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Figure 62: Single-Family Rental Units 
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Blinn College 

Blinn College is a public Junior college in Brenham, Texas, with additional campuses in Brenham, Bryan, 

Schulenburg, and Sealy. Brenham is Blinn's main campus, with dorms and apartments, and athletic 

facilities. 

In 2019 there were approximately 2,800 students on campus in Brenham and about 1,765 (60%) of those 

lived on campus. 

Most market rate multifamily apartment complexes said they do not rent to students, some complexes 

said they rented to students only on very limited cases. Construction of new student housing has been 

taking place over the past several years and a 500 bed complex will be complete by the end of 2021.  

There were no plans for new student housing development after completion of the newest complex; 

however, Blinn College’s long term plans could double current enrollment figures. Some new enrollments 

currently and in the future will be online, not on campus. At the moment and in the near future indications 

did not appear to show excess demand for additional student specific housing in Brenham. 

Blinn employs around 300 combined part and full time with about 65%-70% of those making between 

$32,000-$38,000 with the rest making below and above those amounts. Turnover was cited as low, yet 

the college owns 5 single family homes for employees to rent, a sign of the very low supply of market rate 

multifamily apartment units in and around Brenham for local middle income workers. 

In the experience of CDS over the past 5 years that new, small lot housing types like low rise apartment, 

townhome and duplex and fourplex units greatly enhance housing choices for locally employed workers 

at all pay scales. CDS has observed that new market rate apartment, townhome, and rowhouse 

development quickly improves excessive tightness in the local rental market as well as improves the ease 

of recruitment of academic and athletic talent (both students and staff), and that this is specifically the 

case in other communities within Texas that have a local college or university and that are comparable in 

size to Brenham.. 

CDS believes that potential students and certain Blinn employees who commute from outside of Brenham 

would be eager for the chance to live in a new apartment, rental home or possibly entry level for-sale 

home in Brenham while paying similar rates comparable units they currently live in places like Bryan, 

College Station, Cypress, and Hempstead.  

  



Brenham, Texas ResIntel 

77 

Affordable Multifamily Demand 

Estimating the magnitude of affordable housing demand requires the establishment of standards for 

affordable rent levels and home purchase prices. This is relatively straightforward for rental housing, as 

household income levels can be directly translated into affordable monthly rents at a maximum of 30% 

of gross income. It should be noted that considerations such as security deposits, incarceration records, 

credit scores, family size, willingness to share with roommates, and other household expenses (medical 

payments, transportation expenses, student loan debt, etc.) are obviously important in determining the 

affordability levels for individual households but are beyond the scope of analysis for this report. 

The table below shows annual household incomes across the top with maximum affordable rent as 30% 

of those incomes across the bottom. 

Table 63: Affordable Rent Calculation 

Annual 

income $15,000 $20,000 $25,000 $30,000 $35,000 $40,000 $45,000 $50,000 $55,000 $60,000 $65,000 $70,000 $75,000 

Hourly wage 

rate 
$7.21 $9.62 $12.02 $14.42 $16.83 $19.23 $21.63 $24.04 $26.44 $28.85 $31.25 $33.65 $36.06 

Weekly wage $288 $385 $481 $577 $673 $769 $865 $962 $1,058 $1,154 $1,250 $1,346 $1,442 

Monthly 

income 
$1,250 $1,667 $2,083 $2,500 $2,917 $3,333 $3,750 $4,167 $4,583 $5,000 $5,417 $5,833 $6,250 

Max. Rent $375 $500 $625 $750 $875 $1,000 $1,125 $1,250 $1,375 $1,500 $1,625 $1,750 $1,875 

Note:  Hourly wage rate based on 2,080 hours/yr. 

The most relevant estimate of affordable rental housing need in Brenham has been taken from 2019 

American Community Survey data as related in an earlier section of this report. Out of approximately 

5,774 total households 2,221 were renters and 3,553 were owners. There were an estimated 1,798 total 

households experiencing housing cost burden in 2019 in Brenham. Of those, 1,114 were renters and 684 

were owners. 

Out of 666 cost burdened renters 94% (1,043) of renter-occupied households paying at least 30% of their 

income in rent made $34,999 and below. 

Based on the Affordable Rent Calculation a summary of the total cost-burdened renter households as of 

2019 within household income brackets making $49,999 and below and the maximum rent they should 

pay to avoid being cost-burdened, is as follows: 

Table 64: Estimated Brenham Affordable Rental Housing Need by Income 

Range, 2019 

Income Range 
# Cost-Burdened 

Households 

Monthly Rent Range 

Needed 

Less than $20,000 477 Under $500 

$20,000 to $34,999 566 $500 to $875 

$35,000 to $49,999 71 $875 to $1,250 

Total 1,114 - 
Source: US Census Bureau American Community Survey 2019 1-Year Estimate 
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These estimates may be understated or somewhat insufficient because: 

• Some households may have other expenses (notably children, healthcare, education and 

transportation) which lowers the range of rent needed to have a truly manageable household 

budget; their needed monthly rent range is much lower than what is reported in the table. 

• Some renter households are not classified as cost-burdened because they are “doubling up” 

with other renters in a situation more crowded than they would prefer, but necessary to avoid 

being cost-burdened. This is taking place at reportedly high levels amongst lowest wage-earning 

workers in Retail and Food and Accommodation Services. 

• These figures are based on the 2019 1-Year ACS.  Given job and population growth in the City 

and County as well as the pandemic, the current numbers for 2020 are likely higher than those 

shown in the table as retail jobs and population have increased in Brenham since then. 
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Key Points of Multifamily Analysis 

The bulk of new multifamily units in Brenham over the last 20 years have been non-market, income or 

rent-restricted or subsidized units.  

In the past five years there have been around 120 net new multifamily apartment units built in 

Brenham, only 16 of which were market rate. 

In that same period of time there has been an estimated increase of at least an estimated 2,000 

residents and 300 jobs in Brenham. 

This means that local Brenham worker households with incomes greater than about $35,000 who do not 

qualify for non-market units are forced to seek housing outside of the City. Demand for new market rate 

apartment units in Brenham appeared to be greatest in the $750 to $1,150 per month range. 

With most of Washington County rental units located in Brenham, many are forced to seek market rate 

apartment units in places farther away from Brenham and outside of Washington County in places like 

Harris County (Cypress), Waller County and Bryan/College Station.  

This in turn increases challenges for local Brenham based employers to hire and retain workers. In 

particular, employers such as the school district, college, hospital, manufacturers as well as municipal 

and county workers all stated to CDS in interviews that the lack of market rate multifamily apartment 

units for middle income workers in Brenham has created barriers to hiring and retaining their workforce 

as well as having sufficient workers to meet current demand as well as plans for future expansions in 

Brenham. 

If new multifamily market rate apartment units are not built in Brenham in the near future then some 

local businesses could decide to expand their businesses in communities other than Brenham.  

Furthermore, the lack of enough multifamily market rate apartment units to meet current and future 

local worker demand will also prevent new employers from choosing to move to Brenham. 

CDS believes that current and prospective Brenham workers would be eager for the chance to live in a 

new apartment, rental home or entry level for-sale home in Brenham while paying similar rates 

comparable units they currently live in places like Bryan, College Station, Cypress, and Hempstead.  

Around 150-200 new market rate rental units would be an acceptable start to provide new market rate 

rental housing to the 76% (9,636) of Brenham workers living outside of the City. 

Incidentally, this is right around the project size at which a developer of new market-rate multifamily 

housing is able to achieve economies of scale not only in terms of initial construction costs, but also in 

terms of on-site staffing and maintenance and the provision of high-quality common area amenities. 

Scale is critical to individual multifamily projects which are built all-or-nothing and then leased up all-at-

once. A developer will thus have two big concerns: 1) the ability to finish leasing up before first-year 

rental concessions need to get burned off because they understand that there will be some turnover in 

this process, and they don't want to get stuck in a position where they're having to try to fill new units in 

addition to backfilling turnover at the same time; and 2) that there is a sufficient depth of demand at a 

given price level to cover stabilized market rents. 
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Scale largely explains why there has been so little new market rate multifamily apartment development 

in recent history; and it also explains why the developers of Cortin Village and Reserve on Sabine have 

been committed locals rather than larger outside entities backed by institutional investors. 

This is unlike single-family development that can be phased-in and ramped-up or stopped such as 

changing market conditions allow. 

Scale is also not as pressing a concern for subsidized housing because below-market rates effectively 

guarantee the existence of a tenant base and rapid absorption. 

The current rental market dynamic in Brenham allows existing market rate apartment units to charge 

higher rents. With zero supply of new market rate units this means the prices of existing, older units can 

go as high as local wages will allow. This puts a squeeze on local businesses and local workers as the 

limited supply of existing market rate rental units grow in demand and price. 

Units are updated with basics such as flooring and paint during tenant turnover at the properties CDS 

was able to survey. This does keep the limited supply of market rate units as attractive as possible. CDS 

did not find any signs of poor property management. On the other hand, this allows for landlords to 

justify increases in rent if they so choose. With a limited supply and calls from new prospective tenants, 

owners and managers know they have the ability to raise rents without losing future occupancy.  

Luckily, many Brenham market rate apartment owners are longtime locals and feel a sense of obligation 

to keep rents reasonable and fair to the pay scale of locally employed wage earners. If not, Brenham could 

have much higher market rate apartment rates than what is currently seen. 

The lack of new market rate multifamily apartment units in Brenham over the past 20 years appears to be 

felt by local businesses and institutional employers by presenting employee hiring and retention 

challenges. This is mostly brought on by the lack of new supply and dissatisfaction with the very limited 

existing supply of rentals. 

Particularly, this impacts businesses hiring recent college graduates as well as higher paid manager, 

executives and highly educated or skilled prospects who tend to desire a quality rental while seeking more 

permanent housing. 

With many newer constructed multifamily rental properties in surrounding areas outside of Washington 

County, Brenham workers, especially younger professionals, are increasingly left with little choice but to 

secure multifamily rental units there. 

This adversely impacts recruitment and retention for positions that are vital to the community’s success 

and quality of life such as, teachers, healthcare and social services, police, fire, EMS, city, service and retail 

workers as well as higher qualification, higher paid professional positions, has become a much greater 

challenge in recent years. 

Market rate apartment rental unit rates were an average of $750 per month, in the general range of $750 

to $945 per month. 

The highest priced market rate apartment rents in Brenham are found in Reserve on Sabine (the newest 

market rate units in Brenham) at $1,076 for a 2 bedroom unit and Cortin Village at $1,011 for a 2 bedroom. 
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Other communities like Kerrville, Bastrop, Huntsville, San Marcos, New Braunfels, Seguin, and 

Fredericksburg all have newer multifamily market rate rental housing with quality amenities and with 

price levels well in excess of those demonstrated by older, smaller and less amenitized, and/or less 

optimally located properties in Brenham. 

The properties surveyed on average said their occupancy was 90% or greater and quantitative data from 

CoStar was also greater than 90%. 

There were around 1,023 total multifamily apartment units in Brenham. Of the 1,023 total units 530 (52%) 

were market rate and 493 (48%) were non-market. 

One and two bed units seemed to be of greatest demand with the lowest vacancies. 

Several property managers noted that non-COVID related vacancies were mostly those moving into home 

ownership or those moving to another job in an area outside of Brenham as a result of their or their 

partner/spouse’s employment changing. 

Occupancy in the 90% range for any market indicates that additional unit supply could likely be rented if 

constructed in Brenham, provided that property amenities and finishes are reasonable and commensurate 

with rents that are achievable in the local market (not positioned like properties built in urban cores or 

master-planned communities of a major metropolitan area). 

Maximum unit cost should stay as closely in line with average local wages as possible. This could be 

accomplished in part by moderating property amenities and finishes to help lower risk, construction and 

rent prices. 

Property managers noted that they receive calls weekly from prospective tenants which displays a high 

demand for market rate apartment units in Brenham. 

This indicates additional supply of new market rate apartment rental units of a similar class to Cortin 

Village, and BrenSha Heights could be supported in Brenham. 

The table below shows the various estimates of various median household income figures for Brenham 

from PCensus 2021, 2Q2020 Washington County average weekly wage, and 2019 ACS median, owner and 

renter household incomes and the affordable rent and for-sale price (30% of household income dedicated 

to housing) for Brenham. 

Income Type Income Rent For-Sale 

2021 PCensus Median Household Income $53,075 $1,327  $168,000  

2Q2020 QCEW Washington County Avg. Weekly Wage $50,076 / $963 $1,250  $158,000  

2019 ACS Brenham Med. HH Income $45,197 $1,130  $140,500  

2019 ACS Owner Median Income $60,347 $1,500  $194,000  

2019  ACS Renter Median Income $23,750 $600  $65,500  

With average market rents in the $750 range for apartment units in Brenham appear to be very affordable 

for the City’s median household income and County average weekly wage. However, this price range 

represents units in complexes that are aging and in a lower condition than might be typically acceptable 

for many prospective Brenham worker households with annual incomes of $45,000 and greater. 
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Multifamily rental properties in the City overall appeared to be in decent to good condition, however, 

older and aging complexes and an overall lack of on-site amenities appears to be impacting the City’s 

ability to attract younger, college educated professionals and entrepreneurs. 

The two newest multifamily apartment complexes in Brenham were tax credit/income restricted 

properties. There was also a market rate complex built in 2018 but with only 16 total units. 

Based on data estimates and CDS analysis, single-family rental home units seem to make up the bulk of 

market rate rental units in Brenham. Using PCensus 2021 data, out of 6,251 total occupied units 3,710 

were owner occupied and 2,541 were renter occupied. Of the renter occupied units CDS estimates 1,000 

were multifamily apartment units and 1,541 were single-family rental units. 

The age and condition of these rental units varies throughout the City however, extensive blight and 

deterioration of existing single-family homes was not evident. 

