its front face exclusive of windows, doors, eaves, gables, trim work, walls above roof 
lines, and entryways/porches/patios.  
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E. Each home in Planning Area 2 (Exhibit A) shall have a minimum of 20% masonry on 
its front face exclusive of windows, doors, eaves, gables, trim work, walls above roof 
lines, and entryways/porches/patios.   

F. The required minimum right-of-way shall be a 55-foot wide publicly dedicated right-
of-way with 30-foot wide pavement, measured back-of-curb to back-of-curb. 

G. A minimum of 4,500 linear feet of five foot (5’) wide concrete sidewalks and concrete 
trails shall be constructed within the residential area, and a minimum of 2,800 linear 
feet of eight foot (8’) wide concrete sidewalks shall be constructed in the 
greenspace/common areas. The Developer shall provide: 

a. Minimum of 4,500 linear feet of five foot (5’) wide concrete sidewalks on one 
side of the streets, which shall correspond with the same look and feel of the 
design and layout of Vintage Farms. 

b. Minimum of 2,800 linear feet of eight foot (8’) wide concrete trails within the 
greenspace around the lakes and common areas throughout the development to 
be consistent with the trail system of Vintage Farms. The final location of the 
trail system may differ from what is shown on Exhibit A because the exact 
location and design shall be determined by the topography andtopography and 
location of preserved trees, if any are able to remain. 

c. Pedestrian connectivity to the existing phase of Vintage Farms sidewalks and 
trails, as shown on Exhibit A. 

d. Five (5) pedestrian access points connecting the greenspace trails to the 
neighborhood sidewalk system. 

H. Landscape/Fencing  
a. Perimeter fencing shall be installed along Dixie Road, and shall be stained, 

capped, and trimmed wooden privacy fence with steel posts to match the 
existing perimeter fence in Vintage Farms, Phase 1. This fencing will be 
maintained by the HOA. 

b. Ten (10) masonry columns shall be installed in the perimeter fencing installed 
along Dixie Road, and shall be maintained by the HOA. 

c. Each lot shall be landscaped and irrigated, at a minimum, with fully sodded in 
the front yard.  

d. Single-family residential lots shall have at least one (1) two-inch (2”) or larger 
caliper (measured six inches (6”) above the tree base) canopy or shade tree or 
two (2) non-canopy ornamental trees, as well as a minimum of five (5) one-
gallon shrubs, planted in the front yard of the residence prior to the Certificate 
of Occupancy being issued by the City. 

e. Community Trees - Prior to the first Certificate of Occupancy being issued by 
the City for each phase of the development, community trees shall be planted 
throughout the development at a ratio of at least one-half (1/2) of the total 
number of lots in each phase as reflected on the final plat. Required trees shall 
be planted in common areas, greenspace, along trails and sidewalks and other 
areas viewable to the public. Fifty percent (50%) of the required trees shall be 
canopy trees measuring at least six feet (6’) tall and two inches (2”) in caliper 
when measured six inches (6”) from the ground. 

f. Preservation of trees – In accordance with Appendix A - Zoning, Part II, 
Division 1, Section 12.05 (3) of the City of Brenham Code of Ordinances, 
developer shall receive credit for each existing tree that is preserved towards 
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the number of community trees that are required by Section II (h)(e) herein 
above. 

I. Greenspace 
a. Developer shall reserve a minimum of fifteen (135) acres of greenspace and 

common area for neighborhood use, including four (4) acres of lakes, all of 
which shall be maintained by the HOA.  

a.b. Developer shall provide a covered playground equipment facilities with at least 
five (5) play elements, park benches, and associated landscaping all of which 
shall be maintained by the HOA.    

c. Developer shall provide at minimum a 400 square foot pavilion and two picnic 
tables in the greenspace/park area with the location and size to be determined 
based on topography, location of preserved trees, and final design of trail 
system. Pavilion and associated landscaping shall be maintained by the HOA 

d. Developer shall provide a minimum 4,000 square foot, fenced dog park which 
shall include at least one of each of the following: play elements, a park bench, 
a trash can, and associated landscaping all of which shall be maintained by the 
HOA. Placement of the dog park shall be the maximum distance away from 
adjacent residential property lines as feasible to provide an adequate buffer 
between the dog park and residential dwelling unit. 

b.e. Developer shall install signage around the lakesin the greenspace with posted 
rules and warnings regarding usage and safety. Signage shall establish park 
hours of operation. This signage shall be maintained and updated by the HOA. 

J.   Right-of-Way Dedication  
a.  At the time of a road widening project conducted by the City of Brenham, the 
developer shall dedicate additional right-of-way for Dixie Road widening and 
general road improvements in accordance with the City’s adopted Major 
Thoroughfare Plan.  

 
SECTIION III. 