The stock of sub-$100,000 priced existing single-family homes in Brenham has been effectively exhausted 

by individuals as well as professional real estate investors as they have been the main consumers of 

housing in these prices in order to flip and rent or re-sell. 

Interviews with individuals and landlords conducted by CDS demonstrated a strong demand and interest 

from local small investors in acquiring, remodeling and updating the lowest priced existing homes 

primarily for single-family rentals but also for re-sale to buyers. However, with such limited supply of 

available properties of this type, there now exists a constraint upon the ability of investors to supply 

renovated single-family housing either to prospective renters or to middle-income homebuyers. 

This has tightened the supply and increased the price of market rate multifamily rental units in Brenham. 

This was reflected in interviews with multiple multifamily property managers who stated they had 

recently raised monthly rents at many properties by an average of $25 to $50 per month in the past year 

or two.  

Although rent prices have risen somewhat over the past years in Brenham market rate rents appear to be 

sustainable for existing tenants, the lack of supply is the main issue since demand for market rate rental 

housing clearly outstrips supply. 

With a greater supply and selection of market rate multifamily units in areas surrounding Washington 

County just more than 75% of Brenham workers find rental housing outside of Brenham. 

Brenham’s local economy seems to be on a solid footing and has been largely resilient through the COVID-

19 pandemic; and no employers indicated a downsizing in the near or distant future. That being said, 

several large employers interviewed shared indications that future expansions of their workforce could 

happen immediately if more market rate rental units were available. 

Additionally, any new jobs created in Brenham will create even more demand for new market rate rental 

units. 

Therefore, new rental unit housing demand does appear to exist given the market tightness and pace of 

new hires combined with the lack of any new market rate multifamily housing built in the past several 

decades in Brenham.  
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Higher wage workers, particularly younger professionals and higher-level management across all sectors 

of employment, did share that higher end rental units would satisfy an existing housing need in Brenham.  

The construction of apartment units in the $850-$1,200 average rent range in Brenham could be 

supported in a new 150 to 200 unit market rate complex which is a housing product that CDS has observed 

being developed in similar markets across Texas. In similar sized markets CDS has observed new 

multifamily construction with properties ranging from 40 units, 60 units and 120 units with market rate 

rents for 1 bed units at $700 per month, 2 bed units at $995 per month and 3 bed units at $1,300 per 

month in smaller communities like Brownwood and Early, Texas. 

Additional multifamily apartment and single-family rental units are needed in Brenham for lower to 

moderate income workers employed at small locally owned businesses and public or institutional staff, as 

well as higher income workers, particularly new hires moving in from larger metros and colleges.   

New hires would likely be up to 12 month renters that might transition into home ownership if more entry 

level homes were available. Lower income workers are more likely to reside longer term for multiple years 

in non-market rate, income restricted or lower priced market rate units until being able to increase 

incomes to enter more desirable market rate apartments or affordable home ownership, if additional 

supply was made available in Brenham.  

It is the opinion of CDS that a newly constructed market rate apartment complex of 150-200 more or less 

units could be quickly supported at average prices of $850-$1,200 per month in Brenham based on the 

level of current and continued demand from workers at existing local employers. 

This could be achieved by new market rate complexes at average prices of $950+ and about $1.00+ per 

SF. This is seen in more recent multifamily rental units in market surrounding Washington County where 

a growing number of Brenham workers are choosing to live. 

On site amenities such as a pool, package delivery lockers, gym/workout room, gated entry, landscaping, 

dog run, and covered parking would be justified given the complete lack of market rate complexes with 

such amenities in Brenham. 
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Existing Home Market – Single-family, For-Sale Homes 

This section examines the latest market trends for single-family for-sale homes in Brenham. 

The analysis of the market utilized MLS sales transaction data taking place within Brenham ISD from 2011 

to June 2021 provided courtesy of Texas A&M University Texas Real Estate Research Center. 

Figure 65: Brenham ISD, City of Brenham, Washington County 

 

The map above shows Brenham ISD outlined in purple, City of Brenham outlined in red, Washington 

County outlined in black along with red dots that represent the location of septic tank permits issued in 

2020 and 2021 to indicate homes located outside the city of Brenham. 

CDS completed field research consisting of visiting new home construction sites along with group and 

personal interviews with local developers, builders and sales agents. 

Several sources provide estimates for single-family owner occupied units in Brenham that vary slightly. 

• PCensus 2021 – 3,710 single-family owner occupied units 

• ACS 2019 – 3,553 single-family owner occupied units 
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According to 2021 PCensus data there were 14,068 total occupied households in Washington County of 

which 10,152 were single-family owner occupied units. There were an estimated 3,710 owner occupied 

single-family homes located in Brenham which represented 37% of the County’s households.  

Single-family owner occupied units accounted for 60% of the estimated 6,251 total occupied households 

in Brenham. 

Exterior conditions of single-family homes appeared to be generally well maintained by comparison with 

many other nearby communities. About 60% (4,239) of Brenham housing units were built prior to 1990. 

New entry level homes are being built by Stylecraft and D.R. Horton on the northwest side of Brenham 

and several small subdivisions with larger lot production and custom homes are located in several areas 

in and near town. 

The data in the following section examines historical and recent market trends for single-family homes 

sales in Brenham, looking specifically at local real estate sales statistics, and local market hindrances 

associated with increasing the housing supply. 

The following MLS single-family residential home sale data for Brenham was provided via the Texas Real 

Estate Research Center at Texas A&M University. The data covers the last 10 years from 2011 through 

2020.  This data provides insight into local real estate market trends. 
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Existing Single-family Supply and Inventory 

The year 2017 saw the greatest volume of single-family home sales out of the past 10 years with 368 sales 

on the MLS. This does not consider pocket listings that occurred which were not listed. 

Home sale volumes increased each year since 2011 until 2019 saw a slight decrease. This could indicate 

the shrinking availability of homes for-sale rather than demand-side weakness. 

Homes at the lowest price ranges of $100,000 and below and $100,000 to $159,999 went from a high of 

65% of all homes sold in Brenham in 2012 to a low of just 17% in 2020. 

On the other hand, homes priced $160,000 to $239,999 made up 26% of home sales in 2011 to 40% in 

2020. 

Homes that sold at prices $240,000 and greater represented 17% of sales in 2011 and 44% of sales in 

2020. 

The increase of home prices sold in Brenham since 2011 and particularly the sharp increase in prices of 

homes sold seen in 2018 and 2020 clearly exhibits the dynamics of supply and demand. As demand has 

gone up supply has not kept pace. In turn this has increased the price of single-family homes significantly. 

Table 66: Brenham Homes Sales by Price Ranges, 2011 – June 2021 

Price Ranges  2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 

2011-

2020 % 

Change 

$0 - $99,999 42 44 51 45 44 33 33 22 18 12 0 -71% 

$100,000 - $159,999 73 102 107 119 103 123 86 52 43 41 23 -44% 

$160,000 - $199,999 39 44 54 64 65 59 86 56 63 63 15 62% 

$200,000 - $239,999 13 11 24 46 43 47 49 74 54 65 22 400% 

$240,000 - $279,999 13 12 8 22 35 30 44 48 34 54 22 315% 

$280,000 - $399,999 18 10 30 29 41 51 48 64 66 57 42 217% 

$400,000 - $3,000,000 + 3 3 10 5 21 14 22 21 19 29 23 867% 

Total 201 226 284 330 352 357 368 337 297 321 147 60% 
Source: Texas A&M University Texas Real Estate Research Center 
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The chart below was estimated by CDS based on limited sales data by price range group by year from 

MLS transaction data provided by Texas A&M University Texas Real Estate Research Center. 

The chart shows the trajectory path of median home prices sold in Brenham from 2011 to June 2021. 

The data shows that the median home price in Brenham has steadily increased 49% from around 

$146,000 in 2011 to around $218,000 in June 2021 at the time of this report.  

The median price of homes in most places in Texas and the rest of the country saw spikes in prices in 

2020 and 2021 due to supply chain bottlenecks, additional demand induced by work from home and 

desire to live in more rural cities like Brenham. However, looking at the chart the median price of homes 

sold in Brenham increased almost each year leading up to 2020 and 2021. 

This is due in part because supply of market rate multifamily and single-family has not kept up with 

demand as well as local population and job growth which increased prices for the limited supply of 

existing homes that do go up for sale. This keeps home prices higher than the value that the age and 

condition of existing homes might otherwise suggest, especially for older homes in greatest need of 

deferred maintenance and updates. 

Table 67: Brenham Median Home Sale Price, 2011 – June 2021 

 
Source: Texas A&M University Texas Real Estate Research Center, CDS 
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The table below displays sales volume of homes by days on market. 

Total sales overall increased from 201 in 2011 to 321 in 2020. 

Homes sold in less than 31 days in Brenham went from 9% of all homes sold in 2011 to 52%, of the 147 

homes sold as of June 2021. This shows the dramatic increase of velocity of home sales in Brenham 

since 2011. Realtors interviewed for this report stated that the majority of home sales in Brenham over 

the past year were either all cash or 20% or more down payment with conventional loans, not FHA or 

other government backed loans. 

Table 68: Brenham Days on Market (DOM), 2011-2021 

DOM 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 

2011-

2021 % 

Change 

0 19 46 62 65 119 117 104 111 120 124 77 553% 

31 39 40 52 74 91 67 67 73 55 69 17 77% 

61 28 30 46 50 53 55 45 35 40 40 15 43% 

91 14 31 20 51 27 40 23 29 27 27 17 93% 

121+ 101 79 104 90 90 78 80 89 55 61 21 -40%

Total Sales 201 226 284 330 380 357 319 337 297 321 147 60% 

Source: Texas A&M University, Texas Real Estate Research Center 

Existing SingleExisting SingleExisting SingleExisting Single----Family ForFamily ForFamily ForFamily For----Sale Home InventorySale Home InventorySale Home InventorySale Home Inventory    

Current listings as of June 2021 in Brenham are broken down by price in the table below. 

There were no homes listed in the two lowest price ranges, $0-$99,999 and $100,000-$159,999. This gives 

evidence to the fact that there are no existing or new homes in Brenham for what had historically been 

considered entry-level prices 

Table 69: Current (6/2021) MLS Active For Sale Listings 

Price Ranges 2021 

$0 - $99,999 0 

$100,000 - $159,999 0 

$160,000 - $199,999 6 

$200,000 - $239,999 4 

$240,000 - $279,999 13 

$280,000 - $399,999 8 

$400,000 - $3,000,000 and over 15 

Total 46 
Source: Texas A&M University, Texas Real Estate Research Center 

About 20% of homes for sale in Brenham were between $160,000 to $239,000. 

Many of these properties, according to local real estate agents, are not optimal for first time home buyers 

as they are more suited for investors or buyers with the will and finances to remodel and update the home 

after purchasing.  



Brenham, Texas ResIntel 

 

 

89 

But even investors are not buying homes in $160,000s in Brenham because at this price plus repairs and 

upgrades, profits are hard to make and the added costs pose a huge risk to small time investors. 

The $200,000-$239,999 price range usually accommodates family households with two incomes or move 

up or move down homes for existing owners who want to sell. 

Through the interviews with agents, builders and developers CDS found that about half of the homes sold 

in Brenham over the past two years were to either retired, passive income, or remote worker households 

who were not considered local workforce households. 

50% of the homes for sale as of June 2021 in Brenham were priced $280,000 and greater. 

Realtors use the term “months of supply” to describe the inventory of homes on the market.  Simply put, 

months of supply is the number of months it would take for the current inventory to sell out if sales 

continued at the current rate and no new inventory was added. 

Based on 2020 sales volume Brenham averaged 27 sales per month. With 45 homes listed for sale as of 

June 2021 single-family home supply inventory was only 1.6 months, a clear sellers’ market. 

Generally, a supply greater than seven months is considered a buyers’ market, between five to seven 

months is a balanced market, and less than five months is a sellers’ market.  

1.6 months of homes on the market makes Brenham as mentioned is a very strong sellers’ market and 

very tight market for prospective buyers. This shows the extreme lack of supply and housing choice 

options for prospective Brenham home buyers. 
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New Single-family Housing Construction 

New homes are currently being built in Brenham by Stylecraft and D.R. Horton.  

These are two large volume builders typically associated with reasonably priced entry level and move up 

single-family homes typically priced starting in the low $200,000s.  

Prices currently are elevated due to high demand and at the time of this study started in the $275,000 to 

$283,000 price ranges. Buyers are usually local family and worker households.  

Over the past several years buyers for these homes were well qualified with 20% or greater down 

payments with conventional financing. 

There are also two custom home developments totaling around 80 total lots currently in development in 

Brenham.  

The developments use only approved custom builders and are more strictly regulated and on much larger 

lots than Stylecraft or D.R. Horton.  

Custom lots are in the $60,000 to $80,000 price range and custom home construction costs vary 

depending on customer preference but can range from $300 to $500 psf and usually total in the $500,000 

to $800,000 range once completed. These buyers pay in all cash with no financing. 
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Stylecraft Stylecraft Stylecraft Stylecraft ––––    Vintage FarmsVintage FarmsVintage FarmsVintage Farms    

Stylecraft are nearly complete on phase one of their Vintage Farms development that features new 

single-family two, three and four bedroom homes with eleven different floor plans ranging from 1,266 

square feet to 2,612 square feet on 55’ lots. Due to high demand and material and labor bottlenecks 

they are only building spec homes, then establish a listing price and start taking offers only when a home 

gets nearly complete with the framing stage of building.  

There are approximately 400 total lots currently in Stylecraft’s inventory. Vintage Farms’ first phase with 

102 total lots had 10 lots available for sale at the time of this study and the remaining 92 were sold. 

144 lots are currently being developed. Of those 62 are in development, 44 are being built on with 

vertical construction, and 20 have been closed on while still in varying stages of construction. 

There will be a townhome section with attached/shared wall units with about 50 total units on 30’x120’ 

lots.  

Recent buyers in Vintage Farms include retirees, empty nesters, teachers, police, city/county workers, 

first time homebuyers, and single millennials. 

Prices at the time of this study were in the $215,000 to $300,000 range. 
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D.R. Horton D.R. Horton D.R. Horton D.R. Horton ––––    Liberty VillageLiberty VillageLiberty VillageLiberty Village

Just to the east of Vintage Farms lies Liberty Village, D.R. Horton’s new single-family home development

with a combined total inventory of 321 total lots that will developed in three separate phases. Phase

one has been completed, phase two is currently underway and phase three will start before the end of

2021. At the time of this study in July there were 23 homes sold in Liberty Village.

Seven different floor plans range from 1,368 to 2,150 square feet and homes are on 55’ lots. 

Only four homes are currently available for sale at Liberty Village: 

• $281,505 / 3 bed, 2 bath / 1,508 sf. / $187 psf.

• $271,210 / 4 bed, 2 bath / 1,568 sf. / $173 psf.

• $319,800 / 3 bed, 2 bath / 2,150 sf. / $149 psf.

• $264,755 / 3 bed, 2 bath / 1,605 sf. / $165 psf.

The most popular model is the lowest priced 3 bedroom Alpine floor plan or the Prescott floor plan with 

4 or 5 bedrooms, usually occupied by families with school age children. About half the buyers have been 

retirees from the Houston area, the rest were young families getting out of rentals or older homes, 

teachers, bank workers, construction workers; most worker households were employed locally.  

Most buyers use conventional financing as opposed to FHA. 
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Thielemann Homes Thielemann Homes Thielemann Homes Thielemann Homes ––––    Heritage OaksHeritage OaksHeritage OaksHeritage Oaks    

Local custom builder Thielemann Homes currently is working on Heritage Oaks located just south of Gun 

and Rod Rd. on the southeast side of Brenham with 37 total custom home lots. 

Eleven custom lots have been sold leaving 26 available lots for sale in Heritage Oaks. 

Lots currently range from $67,000 to $120,000 and custom home construction price varies based on the 

desires and preferences of the customer. 

Custom homes in Heritage Oaks can range from $500,000 to $800,000 and almost all clients pay all cash 

with no financing. In the past two years custom home demand in Brenham has increased significantly.  

All custom home clients in the past two years have been business owners, retirees, or gain income 

through means other than wages and salary, and therefore are not considered part of the local 

workforce. Most have come from outside of Brenham and some have moved from other states around 

the country.  
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Oak AlleyOak AlleyOak AlleyOak Alley    

Oak Alley is a gated, custom home development with 46 total lots built in four phases. Five lots have 

completed homes custom homes with 40 lots remaining. Oak Alley is unique in that it offers amenities 

not normally allowed by city ordinances, such as 75% lot coverage (normally only 55% by City of 

Brenham). This allows more space for the residence, garage, walkways, and drives, creating more 

entertaining and parking areas for guests. Lot prices go from $60,000 to $80,000. 

All lots are designed with a setback or side entrance garage. Front entrance garages are not approved. 

Homes are custom built and therefore price and size are decided by the buyer and range $400,000 to 

$800,000 

Phase 1 consists of only ten (10) larger home sites. Minimum square footage on 8 lots is 2800 sq. ft. 

living area. Two lots with narrow frontage require a minimum of 2500 sq. ft. living area. Although this is 

the minimum, many homes will exceed that and could be as large as 6,000 sq. ft. and up.  

These home sites will be entered from a private drive, Carondelet Court, situated off of Mustang Road. 

Phases 2, 3 and 4 will feature front porches or have courtyard entrances. 

A total of 23 lots are nestled on 4 cul-de-sacs. These standard sized lots allow a minimum of 2200 sq. ft. 

of living area, but could range to 3500 sq. ft. or larger. 

Phases 2 and 3 also include 11 garden home sites reminiscent of the French Quarter Creole cottages. All 

will face Oak Alley Boulevard with a sidewalk across the entire front. 

These home sites feature a rear alley in which to access their garages. This allows additional parking for 

guests in the alleyway access, as well as in the common areas along the boulevard.  

While the minimum square footage is only 1800 sq. ft., some lots could accommodate 3500 sq. ft. or 

more. These sites appeal to young professionals and singles. 

As previously 

mentioned almost all 

buyers pay in all cash, 

are retirees, business 

owners or have passive 

income and most are 

re-locating to Brenham 

from places in Texas 

and also from various 

states around the 

country.  
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Arm River BuildersArm River BuildersArm River BuildersArm River Builders    

Arm River Builders is a custom homebuilder that specializes in acreage home sites in and around 

Washington County. The owners live in the Brenham area. 

Arm River Builders offers in-house assistance with architectural design, interior selections, rural utility 

options and all the other issues that must be addressed during the construction process. They provide, 

fixed price contracts, avoid change orders and specialize in Texas Farmhouses in the Brenham Area 

Prior to COVID Arm River was actively acquiring existing lots located in the city and building spec, pier 

and beam starter homes priced in the $125,000 to $145,000 price range, pictured below. 

Starter homes were mostly being purchased by entry level, first time, local worker households until 

2020 when buyers of these homes transitioned to single professionals working remotely outside of 

Brenham as well as retirees and empty nesters. 

Starter home building activity became less feasible once lot prices began to increase from around 

$5,000 to $10,000 to $20,000 and at the time of this study were in the $30,000 to $50,000 range. 

Increased lumber prices also has made building starter homes in the $150,000 to $200,000 range 

impossible. Lumber prices have gone down since this interview took place, yet land and labor costs still 

remain elevated and may remain so for the next several years. 

In the past two years homes that were made available sold within a week. Three starter homes were 

rented out in the $1,250 to $1,350 per month price ranges. 

Arm River’s goal was to build six starter homes for-sale and 4 single-family rentals in Brenham each year. 

There is a fear that acquiring more city lots will not be feasible due to extremely high lot prices. 
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Future Single-Family Demand 

PPPPllllaaaannnnnnnnedededed////PPPPrrrrooooppppoooosssseeeedddd    SSSSiiiinnnngggglllleeee----FaFaFaFammmmiiiillllyyyy    

The market for new housing in Brenham is strong, but the increasing costs for national, large production 

builders as well as local individual builders has paused any information from them on future development 

in Brenham. 

They are building out their current phases and planning to complete future phases, but speed of 

development and prices will be determined on a house by house basis depending on many various factors. 

All builders currently active in Brenham would like to purchase more land and build more new homes but 

are waiting to see how COVID related impacts will shape the market going forward. 

In total there were more than 700 combined total single-family lots in various phases of development and 

vertical construction at the time of this report. 

Since 2011 there have been 3,220 total single-family homes sold in Brenham, an average of about 300 per 

year. 

This gives the estimated 700 single-family lot inventory about a one and a half year supply of new single-

family homes in Brenham if no new lots were developed. 

Additional consideration should be given by developers for a diversity of housing types in Brenham and 
specifically within a master planned subdivision.  The City currently allows for use by-right in the Mixed 
Residential Zoning District (R-2) a variety of housing products including patio home, garden home, 
townhome and duplex housing types.  While vacant land zoned R-2 is sparsely located in Brenham, the 
City should promote rezoning additional land for the development of more dense mixed residential 
housing. CDS has observed that these are the fastest absorbing new product in new master planned 
communities around Texas due to their lower price than a traditional large lot single-family home. Lot 
sizes of 25’-35’ would allow builders greater flexibility to create new homes at lower prices than other 
wise achievable on a 50’ or 55’ lot. 

Furthermore, Stylecraft has confirmed the projected popularity, overall feasibility and therefore 
demand for a diversity of housing products with the Vintage Farms Subdivision Planned Development 
District zoning.  The master plan includes two phases with less than 50’ wide lots.  One phase will 
include the development of 57 townhomes and in a subsequent phase the development of 10-20 patio 
homes. Stylecraft has received very high interest in both products from prospective buyers in Brenham. 

SSSSuuuuppppppppoooorrrrttttaaaabbbblllleeee    FuFuFuFuttttuuuurrrreeee    SSSSiiiinnnngggglllle e e e FaFaFaFammmmiiiillllyyyy    DDDDevevevevelelelelooooppppmmmmenenenentttt    

It is of the opinion of CDS that the City of Brenham has demand for at least 50 to 75 or more new single-

family homes per year over the next two years. 

The prices in greatest demand are lowest priced two and three bedroom homes priced $160,000 to 

$240,000 as well as larger three and four bedroom homes in the $250,000 to $380,000 price ranges.

This would satisfy demand from lower and middle income worker and worker family households as well 

as higher income retirees and remote workers. 
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Figure 70: Existing Single-Family Properties 
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Affordable Single-Family Demand 

The estimated 2019 ACS median household income in Brenham was $45,197. The correlating maximum 

affordable home price to Brenham’s median household income was about $140,500. 

Estimation of affordable home purchase prices is more involved than for rental housing, and requires 

additional assumptions regarding the type of mortgage, interest rates, property taxes, and other expenses 

such as property insurance.  

As of 2019, the vast majority of first-time home buyers in moderate price categories are utilizing programs 

such as Federal Housing Administration (FHA) mortgage insurance, which reduces the required down 

payment to as low as 3.5% of purchase price.  

The following tables describe an FHA mortgage scenario and other assumptions to arrive at the income 

levels needed for an estimated monthly housing cost below the 30% standard.  

Although most home buyers in Brenham in the past several years are mostly cash or conventional, the 

FHA model is used because it best describes incomes and corelated affordable home prices for lower and 

middle income worker households in Brenham. 

The calculations indicate that a first-time home purchase for households with incomes under the median 

of $45,000 is likely unrealistic as new for sale homes priced below $200,000 does not appear feasible 

without significant financing and cost reduction incentives for developers and builders. Also, this analysis 

does not consider that potential buyers may have other current debt that effectively reduces their 

qualifying income. 

Brenham FHABrenham FHABrenham FHABrenham FHA    Low DownLow DownLow DownLow Down----PPPPaymentaymentaymentayment    Mortgage AssumptionsMortgage AssumptionsMortgage AssumptionsMortgage Assumptions    

2021 Tax Rates 

Taxing Entity 

Brenham ISD $0.9884 

City of Brenham $0.4940 

Washington County $0.5032 

Blinn College $0.0513 

Total $2.0369 

Down Payment 3.50% of home price 

Closing Costs 4.00% of home price 

FHA UFMIP 1.75% of loan amount 

Annual Mortgage Insurance 0.85% of loan amount 

Avg. Mortgage Rate 3.39% per year 

Mortgage Term 30 years 

Insurance $1,500 per year 

Affordability Standard 30% of gross income 

Credit Score (Texas Average) 656  
Source: CDS
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Table 71: Brenham Affordable For-Sale Home Price Calculation (FHA Mortgage) 

Home price $150,000 $160,000 $180,000 $200,000 $250,000 $275,000 $285,000 $300,000 $325,000 $350,000 

Down payment $5,250 $5,600 $6,300 $7,000 $8,750 $9,625 $9,975 $10,500 $11,375 $12,250 

Closing costs $6,000 $6,400 $7,200 $8,000 $10,000 $11,000 $11,400 $12,000 $13,000 $14,000 

Total up-front costs $11,250 $12,000 $13,500 $15,000 $18,750 $20,625 $21,375 $22,500 $24,375 $26,250 

FHA Loan amount $147,283 $157,102 $176,740 $196,378 $245,472 $270,019 $279,838 $294,566 $319,113 $343,661 

Monthly mortgage $658 $702 $789 $877 $1,097 $1,206 $1,250 $1,316 $1,425 $1,535 

Monthly MIP $104 $111 $125 $139 $174 $191 $198 $209 $226 $243 

Monthly home insurance $125 $125 $125 $125 $125 $125 $125 $125 $125 $125 

Monthly taxes  $255  $272  $306  $339  $424  $467  $484  $509  $552  $594 

Total PITI with MIP  $1,142  $1,210  $1,345  $1,481  $1,820  $1,989  $2,057  $2,159  $2,328  $2,498 

Required annual income  $45,674  $48,385  $53,808  $59,231  $72,789  $79,568  $82,280  $86,347  $93,126  $99,905 

Required monthly gross 

income 
 $3,806  $4,032  $4,484  $4,936  $6,066  $6,631  $6,857  $7,196  $7,761  $8,325 

Hourly wage equivalent  $21.96  $23.26  $25.87  $28.48  $34.99  $38.25  $39.56  $41.51  $44.77  $48.03 

Note:  Hourly wage rate based on 2,080 hours/yr.  

The lack of new market rate multifamily apartment rentals has pushed those seeking housing in Brenham 

to rely primarily on the single-family home market as the source for market rate rentals as well all levels 

of homeownership from entry level middle income workers to retirees and remote workers relocating 

from elsewhere. 

This has increased the prices of the oldest existing two and three bedroom homes, all of which need 

updating and some level or repair, to the $160,000 price point. 

This has caused local worker households to find market rate rental and for-sale housing outside of 

Brenham which leads to retail and property tax leakage of local workers spending their wages and adding 

to the tax base of communities outside of Brenham. 

More than half of existing homeowners in Brenham had no mortgage which could indicate that a 

disproportionate share of owners in Brenham have been there for 30 years or more or purchased homes 

with cash, being retirees or independently wealth. However, just in the past five or so years Brenham’s 

population and local workforce has grown, yet new housing production has not kept pace with that 

growth. 

Since 2011 homes sold in the lowest two price bands of $160,000 and less shrank sales share from 57% of 

sales in 2011 to 16% of sales in 2020. 

At the time of this report the lowest new entry level single-family homes were selling in the $250,000 to 

$300,000 range. 