 
SUBDIVISION OF LAND. The development of land within The Lakes at Vintage Farms 

this the subject 52-acre tract includes two different single-family dwelling products. Dwellings 
located in Planning Area 1 (Exhibit A) shall comply with the development standards applicable to 
properties in a Single-Family Residential (R-1) zoning district, and dwellings located in Planning 
Area 2 (Exhibit A) shall comply with the development standards applicable to properties in a 
Mixed Residential (R-2) zoning district, except as follows: 

A. Planning Area 1 - The Lakes at Vintage FarmsVintage Farms Phases 5-7 – Single-
Family Residential Detached Homes 

a. 100% of the lots shall be a minimum of 6,600 square feet 
b. 35% of the lots shall be a minimum of 7,000 square feet 
c. Minimum lot width shall be 55 feet except for radial lots which shall be a 

minimum 50 feet measured at the front setback. 
d. Minimum lot depth shall be 120 feet (determined by the average of the two side 

lot lines) except for radial lots which shall have an average minimum lot depth 
of 110 feet. 

e. Front yards shall be setback a minimum of 25 feet as per current City 
development requirements. 

f. Side yards shall be setback a minimum of 7.5 feet unless adjacent to a side street 
in which case the minimum shall be 15 feet. 
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g. Rear yards shall be setback a minimum of 20 feet 
B. Planning Area 2 - The Cove at Vintage Farms – Patio Homes 

a. 100% of the lots shall be a minimum of 4,400 square feet 
b. 30% of the lots shall be a minimum of 5,700 square feet 
c. Minimum lot width shall be 40 feet 
d. Minimum lot depth shall be 120 feet (determined by the average of the two side 

lot lines). Three lots shall be permitted to have a minimum lot depth of 100 feet, 
as established in current City development requirements.  

e. Front yards shall be setback a minimum of 20 feet 
f. Side yards shall be setback a minimum of 5 feet unless adjacent to a side street 

in which case the minimum shall be 15 feet. Distances between adjacent patio 
homes shall not be less than 10 feet. Lots adjacent to common areas shall 
maintain the 5-foot side setback.  

g. Rear yards shall be setback a minimum of 15 feet 
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EXHIBIT “B” 
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AERIAL MAP 
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EXHIBIT “C” 
ZONING MAP 
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EXHIBIT “D” 
FUTURE LAND USE MAP 
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EXHIBIT “E” 

 

 

 

 

 

 

             

View from Dixie Road – Vintage Farms Subdivision in Background 

Subject Property facing west from Dixie Road 
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City of Brenham 
Planning and Zoning Commission 
Memorandum 
Stephanie Doland  
June 28, 2021 
 
 

CASE NUMBER P-21-015 
AUTOMOBILE (CAR) WASH IN B-1 ZONING DISTRICT 

 
On Friday, May 25th, Development Services staff met with Grant Lischka, PE for a pre-development 
meeting regarding a proposed automatic car wash to be located at 1413 W. Main Street.   The subject 
property is 0.61-acres and currently zoned B-1, Local Business/Mixed Residential District.  The B-1 District 
does not allow car washes as either a permitted use or specific use.  In 1996, Ordinance O-96-018 (see 
below excerpt) was adopted that included amended definitions for an Automobile (car wash) and an 
Automobile Detail Shop.  
 

• Automobile (car) wash:  A building or portion thereof containing facilities for coin operated, self-
service washing of automobiles.  This may include the production line methods with chain 
conveyor, bower, steam cleaning device, or other mechanical devices. 
 

• Automobile Detail Shop:  A facility which provides for the cleaning, polishing, and waxing of 
automobiles. 

  
Ordinance O-96-018 also supplemented Automobile detail shops as a permitted use (Section 3.02) in the 
B-1 District, but stayed silent on automatic car washes.  Automobile (car) washes are listed as a permitted 
use in the B-2, Commercial Research and Technology District (Section 4.02(3)(b)).  
  
Staff advised Grant that the proposed car wash was not a permitted use for the subject property.  Staff 
also advised Grant that a rezoning could not be supported as it would be considered a spot zoning and 
that the Future Land Use Plan shows West Main Street as a Mixed-Use Corridor that is in line with the 
existing B-1 zoning.   
  
On Thursday, June 3rd, Staff met with Todd Felder and Tyson Felder, the new property owners of 1413 W 
Main.  City Staff reiterated the zoning issues and why a rezoning could not be supported by staff.  The B-
1 District allows residential uses and the subject property has an adjacent residential use to the west and 
an adjacent R-1 zoning designation to the south.  Staff expressed concern that the noise and other 
variables of a car wash were not compatible with adjacent and nearby residential uses.    Staff advised 
that the only way that a car wash would be considered for the site would be if a text amendment were 
approved to allow automatic car washes as a specific use in the B-1 District.  Staff further advised that, 
even with a text amendment, a Specific Use Permit would not be guaranteed for the subject property. 
Should the zoning ordinance be amended and a specific use permit applied for the subject property, staff 
would ask the applicant to address noise levels, bufferyard requirements, and all applicable site 
development factors for consideration by the Planning and Zoning Commission and for final approval by 
City Council.   
  
Car wash technology, to include noise levels, has likely greatly improved since 1996.  Mr. Felder has 
provided product specification for a dryer application that is located within a covered structure thus 
reducing the noise level of the dryer equipment.  For reference, the product specifications are attached 
and the last page includes decibel readings that place the dryer equipment comparable to street traffic 
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and a vacuum cleaner.  Mr. Felder further stated that the car wash, if approved, could be set to restrict 
the usage of the dryer equipment to daylight hours. 
  
City staff is seeking feedback and direction from the Commission concerning the proposed amendment 
to the City of Brenham Zoning Ordinance to allow an automobile car wash as a specific use permit in 
the B-1 district.  
 
Attachments: 

1. Zoning Map of Subject Property 
2. Product Specifications Premier Dryer Equipment 
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Zoning Map Excerpt of the Subject Property 
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