Surrounding single-family home markets in Bryan, College Station, Waller County, Harris County and other 

small communities in Washington County appear to be supplying new for-sale and rental housing that is 

accommodating Brenham workers. 
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Many of these locations result in an average roundtrip commute of 80 miles a day averaging 45 minutes 

to an hour each way. Although traffic congestion may be less frustrating than in a larger city, it still is 

expensive and time consuming, and at times can be dangerous. In addition, many employers have stated 

that the lack of new rental and for-sale housing production in Brenham at prices their workers can afford 

hurts hiring and retention. 

Based on LEHD 2018 data shown earlier there were 12,689 total Brenham employees who work in the 

City. Of those workers 76% (9,363) lived outside of the City of Brenham. 

Brenham Independent School District, Blue Bell, Baylor, Scott, White Hospital and Clinics, Blinn College 

and many other large employers interviewed for this study stated they had workers living outside of the 

City and would benefit from having more rental and for-sale housing options in Brenham. 

Workers from these employers had incomes from all ranges from $20,000 to $100,000+ and all said that 

multifamily apartment and single-family rental units and single-family for-sale homes for those making 

around the median income of $45,000 were in greatest demand and lowest supply for their workers. 

The custom home market in Brenham appears to be satisfying demand for homes priced $400,000 and 

above. There were some in the real estate community that stated there seemed to be a gap of available 

non-custom move up homes in the $350,000 to $450,000 price ranges.  

Stylecraft and D.R. Horton are in development of more than 700 new single-family homes in Brenham 

with the lowest priced homes selling for $250,000 at the time of this report. However, these lowest priced 

homes are also being bought by non-worker households, most with large down payments of 20% or more 

who can outcompete first time home buyers who make up a sizable share of local middle income worker 

households seeking to buy a home in Brenham. 
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Key Points of Single-Family Analysis 

Regardless of the condition of existing single-family homes and neighborhoods, a low supply of newly 

constructed market rate rental units in the past 20 years for working and middle income families in 

combination with the recent COVID induced influx of new higher income residents and retirees has placed 

tremendous pressure on Brenham’s single-family for-sale home market. 

This along with sharp increases in land, material and labor costs has increased the prices of what would 

typically be considered new single-family entry level or starter production homes from D.R. Horton, 

Stylecraft and local infill builder Arm River. 

These factors have created a housing market where demand for all but the highest priced custom built 

homes now outpaces supply. 

This housing market dynamic has pushed prices of the oldest, least maintained homes to be overvalued 

with regard to their actual age and condition. 

Land and lot prices have risen very sharply in the last three years, in some cases going from $5,000 to 

$10,000 per lot for vacant residential lots in the City limits to $30,000 to $80,000. 

Proactive guidelines for support for the construction of new housing on the part of the City and possibly 

County could provide financial or other types of support to encourage builders to get new product on the 

ground in Brenham, while lowering lot development costs and therefore lowering risk.  

Lowering finished lot costs and constructing smaller more efficient houses can possibly get new housing 

in the $180,000 to $200,000 price ranges in addition to building on existing, utility served vacant infill 

lots. 

Builders noted that they must negotiate a planned development district with the City in order to build 

homes on lots smaller than a 7,000 square foot lot (typically 55’ x 130’ or 60’ x 120’). Stylecraft 

noted very high interest and demand for their new townhomes in Vintage Farms on 3,600 square foot 

lots (30’ x 120’).  

Stylecraft townhomes are the lowest priced new single-family homes in Brenham and the City should do 

everything in their ability to ensure builders can produce a greater supply of such homes in order to 

meet the demand for new housing at prices affordable to the incomes of locally employed workers. 

CDS has observed new single-family lots in new single-family home developments in Texas communities 

as small as 25’. These are typically compact single-family housing types such as patio, garden, 

townhome and duplex homes.  

CDS recommends that the City consider allowing builders to build on small lots from 25’ to 45’ on a by-

right basis to help facilitate building new homes in the most in demand price ranges on smaller lots that 

can help offset the rising costs of land, materials and labor to get housing in Brenham that local middle 

income workers can afford. 

Brenham appears to have ample land ripe for development of new multifamily and single-family 

housing. 

CDS believes the construction of 50 to 75 or more new entry level single-family homes each of the next 

several years priced between $180,000 to $260,000 would be quickly absorbed. If mortgage 

rates increase, then required incomes for financing will increase and disqualify some middle income 

workers from homeownership even without an increase in home prices. 
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CONCLUSIONS AND RECOMMENDATIONS 

Demand Analysis 

Estimates show that at least 12,689 employees worked at Brenham establishments in 2018. Of those 

employees 9,636 (76%) commuted into Brenham as they lived outside of the City.   

A large portion of those who live outside of Brenham lived in Washington County, Harris County, Bryan, 

College Station, Waller County and other locations. 

These locations have been developing or have announced new single-family housing and new 

multifamily apartment complexes in the past several years. Owners and renters pay the few extra 

hundred dollars to live there and then drive an average of 80+ miles roundtrip daily and spend 45+ 

minutes of drive time each way to go to and from work in Brenham.   

Brenham’s existing housing stock of multifamily and single-family detached housing has seen little 

growth in comparison to the population and jobs.  

In the past five years there have been around 120 net new multifamily apartment units built in 

Brenham, only 16 of which were market rate. 

In that same period of time there has been an estimated increase of at least an estimated 2,000 

residents and 300 jobs in Brenham. 

Almost all multifamily apartment complexes were occupied at 90% or more, especially market rate 

complexes. This indicates high demand and low supply for market rate apartments. 

New single-family development has been taking place in Brenham mostly through local builders and in 

recent years has seen Stylecraft and D.R. Horton develop a combined total of more than 700 new lots 

for new single-family for-sale homes.  

Due to lack of market rate rentals the single-family market in Brenham supplies the bulk of housing for 

local workers. However, local workers have been squeezed out of the single-family market by retirees 

and in the past two years a sharp influx of remote workers re-locating to Brenham. Both of these groups 

pay either in all cash or very high down payments of 20% or more with conventional financing which 

allows them to out compete local worker households with lower down payments and FHA or other 

government backed financing. 

These factors, along with COVID related supply and labor bottlenecks, land, material and labor cost 

increases and increased demand for rural and exurban living, have pushed the prices of new entry level 

single-family homes from around $175,000-$180,000 to $250,000-$300,000. 

The oldest, most affordable existing single-family homes garner a premium due to lack of supply of 

market rate housing in the $160,000 range but many of these homes require substantial updating in 

order to meet current and emerging buyer and renter expectations.   

The newest market rent apartments were constructed in 2018 but only 16 new market rate units were 

built. The rest of Brenham’s market rate apartments, except for Cortin Village, are approaching 30 or 

more years old. CDS estimates that only 530 total market rate apartment units exist in Brenham. 
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The bulk of Brenham’s single-family homes (77%) were built prior to 2000. Many aspects of a home’s 

physical structure are only rated to last up to 30 years. In addition, deterioration of insulation and other 

components of older existing homes impacts their energy efficiency and increases utility costs for 

residents which especially hurts those making below the median household income in Brenham. 

The available inventory of attractive market rate multifamily rental units is extremely low, and all 

market rate properties show their age from a design, amenity and curb appeal standpoint. It is only the 

two newest LIHTC apartment complexes, Parklane Villas and the age restricted Belle Towers that appear 

to be new, but when prospective tenants call, they discover middle income workers make too much to 

qualify or are not old enough. 

Brenham needs new market rate multifamily apartment and single-family rental units. Based on the high 

share of local workers living in communities outside of Brenham with average market rate prices in the 

$1,100-$1,200 shows that Brenham workers can already afford those prices and survey responses show 

that if the same rental housing was available in Brenham they would choose to live in Brenham! 

The 2019 ACS median household income in Brenham was $45,197, $60,347 for owner households and 

$23,750 for renter households. This shows that renters have much lower incomes in Brenham than 

owners. Although property tax is the main supporter of City property tax revenue, residential and all 

other taxes and sales expenditures are being lost to other Cities, as well as the intangible factors of a 

cohesive growing city. In the opinion of CDS this is due to the lack of a sufficient supply of attractive and 

attainable market rate rental units available in Brenham for locally employed middle income workers, 

recent college graduates, and relocating managers/executives. 

Income Type Income Rent For-Sale 

2021 PCensus Median Household Income $53,075 $1,327 $177,500 

2Q2020 QCEW Washington County Avg. Weekly Wage $50,076 / $963 $1,250 $166,000 

2019 ACS Brenham Med. HH Income $45,197 $1,130 $148,000 

2019 ACS Owner Median Income $60,347 $1,500 $204,500 

2019  ACS Renter Median Income $23,750 $600 $69,500 
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Multifamily RentalMultifamily RentalMultifamily RentalMultifamily Rental    

The average multifamily rent for the 530 market rate units surveyed is between $750-$850 ($0.90-$1.10 

per square foot) for an average 900 sf. apartment unit. CDS estimates that only 530 total market rate 

apartment units exist in Brenham. 

Complex and units are an average of 30 years old with minimal property amenities. No market rate 

complex had any substantial amenities other than a pool. With upwards of 90% of apartment units 

occupied, it can be challenging for some renters to find an available unit that suits their preferences. 

Rental houses are also hard to get as they are rarely on the market for more than a few days. Single-

family rentals are Brenham’s primary source of market rate rental units with an estimated supply of 

about 1,541 single-family rental units. 

Brenham has a growing base of workers who would likely be interested in newly constructed or updated 

market rate apartment units at similar prices (average of $1,150) that they currently pay for in units 

located outside of Brenham. 

Blinn students live mostly on campus, but some market rate single-family and apartment land lords said 

they do rent to students in certain cases. Officials at the university claimed that more dense single-

family housing such as patio home, garden home, townhomes, duplexes and multiplexes in 

neighborhoods surrounding campus is much needed to house additional university workers. This would 

also greatly support school district as well as healthcare, hospital and clinic workers. 

With 76% (9,636) of Brenham’s 12,689 employees living outside of the City, there is a demand for new 

market rate apartment units from local middle income workers. 

CDS believes there is at least an initial demand for 150-200 new market rate one and two bedroom 

multifamily apartment rental units in Brenham with pricing close to what is paid at market rate units in 

areas they currently live at an average monthly rental rate of $1,150 per month.  

There was also minimal demand for higher-end luxury apartments. Thirty to 40 units in an access 

restricted property with upscale finishes, with a garage, and landscaping would likely be popular as well 

for higher paid workers relocating to Brenham from larger metros. This could be accomplished by 

activating existing second floor downtown rental units as well as a supply of new downtown rental 

housing units. A more diverse lifestyle-driven housing stock will likely appeal to professionals and 

entrepreneurs and would likely aide in economic development efforts. 

In talks with downtown property owners there appeared to be demand but some barriers to activating 

existing supply due mostly to fire suppression requirements. The City showed interest and acumen 

towards property owners navigating fire suppression and other downtown housing building 

requirements.  

There is always demand for income restricted units, as the household income and housing cost burden 

household figures point. That data showed nearly 1,000 cost burdened renters in Brenham. At least an 

additional 50 to 100 subsidized income restricted units with some reserved for seniors will do well in 

Brenham. With retirees snapping up such a large share of market rate housing, any age-restricted 

housing will divert some of that market away from potential workforce housing and should be 

aggressively promoted. 
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Rental patio, garden, townhomes or duplexes should also be part of the solution to satisfying middle 

income local worker renter demand for those not willing to reside in apartment units. These kinds of 

units could be built in a housing development project with single-family rentals as well as multifamily 

rentals with lease rates comparable to existing single-family rentals. Garage apartments and ADU’s 

(Accessory Dwelling Units) can also be a strategy to encourage infill densification. Some cities have 

garage apartments that get listed as vacation rentals, and that's not a bad thing if it siphons some of the 

vacation rental demand away from the regular housing stock. 

They also can provide more single-family rental stock without taking eligible single-family ownership 

supply out of the for sale market, and to allow for less pressure on new entry level homeowners. These 

types can provide some amount of private or semi-private yard space for kids and pets. The patio, 

garden, townhome, duplex and fourplex housing type existing in Brenham were very popular and had 

high occupancies and very long tenured residents. 

It is the opinion of CDS that a newly constructed market rate apartment complex of 150-200 more or less 

units could be quickly supported at average prices of $850-$1,200 per month in Brenham based on the 

level of current and continued demand from workers at existing local employers. 

SingleSingleSingleSingle----Family ForFamily ForFamily ForFamily For----SaleSaleSaleSale    

The resale single-family detached market in Brenham is a sellers’ market. Housing inventory is only 1.6 

month and the most popular price range at the time of this study was $240,000-$279,999 and $400,000 

and greater.   

About 300 houses sell each year in Brenham and new single-family housing supply in the past three 

years has gotten a boost with a total combined of 700 new single-family lots entering into second and 

third phases of development from Stylecraft and D.R. Horton. However, these homes are currently 

selling at a slower velocity than normal due to very high demand and land, materials, and labor 

shortages and price increases. These factors have increased the intended price of these new single-

family homes up from $175,000-$200,000 to $250,000-$300,000 putting them out of reach for many 

locally employed middle income earners. 

Most of the existing houses were built before 2000 and many have never been upgraded. For many local 

worker households, it is easier to rent or buy according to their preference in areas outside of Brenham 

than trying to find an older home in Brenham to rent or buy and then budget for repairs, updates and 

rehab. 

That said there are a large number of households that would prefer to live in Brenham.  Our survey 

shows that the positive attributes of Brenham such as its small town family friendly atmosphere, lower 

traffic congestion and ability to live where you work, outweigh the negatives.   

It is hard to find a perfect home in Brenham at the moment, particularly if you don’t want to buy and 

then remodel and update.  In June 2021 there were 46 homes listed for sale. 

With costs increasing for land, materials and labor going forward the existing sub $200,000 price range 

will likely make up a stock of homes considered to be investment or “fixer upper” properties only.  
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As new entry level homes in the community are built in $250,000-$300,000 and up this should provide 

comps that will show lower priced homes have been sold for a somewhat overvalued premium that was 

elevated due to a lack of new supply. 

Based on LEHD data shown earlier there were 9,636 Brenham employees who work in the City but live 

outside.  As examples: 

• Brenham Independent School District, Baylor, Scott, White, Blue Bell, QuestSpecialty, and Blinn

College, and apartment property managers all stated they had workers living outside of the City.

• Workers from these employers had incomes from all ranges from $22,000 to $100,000+ and all

said that market rate apartment and single-family rental homes were in greatest demand and

lowest supply for these workers.

The high end move up market has been satisfied by several of Brenham’s local custom home developers 

and builders. Homes in the $400,000 and greater price ranges are being paid for in all cash by retirees, 

passive income households, business owners, out of towners and re-locating remote workers.  

The main focus for new housing production should be lowest possible priced single-family homes for 

entry level, first time home buyer and middle income workers as well as market rate apartment rental 

and single-family rental units for middle income and higher paid workers seeking to rent before buying 

or as a new hire. 

Proactive guidelines for support for the construction of new housing on the part of the City and possibly 

County could provide financial or other types of support to encourage builders to get new product on 

the ground in Brenham, while lowering lot development costs and therefore lowering risk.   

The City could consider programs to ensure the lowest priced homes are bought by local worker 

households by creating housing partnerships, marketing and buying programs between local employers, 

home builders and the real estate and banking community. Also, the City and County may consider a 

down payment assistance and/or soft-second mortgage program for locally employed buyers to help 

ensure their ability to own a home affordable to their income in Brenham as long as required application 

and approval process are not overly onerous, lengthy and risky. 

Other considerations could include partial development reimbursement for street, curb, gutter, sewer 

and other infrastructure and utility costs related to new housing development and construction.  

Lowering minimum regulations for street width and lot size as well as relaxing single-family zoning 

regulations and restrictions to allow greater flexibility and ease of housing production are low to no cost 

ways the City could make new market rate housing less costly for developers and builders.  

Developers, builders and many consumers want smaller lot homes due to their inherent lower cost and 

sale price and lower utility and maintenance costs. Stylecraft has agreed with the City to build a 

townhome pod in their development through a planned development agreement. This is due to very 

high customer interest and demand for compact single-family homes in Brenham.  

Allowing for the legalization and ease of smaller lot housing types will lower costs and prices for new 

housing in Brenham while also allowing more residents per acre to accommodate population and job 

growth without requiring maximum amounts of land. It should be noted that land costs have risen 
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sharply and has slowed the process of planning future new home development in Brenham beyond 

currently owned lot inventories. 

CDS believes the construction of 50 to 75 or more new entry level single-family homes each of the next 

several years priced between $180,000 to $260,000 would be quickly absorbed. If mortgage rates do not 

remain low then required incomes for financing will increase and disqualify some middle income workers 

from homeownership even without an increase in home prices. 
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APPENDIX A:  EMPLOYEE SURVEY 

In order to document housing needs and preferences of the local workforce in Brenham, CDS prepared a 

housing survey of employees at Brenham area employers.  It includes questions about the respondents’ 

current housing, recent housing search experience, desired types and price of housing, residential 

location options, and a set of demographic questions. 

The survey instrument is attached as Appendix B. 

Survey Design and Sampling 

While many questions in the survey apply generally to most workforce housing markets, CDS adapted 

several questions to be specific to factors affecting housing choices in Brenham. This helped CDS 

incorporate the subjective aspects to the local housing market into its analysis. 

The survey was conducted online thanks to the cooperation of local employers accommodating their 

Brenham workers to take time to respond to the survey.   

The sampling approach was not random or statistically structured; however, the objective was to obtain 

as large a sample as possible. City of Brenham, County of Washington, Brenham Washington County 

Economic Development, and the Washington County Chamber of Commerce and the Brenham 

Economic Development Foundation and other organizations distributed the survey to a number of local 

employers.  The employers then provided the survey to their workers.  Respondents and their 

employers remained anonymous.  Ultimately, at least 622 respondents started the survey. 

In terms of the profile of respondents, the survey takers and therefore responses were more weighted 

toward workers with high educational attainment and annual incomes than is reflected in the overall 

population of workers in Brenham.   
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Notable Survey Findings 

• Out of all respondents 

o $0-$49,999 – 81 respondents 

o $50,000-$99,999 – 194 respondents 

o $100,000-$300,000+ – 257 respondents 

• The results are biased to those making $50,000 and greater. 

• Incomes $50,000 and greater tend to represent college educated, higher earning households 

that are most likely to express housing demand for for-sale housing priced $200,000 and greater 

or rents $1,250 and greater. 

• Respondents could be generally categorized as mostly long time Brenham workers who owned a 

single-family home, paid $750-$1,499 on housing a month. 

• Limited entertainment and family activities, housing options, housing prices, limited shopping, 

limited dining places were things respondents liked least about Brenham. 

• Entry level subdivisions, master planned communities, and preserving and rehabbing / 

renovating existing lower cost and older housing were the three most important changes 

needed for Brenham housing. 

• $750-$1,499 was the most common amount respondents were willing to spend on their next 

home in Brenham. 

• Size/number of bedrooms, price and monthly payment were most important housing factors. 

• A 3 or 4 bedroom home was most desired next residence. 
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Survey Results – Individual Questions 

1. What best describes the employment status for your household’s primary income 
provider(s)? (check one) 

Almost 80% of respondents were employed full time by a single employer in Brenham/Washington 

County showing the results of this survey will match well to Brenham’s workforce housing needs and 

desires. 

 

N=622 

Of the 88 renters who responded only two renters said they were retired or disabled, the other 86 were 

employed fulltime in Brenham. 

81 respondents said they made less than $50,000 per year, of those 75% were employed full time. 
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2. About how long have you lived in Brenham or Washington County? 

Almost 60% of respondents have lived in Brenham 15 or more years showing most respondents have a 

long tenure in the City. 

 

N=622 
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3. About how long have you worked in the Brenham area? (check one)  

Almost 50% of respondents have worked in the Brenham area for 15 or more years. 

 

N=622 
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4.  How far do you commute to work each day? (check one) 

About 45% said they commute 0 – 5 miles for work each day. The remining 56% commuted 5 or more 

miles. LEHD data showed that 76% of Brenham workers in 2018 lived outside of Brenham. 

 

N=622 

Almost 55% of respondents who said the made less than $50,000 commuted 5 to 25 miles. 
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5. What is the way you have secured housing at the present time? 

Almost 80% said they owned their home. This can be expected with an outsized portion of respondents 

being college educated with moderate to high incomes. 

 

N=612 

More than 50% of respondents making less than $50,000 owned their home. 
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6. What is the typical amount of your household’s monthly mortgage or rent 
payment? 

Almost 20% said not-applicable, likely due to the fact that they own their home and have paid off the 

mortgage. 2019 ACS data showed that more than 50% of owners had no mortgage. 

 

N=612 

50% of renter respondents said they paid $1,000-$1,499 per month, and about 35% of renter 

respondents paid $500-$999 per month. 

More than 20% of less than $50,000 income respondents said they had no mortgage. 
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7. Please describe the physical structure of your current residence (pick one): 

About 65% owned a site built single-family detached home followed by those with a home on 5 or 

more acres. 

 

N=612 

About 60% of renter respondents said they lived in a single-family rental. This again reinforces the 

outsized role that the single-family home market plays as the overwhelmingly primary source of market 

rate rental housing in Brenham. 
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8. Please state the 5-digit ZIP code of your current residence: 

As shown from earlier questions a very large share of respondents live in Brenham. 

ZIP Code Respondents 

77833 484 

77835 24 

77426 20 

77418 13 

77880 11 

77879 6 

78950 6 

77940 4 

77845 4 

78944 4 

78932 3 

77355 3 

77445 3 

77474 3 

77801 2 

77836 2 

78931 1 

75068 1 

75701 1 

77084 1 

77095 1 

77354 1 

77429 1 

77433 1 

77447 1 

77484 1 

77494 1 

77803 1 

77834 1 

77853 1 

77855 1 

77856 1 

77856 1 

78933 1 

78934 1 

78954 1 

 

N=612 
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9. Where do you currently live while working in Washington County? 

73% of respondents lived in Brenham followed by Washington County, Burton and Chappell Hill. 

 

N=612 
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10. What do you like best about living in Washington County? (Choose UP TO THREE 
things) 

 

For those respondents who stated they reside in Brenham, their family / friends, limited traffic 

congestion, family friendly orientation and proximity to workplace / commute were the most appealing 

aspects of the community. 

N=522 

Open Ended Responses 

churches 

Close to family 

It's home - grew up here; small town charm/unique; 

rural 

Small town atmosphere 

Historic aspect of the town and county. 

The beauty and peace of the land 

City focuses to much on appearance then the 

longevity of its employees  

Downtown revitalization  

Traffic is congested with too many people traveling 

through from Austin to Houston, etc. 

Opportunity for work 

Friendliness of most residents  

 

love all the outdoor invents that the town puts on 

It's my hometown 

local events 

Living on land on the country and away from 

Houston 

Conservative values 

Job is here. 

My family bought our own land to manage. 

To much public housing 

Proximity to Houston, Austin  

Own house 

Family is multi generational within the county. 

proximity to Houston 
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11. What do you like least about living in Washington County, compared to other 
places? (Choose UP TO THREE things) 

 

The respondents cited limited shopping, housing prices and taxes as least liked compared to other 

places. It should be noted that most respondents owned a home and have been living and working in 

Brenham for 15 or more years yet still chose housing prices as the second most choice for what they 

liked least about living in Brenham. 

N=522 

80% of renter respondents said housing prices and 60% of renter respondents chose limited housing 

quality and availability. 

About 60% of the respondents making less than $50,000 said housing prices, followed by limited 

shopping, and limited range of career / employment options nearby. 

Open Ended Responses 

Limited housing for lower income with pets 

Not from here BS...we're 6th generation Texans. Our 

little hometown would love to have folks moving 

in!  

Nothing for the younger adults to do.  

Nothing really - living in a small town has it's 

limitations 

City/ County Officials 

Poor quality of roads and maintenance thereof in 

City of Brenham and in Washington County in 

general.  Ad to that the fact that no politician one 

talks to about this seems to have any knowledge, 

nor do they seem to care about this street and 

road issue!!! 

proximity to mountains 

People moving in who want Brenham to be a big city 

because they miss what they deem a convenience. 

pay wages 

children and family have moved away 

Majority of everything shuts down after 5 

(downtown) No Variety majority of businesses 

aimed at the ladies. 

heat and humidity of Southeast Texas 

Not bicycle friendly roads 

Limited housing quality and availability

Housing prices

Lack of large masterplanned communities

Lack of walkability

Limited entertainment / family activities

Availability of child care

Limited range of career / employment…

Limited arts, culture, and entertainment scene

Limited shopping

Limited dining and drinking places

Public school quality

Safety / security concerns

Proximity to oil and gas activity

Taxes

Other (please specify)
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Public schools, while still good, seemed to have 

negatively slid over the last several years 

limited parking in downtown area 

Lack of public transportation, uber, lyft or taxi 

service 

The influx of Houston people and their liberal culture 

High prices and limited availability of land/real 

estate. 

It is such a close minded conservative political 

climate. When Beto O’Roark came to visit, it was 

embarrassing the way people shouted and 

interrupted him quietly. It is scary to think what 

their response would be if the table was turned.  

Low quality medical care nearby  

Low salaries  

lack of running/biking trails - there is jonly the path 

from the tennis courts to Henderson park. 

To much public housing 

Limited Housing availability, new homes are prices 

too high for wages  

Resentment between BIBs and BOBs creates a 

xenophobic narrative and an invisible social 

underclass. 

Poor high speed internet options outside of 

Brenham City Limits. 

Limited family activities no entertainment , limited 

career options, lack of shopping options, poor 

schools, not so friendly people, horrible 

multicultural representation basically Brenham 

sucks  

Over populated 

All parks and neighborhoods need sidewalks/walking 

trails to avoid stickers and mud and to encourage 

activity 

How the county is turning into an area for 

Houstonians to run so the can get out of the “Big 

city”. We are just a live in/ retirement community 

and in my opinion slowly losing our identity/ 

heritage as a small community.  

Small mindedness of other community members 

Lack of public transportation  

Not a big fan of tourism. Tourism can be ugly. 

All new houses/subdivisions are LOW QUALITY.  

Need better quality, more options. 

Wish there were more walking trails and outdoor 

spaces. 

There's nothing I can honestly say I dislike 

High Taxes 

Lack of bike safe routes to amenities 
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12. Why do you prefer living where you do now rather than Washington County? 
(Choose UP TO THREE things – you may offer your own opinion by selecting 
“Other” as one of your choices and writing a description) 

Of respondents who do not live in Brenham, just greater than 40% selected prefer more rural setting / 

large acreage property outside incorporated city and long time residents. 

Renters said that commute / job access easier for other family members followed by better shopping 

and dining options. 

N=73 

Open Ended Responses 

Elderly mother needed care, moved from 

Independence area 6 years ago. 

Elderly mother needed care, moved from 

Independence area 6 years ago. 

Wayyyyy cheaper housing!!!!!! Property taxes way 

less. 

Health concerns necessitated moving to a different 

city 

ON FAMILY LAND 

I have lived their prior to my employment and have 

not moved to Brenham / Washington County yet.  

I can not afford a home in Washington County 

simply had better job opportunity at the time i 

started working here 

Childhood home 

Lack of good quality rental options in Brenham 

Could not find a home with the Sf we needed 

I have found the community of Brenham and 

Washington County to be extremely uninviting to 

outsiders and mean spirted   
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13. What do you think are the most important changes needed to provide more 
supply and choices for housing for Brenham workers? (Choose UP TO FOUR 
things) 

Almost half of respondents indicated that more entry level subdivisions of lower priced for-sale homes 

as the most important change needed in the Brenham housing market.   

Other relatively popular choices were master planned communities, preserving and rehabbing existing 

older housing, and new small subdivisions of more upscale “move up” housing. 

N=575 

Renters said provide more “entry-level” subdivisions of lower-priced, for-sale single family detached 

homes, provide a large masterplanned community with a variety of housing types and community 

recreational and open space amenities and provide new moderately priced apartments with "basic" 

amenities, finishes and appliances. 

Respondents under $50,000 said provide more “entry-level” subdivisions of lower-priced, for-sale single 

family detached homes, provide new moderately priced apartments with "basic" amenities, finishes and 

appliances, and preserve and rehab / renovate existing lower cost and older housing. 

Provide more “entry-level” subdivisions of lower-priced, for-sale single 

family detached homes

Provide more upscale, “move-up” single family detached housing in small 

subdivisions without amenities

Provide a large masterplanned community with a variety of housing types

and community recreational and open space amenities

Provide denser, lower-maintenance types of for-sale housing, such as

townhomes, patio homes and condominiums

Provide new development of grouped single family detached homes for-

rent where the landlord / manager performs yard and house…

Provide new, upscale apartments and rental housing with many on-site

amenities, luxury finishes and appliances

Provide dense urban homes and lofts in or near downtown Brenham

Provide new, upscale complexes of apartments and rental housing with

many on-site amenities, luxury finishes and appliances

Provide new moderately priced apartments with "basic" amenities,

finishes and appliances

Provide new lower-priced apartments restricted only to tenants with

lower incomes (tax credit or other subsidized rental housing)

Provide new large-lot subdivisions for custom homes in Washington

County outside of Brenham

Provide subdivisions for modular or manufactured homes

Provide more mobile home and RV parks

Provide new modular / manufactured / mobile / tiny homes on

permanent or long term sites

Preserve and rehab / renovate existing lower cost and older housing

Encourage small-scale rental units (garage apartments, duplexes / 

triplexes, etc.) on “infill” sites

Other (please specify)
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14. How long have you lived at your current place of residence? 

36% of respondents lived at their current place of residence for more than 10 years. 

 

N=575 
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15. When you last moved, which of these statements best describes the experience 
of your household in finding new housing, with regards to your housing needs 
and budget? 

For those who had moved within the last 10 years, 35% said housing was found to match the needs AND 

budget of my household WITH DIFFICULTY. 

Approximately 10% indicated that they did not find housing that met their needs or budget. 

In total 71% of respondents had some form of difficulty finding housing in Brenham. 

N=353 

Renters said they had difficulty finding housing in Brenham. 

16. If you wish, please add comments about your experience finding a home that 
met your needs and budget 

N=115 

Open Ended Responses 

We bought a house higher than our intended budget 

due to lack of options. Homes were older, Non-

renovated homes at a higher cost than would be 

elsewhere.  

Purchased family land and built a home to our 

specifications 

Everything is WAY over priced for rentals and buying. 

Finding it extremely difficult to live on my own 

affordably 

Many real estate ventures do not have easy web 

serach-ability or websites 

Finding this home took forever! (over a year) and I 

basically got lucky, that I just happened to see it 

just as it was posted, or I would probably still be 

looking. I am a single mom of 3 teenagers, that 

brings home maybe 1,600 -1,700 a month (and I 

have a good job) and my rent is 1,350.  

Not a lot of houseing options right now.  Seller's 

market and homes are going like hotcakes.   

I’m a realtor so it made the process easier.  

I would like to buy but the market was too high - we 

need a larger home but would like some acreage.  

Housing was

EASILY found to

match the needs

AND budget of my

household.

Housing was

found to match

the needs AND

budget of my

household WITH

DIFFICULTY.

Housing was 

found to match 

the needs of my 

household, BUT 

NOT my 

household’s 

budget.

Housing was

found to match

the budget of my

household, BUT

NOT its needs.

NO housing was 

found to match 

my household’s 

budget NOR its 

needs.
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The house in town were too small, too old  and 

too expensive 

Had to buy my trailer house from out of town and 

had it delivered into Brenham.  

Taxes are very high 

We built our own home on our own land. Much 

cheaper to built to build than buy & remodel to 

suit 

it was hard, expensive for bad quality  

Location, price, school district and county/school 

taxes 

Housing for middle class families is hard to come by.  

Home prices are astronimical 

My architect wife custom designed our home. 

I got lucky. 

It took us 4 years to find a place. Had to live with 

family until then. Coming from a very lg home to 

the move to brenham was difficult. The price of 

our home compared to prices here forced us to 

have to wait the 4 years.  

Did not know my house was in an HOA before 

purchasing. Very displeased and unhappy with 

how small the house is. 

I found my rent home through my old apartment 

landlady. Otherwise I would have had to move 

home. Housing is AWFUL and way too EXPENSIVE 

in Brenham. Especially when most people only 

make a maximum of $11/hour. It's not 

economically viable for a lot if people to live here 

and yet they can't move out because they can't 

save enough $ to move.  

We got lucky.  I person was moving out of Ralston 

Creek and was putting her house on the market 

the day after we already starting looking.  our 

realtor knew it was going on the market so we got 

an early look and snatched it up.  it was in our 

price range thankfully.  we would have liked to 

have had a older home on the traditional streets 

but with upgrades it would have busted our 

budget. 

Bought a new home that was overpriced and very 

low quality as there were no other options 

our budget was $100K max and there was very little 

for a family of 4 in that range 

Was told about the house before it went on the 

market. 

Affordable housing within Brenham city limits is hard 

to find.  We had to go outside the city limits to find 

something affordable. 

If we were unable to do our own renovations it 

would have been impossible to find a home  

We were able to pay cash for a home and purchase 

two rental houses when we moved to Brenham 

almost ten years ago. That would not be possible 

now. 

Cost of homes is too high, and not enough 

availability. 

Very difficult, many older homes needed extensive 

updates that would cost a lot and current owner 

would not consider that in the negotiation of the 

price of the home, other homes were simply 

overpriced 

First time buyer, did not know what we wanted until 

after we moved in and lived in house for a bit. 

HOA does nothing for me but restrict me so yeah. 

Many Apartment complexes were at or near capacity 

Regarding Question 14 - I was very lucky to be asked 

to live and manage the Giddings Stone Mansion - 

but die to the prices of housing I can't afford to 

buy. 

Housing Market doesn't match the Average pay scale 

for Washington County.  

Prices and availability are ridiculous. It was very 

difficult to find stuff because it was purchased 

quickly. Everything is way above our reasonable 

budget too 

Market was outrageous getting out bid by people 

coming in from larger cities with cash in hand  

It ended up being cheaper to build what we needed. 

This doesn’t truly apply because we live in a 

parsonage. 

Currently trading services to family in exchange for 

affordable rent 

There wasn’t a lot of inventory when we were 

looking.  Most homes were either too expensive or 

needed a lot of renovation work.   

Bought a home on acreage but had to sacrifice 

housing size to get the amount of land needed. 

Need a larger home, but doesn't fit the budget 

right now with the prices of materials. 

As an observer, it is difficult for others to find 

affordable housing based on typical wages 

Rent has skyrocketed, and for a family with pets it’s 

almost impossible to find a rental at a reasonable 

cost 

chased a 1917 fixer upper 
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When you are a single parent of 2 kids and for a rent 

house or duplex so that your kids have a yard is 

1300 and up for a 3 bedroom  

We had to build due to the lack of existing housing in 

our price range. 

We are in the business of real estate and 

buying/flipping houses, so our situation is 

different in that way.  

My family and I recently relocated to Brenham, TX 

prior to the school year; we had difficulty finding a 

decent home for rent within our price range.  

Note: we are looking into purchasing a home 

within the next couple of years and will be looking 

for a home that is moderately priced (below 

$210,000). 

Family home that was sold to us. 

volume of houses in 200-250 range were very low in 

2018.  

There was very little available for rent. 

We were living Hempstead and commuting to Jersey 

Village for work. I pursued a job based in Brenham 

that allowed a complete remote work option. 

When we sold our house in December, we were 

an able to find any house we loved with such a low 

housing inventory. We chose to rent instead so we 

could wait to find the right house within our 

budget. We’re budgeting $300-350k. 

Housing choices to buy were very limited and the 

cost of homes was inflated.  

small 4 BR but it works 

It was much easier finding the right property in 2015 

than today.  

I was lucky to have a friend that know someone that 

was renting their home. 

I have rented apts in 3 other states, and it was most 

difficult to find something for a single person in 

Brenham. 

At the time of my move there were no rentals 

available.  I did not have time to purchase due to 

the immediate relocation.   

Only able to find a home that met needs and budget 

because parents gifted a large down payment on 

home 

it was a family home.  

Hard to find housing with low income for family of 4 

New homes in the 200,000 price range are hard to 

find. Not interested in Stylecraft type n'hoods.  

Land and housing is outrageously expensive. The 

only people who seem to be able to buy/build are 

Houston-area/other area transplants or those 

from moneyed families. 

More 3 bedroom 2 bath apartments would have 

been very helpful .  

Finding a reasonably priced home and land in this 

town/county is difficult. We went over budget to 

build what we wanted and we actually had to 

downsize our original plans to stay close to 

budget.  

Rental properties are so expensive in Washington 

County--as was the land that we purchased, so we 

could not afford to rent while we built our home.  

Instead we moved in with family, which was a very 

difficult decision for us.  

Homes were overpriced for the work needed to 

bring them up to code, much less make them 

aesthetically pleasing, but I would rather purchase 

those homes and do the work (that is what we 

did) rather than see the terrible neighborhoods 

with tiny houses and lots and poor quality that are 

going up out on 36 and near the high school.  

Please don't add anymore of those subdivisions - 

at least don't allow any variences for smaller lots 

or tax credits etc. 

Brenham offers very limited amounts of rental 

properties at the cost of surrounding areas with 

nicer establishments.  

We built on family owned land, so choosing a house 

that was right for our budget was completely in 

our control.  

I found several rental options in Brenham well below 

budget, but needs of house size and in a safe 

neighborhood were not found. I recently sold my 

home and due to the current market for houses I 

decided to rent for now.  

I had to compromise on certain aspects of what I  

wanted in order to settle on a home. 

Home prices are very expensive. We could not find a 

home to buy that was affordable and fit our needs 

so we had to rent a home.  

We had to go outside the Brenham area and found 

multiple home that met out budget and needs 

Hard to find housing in my budget that has my needs 

Real estate agents and rentals are a joke here. 

Fortunate enough to be offered a house off 

market by a local Church member.  

Housing and property was found however the house 

was in need of major renovations in order to 

accommodate our needs and lifestyle. 
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We purchased our home from my wife’s parents. 

Therefore, we did not have an issue because we 

didn’t have to search for one. 

I struggle to keep up with my rent, and I need more 

room for me and my kids . This is what I can afford  

We have a large family. We needed a home with at 

least 4 bedrooms. We found very little 4 bedroom 

homes for rent and those we found were 

extremely expensive.  

I was on several waiting lists for MONTHS before 

anything opened up in Brenham. None of the 

apartments are new and the one new complex is 

income restricted. 

I looked at buying a house several years ago.  Prices 

were high, but interest, property taxes, insurance, 

and an increase in utilities were much higher than 

rental costs.  But had I bought then, I would have 

made a >$100k return by now.  Nothing within 

reason appears to be attainable anymore at my 

level of income. 

it is hard to find a low cost housing, that has safty  in 

mind. currently in a home that is sinking, cant 

open my front door, the parts of the celling is 

afalling down.. yet its 750 a month to stay..  so we 

need more affordable low income housing, that 

we can feel safe in 

We built on our previously owned acreage property 

There no reasonable house 3 bed 2 bath homes for 

under $225,000 

What experience it’s been a headache finding a 

rental home that is actually affordable and doesn’t 

look like a hell hole! Home prices here are absurd 

not everyone here is a Brenhamite some of us 

come from the real world where actual cities not 

towns exist and their are homes and apartments 

to actually choose from not some dinky garage 

apartment 

Was hard 

No way could I afford a house now in Brenham.  

Found the perfect fixer upper, gutted and 

completely restored the interior and made it my 

own. 

We were looking to move from the city to a small 

acreage home for my family of five.  We had two 

options at the time. The cost of living on land here 

is too expensive, and there are not viable options 

available.   

I was really surprised to find a lack of moderately 

well appointed apartment complexes in the area. 

They seem to be either inexpensive but not ideal 

for safety, proximity to college and size OR far too 

overpriced with not the amenities to justify the 

cost.  

I was lucky to have a friend who knew his neighbors 

were selling in the future, and having an 

interested buyer helped them make that decision 

sooner than they planned 

There is a huge problem if you plan to live and work 

in the county. The cost of housing in Washington 

county is to expensive for a average salary person 

that works in Brenham. I feel for the locals that 

want to be a first time buyer because the housing 

is so high, but the market drives the prices and no 

developer is going to leave money on the table if 

they know they can get more from someone else. 

It is very difficult to find a good house that is not a 

fixer upper that fits in a good budget. There is not 

enough good paying jobs in brenham to help 

people afford the house prices in brenham area.  

It was extremely difficult to find housing for our 

budget (entry level) that wasn’t run down or in a 

shady part of town. When we did find one, it was 

because we saw it before it went on the market, 

and we were told had it been listed it would have 

sold in less than a day. 

There is no affordable housing. 

Wanted some small acreage but nothing under 

$250k 

We had to put in an offer for our house the first 15 

minutes it was listed in order to get a house out 

here. It's only a 3 bedroom for 5 of us and 2 of the 

rooms are small so it's hard to put 2 kids into 1 

room but we make due with what we have until 

we can afford something larger.  

It took me almost a year of searching and living with 

my children before I found what I did and I jumped 

on it because it was the cheapest I could find even 

though it’s a lot larger than I need but for the price 

I took it  

Currently having trouble finding a decent affordable 

house  

Built new home as we could only find older homes 

needing work on .5 and acre or more.  

A lot of rentals in Brenham are more for the college 

students. The rent prices are ridiculous and people 

keep purchasing properties for investments and 

that leaves us families trying to purchase a home 

in a smaller budget more difficult.  
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I couldn't locate housing that met my families needs 

within our budget.  I am a single mom with a 

teaching position at BISD. 

6 years ago, we were able to find a home under 

$200K with 3 bed/2baths. That is no longer 

attainable. Brenham is such an in-demand area, 

but it's become more difficult for middle class 

families to afford to live here. Jobs in Brenham 

don't pay enough for the cost of living. 

In 2014 there was a large market but they were 

bought up faster than we could put in an 

application. We didn't want to be house poor, so 

the budget was pretty tight.  

I formerly lived in a one-bedroom apartment in 

Brenham for 1.5 years. Cost of rent was high for 

the smallest unit with little extra space for me to 

grow. I found a 2 bedroom apartment also in town 

but has no washer/dryer in unit, outdated 

appliances and bad parking. However, rent for my 

2 bedroom is only $10 more a month and I 

comprised space for amenities. In my opinion, 

apartments are too expensive in Brenham, 

especially for their age and space they offer.  

We moved here in 2014 and finding a house that 

suited us and our budget was very easy.  

There is almost no Decent, AFFORDABLE housing 

available for sale in Brenham 

When we were looking for our ne t family home 

there was nothing available to meet our needs. 

We were looking in the $350k and up with 5+ 

acres. We ended up having to buy family land and 

build.  

Brenham Housing Authority 

When my family moved to Brenham we had to buy 

before we felt ready due to zero availability of any 

rental housing.  Zero available homes or Apts for 

rent at any price. 

The cost of the home was over $400k and the 

location is not ideal.  There are rental and lower 

income properties nearby that may negatively 

impact any improvements or further investments 

into our property.   

Taxes are extremely high for a new subdivision with 

zero amenities. Subdivisions lack parks/pools and 

are cheaply built.  

Being a young newly married couple with no kids it 

was hard finding a 2/1 or 2/2 house within 

reasonable price. We were better off getting a 

bigger house for almost the same price within a 

good neighborhood.  

We need more moderate new houses for younger 

professionals. 

Limited options in our budget range at the time we 

purchased. Continues to be an issue today. 

nearly 10 years ago it was easier to find something 

within my budget, recent searches have proven 

more difficult to find something I could afford. 

Not a lot of housing options, unless you want to buy 

a lot and build 

Had to buy a home, over 100-years old that needed 

MAJOR repairs.  Did a lot of repairs, now it needs 

more & can't find an affordable repair company. 
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17. Are there any reasons that make you desire or need to move to a different home 
at the present time? Pick all that apply. 

 

Almost half of respondents stated that they would not consider moving to a different home. Of the rest, 

by far the most common reason given for considering a move was needing a larger home (20%).  

Wanting larger lot was the next most cited reason.  

N=564 

Renter respondents said, want to switch from renting to owning, need a larger home, and want to lower 

my housing costs. 

Open Ended Responses

Need a larger home in my current location of Burton. 

Want to own my own home but cant afford the cost 

of living here 

Townhouses or garden homes with ammenities  

Lower taxes. 

Would love a house on a golf course. 

Lower taxes and better schools 

Do not like PGMS water 

Would love land and to be out of a subdivision 

Want to live in a newer home! 

If health concerns developed that required 

specialized medical care 

We love our current home, except that it is on a 

gravel road.  So far no politician has decided to pave 

the road despite requests of several other residents.  

The political climate in Washington County is simply 

problematic to say the least!!! 

one day hope to move back to the country but in 

town now due to kids activities in school 

Once last child is out of school will probably look to 

moving to the coast down south 

Health concerns 

For health concerns, I will move where better health 

care is available. 

retirement 

Valuations and taxes too high. Locals should not pay 

more taxes because of others that spend so much 

for their properties. 

Only working here temporarily... 

Want to rent my home to pay off debt from divorce. 

wife wants larger home she feels confined. I would 

like to not live in a two story house would like to find 

a house with one floor abut .5 acres with no HOA. I 

have more wants but that is for me to know :D 

Nothing, I am satisfied with my current…

Dissatisfied with design or condition of…

Will be leaving current household group /…

Need a larger home

Need a smaller home

Want a larger lot

Want a smaller lot

Want a different home location / neighborhood

Prefer another school district

Want to be closer to work

Want to switch from renting to owning

Want to switch from owning to renting

Want to share a home with fewer people

Want to lower my housing costs

Will be relocating away from the this part of…

Other (please specify)

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%
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more acerage 

Traffic congestion 

Would sell if the price is right 

If we buy land to build a small retirement home.  

Selling for the equity in my home due to COVID 

impact on my business.  

I may have to move out of the region due to 

increased property values 

Too much subsidized housing in Washington Co  

want to move out of the city 

I love where i live in Cypress , Tx . 

Retirement  

None, I just moved and have a 1 year lease, it was to 

live with fewer people 

Home needs work and cannot afford to repair 

1. Quality of Brenham ISD decreases due to injecting 

racial teaching into curriculum, or lack of discipline 

becomes a bigger problem. 2. Our neighbor who 

promised not to sell or build on his property 

develops it into a subdivision for family members. 

Once our own home is complete we will move there.  

Building out of the city limits would be the only 

option I would consider.  

My neighbors  

Ready to be in my own place with my kids. 

Work all adult life to build up a place and then 

property tax makes it unaffordable--over $800 a 

month soon 

Would like a place to live that I can afford for me and 

my son. 

Need a larger home with a larger lot 

I want more amenities. My current apartment has 

NOTHING to offer but it was all I could find. There is 

no gym, dog park, walking trail, nothing. 

Do not want the stigma of being a single middle-

aged adult male with a full-time professional job 

that's still living with his mother because moving out 

is a financial dead-end. 

I find medical facilities and choices lacking in the 

area.  If our healthcare needed, increase, we may 

consider moving to a community with more choices 

for medical care.  Our insurance does not cover 

Baylor Scott & White so this is a problem. 

Will relocate & build on a property I own at some 

point because the housing prices are too good not to 

sell 

Empty/sad (rental) properties that are in need of 

attention from owner who lives out of state. City 

should keep track of such properties and do 

something to maintain neighborhoods integrity. 

I currently live within the city of Brenham but am 

trying to get out into the county where I was raised. 

The city is just getting more and more hectic and I 

like the freedom of being able to do what I want and 

not have neighbors right next door, I like my 

space.Brenham is not the small town it once was. 

I do not want to live in town, but I cannot afford land 

outside of town so it seems like I am stuck where I 

am.  

If we can find 3-7 acres under $250k 

Property taxes and land are too expensive  

Lack of affordable internet connection is possible 

reason for leaving. 

I plan on getting work experience in Brenham and 

transitioning to a larger town in the future. I recently 

moved and am mostly satisfied with my new 

apartment, but don’t plan on staying in brenham for 

many more years.  

We looked for 3 years before we were able to buy a 

home here.  

Downsize land 

May need more accessible housing 

Not planning on moving any time soon 

The traffic had increased near our home.  No longer 

suitable for children. 

Move where there are better jobs  

High taxes 
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18. Would you plan to own or rent if you were to move now? 

More than 80% willing to consider moving would plan to own their next home if they were to move. This 

indicates high demand for new single-family home development. 

 

N=277 

66% of renter respondents said they plan to own. Given the average prices renters said they paid 

monthly, this appears like a feasibly option for most renter respondents. 
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19. What is the maximum you would be willing to pay for your next home, per 
month?  

 

The maximum respondents said they were willing to pay for the next home was weighted toward price 

ranges $750 per month to $1,499 per month.  N=277 

Almost 70% of renters said they would be willing to pay between $750-$1,499 per month. This shows 

strong demand for new market rate apartment units at these prices. 

Respondents making less than $50,000 would be willing to pay between $500-$1,249.  
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20. Given your financial, employment, and family situations, plus personal 
preferences, which housing type would be the best fit for you? 

 

35% of respondents think that a single family home on oversize lot outside city limits would be the best 

fit based on personal preference and situation. 

 Site-built single family detached home on regular lot in town and rural farm / ranch were the next most 

popular responses. 

N=277 

Renters overwhelmingly prefer a single family detached home or home on an oversized lot outside the 

city. 

Open Ended Responses 

House on a minimum of 2-5 acres 

Beach house near the salt water  

barndominium on a lot next to my mom  

1-2 acres with home, not in the city limits 

Single family home on moderate lot outside of city limits 

Site-built single family detached... if there was a better, walkable solution I'd consider it. 

tiny home on at least 1 acre for the rest of my life 

“Garden” or “suburban” multifamily apartment

“Urban” or “downtown” apartment / loft / …

Accessory apartment or room in shared single…

Duplex / triplex / fourplex

Attached townhome

Patio / garden / zero-lot-line home

Site-built single family detached home on…

Single family home on oversize lot outside…

Rural farm / ranch

Mobile / tiny / manufactured home on long…

Recreational vehicle / trailer in temporary or…

Other (please specify)

0% 5% 10% 15% 20% 25% 30% 35%



Brenham, Texas ResIntel 

 

 

135 

21. What do you consider to be the most important factors in selecting your housing 
type and location? Check UP TO FIVE. 

Two factors in selecting a new home were identified by a majority of respondents:  home size / number 

of bedrooms and the monthly payment. 

Other factors identified were – floor plan / layout, condition / need for repairs or rehab and age of home 

/  lot / yard size / landscaping / pool 

N=277 

Open Ended Responses 

Fiber internet connection. 

Acreage 

Would be nice to rate all of these in order of 

importance.  

The busyness of the road

Size / number of bedrooms

Floor plan / layout

Condition / need for repairs or rehab

Need for remodeling / decorative updates

Age of home

Not in floodplain

Distance from chemical / industrial plants

Lot / yard size / landscaping / pool

Amount of up-front cash payment required

Monthly rent or mortgage payment

Price appreciation / investment potential

Lease length / term

Architectural quality / style / details

Pets allowed / accommodated

Neighborhood character / amenities

Safety / security / crime

Neighborhood with HOA and deed restriction

No HOA or deed restrictions

Public school quality

Proximity to health care / medical facilities

Proximity to schools

Property taxes

Proximity to workplace / commute

Proximity to shopping, dining, and services

Proximity to entertainment, cultural, and social amenities

Proximity to parks, community open space, and outdoor…

Sidewalks and walkability

Other (please specify)
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22. Would you prefer new construction or an existing home for your next residence? 

58% of respondents indicated no preference, followed by new construction.  

 

N=277 

More than 60% of renters said no preference. This shows that most would be willing to live in an existing home. 
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23. What is the minimum size of your next residence that you would consider? 

 

1,800 to 2,399 square feet was the most common response for the minimum size considered for next residence. Other 

popular minimums were 1,200 to 1,499 square feet and 1,500 to 1,799 square feet. 

This lends well to lot and home sizes that can achieve the most affordable construction and therefore for-sale costs for 

new construction of entry level single-family homes on lots that could be as small as 25’ if the City’s zoning and 

minimum lot size restrictions were to be relaxed to allow a greater variety of more compact market rate single-family 

housing types. 

N=277 

30% of renters said 1,200-1,499 followed by 20% 1,800-2,399. 

85% of less than $50,000 respondents would consider 600-1,799. 
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24. What is the room plan you would most desire for your next residence? 

 

Just over 45% said 3 bedroom and just about 35% said 4 bedroom for a combined 80% of respondents who would most 

desire either a 3 or 4 bedroom plan for their next residence, indicating demand for single-family homes.   N=277 

Almost half of renters want a 3 bedroom and almost a third said 4 bedroom. 

65% of less than $50,000 respondents desire a 2 or 3 bedroom 
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25. If your preferred housing type was available at or below your maximum price, how likely 
would you be to consider moving to each of the following locations? 

 

By weighted average Brenham was viewed the most desirable place to live among all choices if the most preferred 

housing type was available at or below maximum price in any of the listed areas. 

This shows what interviews with employers and other stakeholders in the community revealed regarding housing in 

Brenham as the top priority for the community’s continued success. 

People want to live in Brenham, especially those who work in Brenham. If more market rate housing was available in 

Brenham many workers who live in surrounding communities would relocate to Brenham. 

N=277 
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26. For the room plan identified in the previous question that offers your most desired features, 
what amount would you and family members you live with be willing to be responsible for per 
month in either mortgage, taxes and insurance cost (if buying) or rental payment? (enter a 
numerical cost between $0 and $10,000; do NOT include contribution from additional 
unrelated roommates)Money cost:  

The most common monthly housing price choices are shown in the table and chart.  

The $1,500 and $1,200 range was the most common with almost 30% of responses. Another 

19% combined chose $1,600-$2,000. 

 

There were 16% who chose $2,200 or more. 

N=277 
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27. Which of these categories matches your age in years? 

 

There were 27% of respondents age 35-44 which was the most common followed by 45-54 and 55-64.  

N=540 

Most renters were aged 35-54. 

28. Gender 

 

There were many more females than males who took the survey. 70% of respondents were female and just under 30% 

were male.   N=540 Almost 80% of less than $50,000 respondents were female. 
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29. Do you live with a spouse or partner? 

Almost 80% of respondents live with a spouse/partner. 

 

N=540 More than 60% of less than $50,000 respondents did not live with a spouse or partner. 

30. Please select the best description of your spouse/partner’s employment status 

About 60% said their spouse/partner worked in Brenham/Washington County and about 18% said they were employed 

outside of Brenham/Washington County. 

 

N=416  
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31. Where is your spouse’s or partner’s current geographic location (city or town) of employment 
or schooling (name closest city or town)? 

Place Share Count 

Houston 17% 12 

Bryan 13% 9 

College Station 12% 8 

Bellville 6% 3 

Brenham, TX  4% 3 

La Grange 4% 3 

Austin County 3% 2 

Cypress 3% 2 

Giddings, TX 3% 2 

Hockley 3% 2 

Waller 3% 2 

West Texas 3% 2 

Bay City 1% 1 

Brookshire, TX 1% 1 

Caldwell 1% 1 

Conroe  1% 1 

Dallas, TX 1% 1 

Franklin ISD 1% 1 

Hempstead  1% 1 

Industry 1% 1 

Katy 1% 1 

New Ulm 1% 1 

Prairie View, TX 1% 1 

Rockdale Texas 1% 1 

sealy 1% 1 

Snook, Texas 1% 1 

Somerville 1% 1 

Spring 1% 1 

Temple, Texas 1% 1 

Tomball, TX 1% 1 

18% of respondents said their spouse/partner employment was in Houston, followed by Bryan, and College Station. 

N=68 

  



 

 

32. How long do you expect to continue working in Washington County? 

 

73% of respondents said they expect to continue working in Brenham / Washington County for more than 5 years 

showing positive signs of local workforce resilience and future potential demand for workforce housing development. 

 

N=532 

More than 60% of less than $50,000 respondents expect to work in Brenham / Washington County more than 5 years. 
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33. How many are in your household (including yourself)? 

 

The average household size for respondents was 2 adults over the age of 18 with one child 18 or younger. This data 

shows potential housing demand for 2 and 3 bedroom rental or for-sale units. 

N=532 
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34. What category best describes the gross annual income for you and family members that live 
with you (do not include income from unrelated roommates)? 

 

  Respondents Share 

$0-$49,999 81 15% 

$50,000-$99,999 194 36% 

$100,000-$300,000+ 257 48% 

Almost half of respondents made $100,000 or more. 

N=532 

Almost 35% of renter respondents made $50,000-$74,999 showing demand and support for additional market rate 

apartment rental units in Brenham. 
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35. What is the highest level of educational attainment in your household? 

 

More than 35% of respondents said they had a Bachelor’s degree and about 25% had a Masters degree or other 

advanced degree. 

N=532 

Renters were 30% some college and 30% Bachelor’s degree showing that renter respondents had a relatively high 

educational attainment. 

Less than $50,000 respondents had at least a high school degree / GED. 
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APPENDIX B:  EMPLOYEE SURVEY 

BRENHAM | WASHINGTON COUNTY ECONOMIC DEVELOPMENT 

WORKFORCE HOUSING SURVEY 
*Survey respondents must be employed in Washington County 

If your place of employment is located outside of Washington County, please refrain from taking 

the survey. 

Brenham | Washington County Economic Development is sharing this survey in order to enhance the city’s 
Housing Needs Assessment currently underway. A variety of quality and affordable housing options is 
important for any community. This survey and the Needs Assessment will help Brenham public agencies 
and the housing development industry better understand the community’s present housing situation. The 
results could lead to beneficial policy changes and potential new housing choices for the community and its 
workforce. 

The results of this survey will be made available to the general public and community leaders. By donating 
a few minutes of your time, you will help decision makers by providing information to best address Brenham’s 
housing needs.  

If you’d like to be entered for a chance to win a YETI cooler, you have the option to provide a cell phone 
number to be notified by text at the end of this survey. This survey is otherwise anonymous and 

confidential, and all information collected will be displayed in aggregate only. Your help will provide vital 
input from the community. 

Please take a few minutes to complete the survey. Thank you! 

1. What best describes the employment status for your household’s primary income provider(s)? 

  Employed full time in Washington County by one employer 

  Employed part time in Washington County by one or more employer(s) 

  Local independent contractor / self-employed 

  Out of town visiting / contractor / temporary worker at Washington County employer 

  Student 

 Retired or disabled 

 In between jobs or unemployed by choice 

2. About how long have you lived in Brenham or Washington County? (check one) 

  Less than one year 

  1 - 2.9 years 

  3 - 4.9 years 

  5 - 9.9 years 

  10 - 14.9 years 



 

 

  15 years or more 

 I don’t live in Brenham or Washington County 

3. About how long have you worked in the Brenham area? (check one) 

  Less than one year 

  1 - 2.9 years 

  3 - 4.9 years 

  5 - 9.9 years 

  10 - 14.9 years 

  15 years or more 

  



 

 

4. How far do you commute to work each day? (check one) 

  0 to 5 miles   10 to 25 miles 

  5 to 10 miles   25 or more miles 

5. What is the way you have secured housing at the present time? 

  I own my home   My employer has provided my living space 

  I rent my home   I have another living arrangement (please 

  I stay in a movable RV / camper describe): 
  

6. What is the typical amount of your household’s monthly mortgage or rent payment? 

  Under $500 

  $500 - $749 

  $750 - $999 

  $1,000 - $1,249 

  $1,250 - $1,499 

  $1,500 - $1,749 

  $1,750 - $1,999 

  $2,000 - $2,249 

  $2,250 - $2,499 

  $2,500 or more 

  Not applicable 

7. Please describe the physical structure of your current residence (pick one): 

  Site-built single family detached home (house built on-site, as opposed to manufactured or mobile homes) on 
less than 5 acre lot 

 Mobile or manufactured home on long term / permanent site less than 5 acres 

  Residence on 5 acres or greater 

  Duplex / triplex / quadplex 

  Small multi-unit property (5-9 units) 

  Moderate-sized multi-unit property (10-30 units) 

  Large multifamily complex (over 30 units) 

 Recreational vehicle / trailer in temporary or seasonal location 

  Other 



 

 

8. Please state the 5-digit ZIP code of your current residence: ZIP code:   _  

9. Where do you currently live while working in the Brenham area? (check one) 

   Brenham    Chappell Hill    Burton 

  Other Washington County    Somerville (skip to Q12)    
Other Burleson County 

(skip to Q12) 

   Round Top / Carmine (skip to Q12)    
Other Fayette County 

(skip to Q12) 
  Lee County (skip to Q12) 

   
Bryan / College Station / Brazos 

County (skip to Q12) 
   Bellville (skip to Q12)    

Other Austin County 

(skip to Q12) 

   Navasota (skip to Q12)    
Other Grimes County 

(skip to Q12) 
   Hempstead (skip to Q12) 

   Prairie View (skip to Q12)    Waller (skip to Q12)    
Other Waller County 

(skip to Q12) 

  Cypress / Hockley (skip to Q12)   
Houston / other Harris County 

(skip to Q12) 
  

   Other place not listed (skip to Q12)     



 

 

10. (if your response in Q9 did not tell you to skip) What do you like best about living in Washington 

County? (Choose UP TO THREE things – you may offer your own opinion as one choice by choosing 

“Other” and writing in a description.) 

  Family-friendly community 

    Public parks and recreational facilities 

  Public schools 

  Quality of housing and neighborhoods 

  Limited traffic congestion 

  Outdoors / natural amenities 

  Low cost of living 

  Arts and culture 

  Nearby medical / health care facilities 

  Proximity to workplace / commute 

  Family / friends

 Other  

11. What do you like least about living in Washington County, compared to other places? (Choose UP 

TO THREE things– you may offer your own opinion as one choice after “Other”) (skip to Q13) 

 Limited housing quality and availability 

 Housing prices 

 Lack of large masterplanned 
communities 

 Lack of walkability 

 Limited entertainment / family activities 

 Availability of child care 

 Limited range of career / employment  
options nearby 

 Limited arts, culture, and entertainment 
scene 

 Limited shopping 

 Limited dining and drinking places 

 Public school quality 

 Safety / security concerns 

 Taxes 

 Other     

12. Why do you live where you do now rather than the Brenham area? (Choose UP TO THREE 

things – you may offer your own opinion as one choice by choosing “Other” and writing 

in a description) 

  Prefer more rural setting / large acreage property outside incorporated towns 

  Current area offers better housing types / supply 

  Current area has better housing prices 

  Current area has higher quality neighborhoods / developments 

  Long-time resident / family established in current community 

  Responsibility to manage family land 

  Better access to more job opportunities for myself 

  Commute / job access easier for other family members 

  School district preference 



 

 

  Safer environment (crime, etc.) 

  Better recreational / cultural / social activities in current area 

  Better shopping and dining options in current area 

  Other                                                                                                                                                   

  



 

 

13. What do you think are the most important changes needed to provide more supply and 

choices for housing for Brenham area workers and families? (Choose UP TO FOUR 

things – you may offer your own opinion as a choice after “Other”) 

 Provide more “entry-level” subdivisions of lower-priced, for-sale single family detached homes 

 Provide more upscale, “move-up” single family detached housing in small subdivisions without 

amenities 

 Provide a large masterplanned community with a variety of housing types and community recreational 

and open space amenities 

 Provide denser, lower-maintenance types of for-sale housing, such as townhomes, patio homes and 

condominiums 

 Provide new development of grouped single family detached homes for-rent where the landlord / 

manager performs yard and house maintenance 

 Provide dense urban homes and lofts in or near downtown Brenham 

 Provide new, upscale complexes of apartments and rental housing with many on-site amenities, luxury 

finishes and appliances 

 Provide new moderately priced apartments with “basic” amenities, finishes and appliances 

 Provide new lower-priced apartments restricted only to tenants with lower incomes (tax credit or other 

subsidized rental housing) 

 Provide new large-lot subdivisions for custom homes in Washington County outside of Brenham 

 Provide subdivisions for modular or manufactured homes 

 Provide more mobile home and RV parks 

 Provide new modular / manufactured / mobile / tiny homes on permanent or long term sites 

 Preserve and rehab / renovate existing lower cost and older housing 

 Encourage small-scale rental units (garage apartments, duplexes / triplexes, etc.) on “infill” sites 

 Other    

14. How long have you lived at your current place of residence? 

  Less than 1 year 

  1-3 years 

  3-5 years 

  5-10 years 

  Over 10 years (skip to Q17) 

15. When you last moved, which of these statements best describes the experience of your 

household in finding new housing, with regards to your housing needs and budget? 



 

 

  Housing was EASILY found to match the needs AND budget of my household. 

  Housing was found to match the needs AND budget of my household WITH DIFFICULTY. 

  Housing was found to match the needs of my household, BUT NOT my household’s budget. 

  Housing was found to match the budget of my household, BUT NOT its needs. 

  NO housing was found to match my household’s budget NOR its needs. 

  



 

 

16. If you wish, please add comments about your experience finding a home that met 

your needs and budget: 
   

   

17. Are there any reasons that make you desire or need to move to a different home at the present 

time? 

Pick all that apply. 

  Nothing, I am satisfied with my current residence and would not consider moving (skip to Q27) 

  Dissatisfied with design or condition of current home 

  Will be leaving current household group / family 

  Need a larger home 

  Need a smaller home 

  Want a larger lot 

  Want a smaller lot 

  Want a different home location / neighborhood 

  Prefer another school district 

  Want to be closer to work 

  Want to switch from renting to owning 

  Want to switch from owning to renting 

  Want to share a home with fewer people 

  Want to lower my housing costs 

  Will be relocating away from this part of Texas

 Other reason:  

18. Would you plan to own or rent if you were to move now? 

  Own 

  Rent 

  Don’t know 

19. What is the maximum you would be willing to pay for your next home, per month? 

 Under $500 

  $500 - $749 

  $750 - $999 



 

 

  $1,000 - $1,249 

  $1,250 - $1,499 

  $1,500 - $1,749 

  $1,750 - $1,999 

  $2,000 - $2,499 

  $2,500 - $2,999 

  $3,000 and over 

  Not applicable 

 



 

 

 

 

20. Given your financial, employment, and family situations, plus personal preferences, which 

housing type would be the best fit for you?: 

  “Garden” or “suburban” multifamily apartment 

  “Urban” or “downtown” apartment / loft / condominium / townhome 

  Accessory apartment or room in shared single family home 

  Duplex / triplex / fourplex 

  Attached townhome 

  Patio / garden / zero-lot-line home 

  Site-built single family detached home on regular lot in town or suburban subdivision 

  Single family home on oversize lot outside city limits 

  Rural farm / ranch 

  Mobile / tiny or manufactured home on long term / permanent site 

  Recreational vehicle / trailer in temporary or seasonal location 

 Other  

21. What do you consider to be the most important factors in selecting your housing type 

and location? Check UP TO FIVE. 

  Size / number of bedrooms 

  Floor plan / layout 

  Condition / need for repairs or rehab 

  Need for remodeling / decorative updates 

  Age of home 

  Not in floodplain 

 Distance from chemical / industrial plants 

  Lot / yard size / landscaping / pool 

  Amount of up-front cash payment required 

  Monthly rent or mortgage payment 

  Price appreciation / investment potential 

  Lease length / term 

  Architectural quality / style / details 

  Pets allowed / accommodated 

  Neighborhood character / amenities 



 

 

  Safety / security / crime 

  Neighborhood with HOA and deed restrictions 

  No HOA or deed restrictions 

  Public school quality 

  Proximity to health care / medical facilities 

  Proximity to schools 

  Property taxes 

  Proximity to workplace / commute 

  Proximity to shopping, dining, and services 

  Proximity to entertainment, 
cultural, and social amenities 

  Proximity to parks, community 
open space, and outdoor 
recreational facilities 

  Sidewalks and walkability 

  Other



 

 

22. Would you prefer new construction or an existing home for your next residence? 

  New construction 

  Existing home 

  Either / no preference 

23. What is the minimum size of your next residence that you would consider? 

   Under 600 square feet 

   600 – 899 square feet 

   900 – 1,099 square feet 

   1,200 – 1,499 square feet 

   1,500 – 1,799 square feet 

   1,800 – 2,399 square feet 

   2,400 – 2,999 square feet 

   3,000 square feet and larger

24. What is the room plan you would most desire for your next residence? 

  Studio or small 1 bedroom 

  Larger 1 bedroom or 1 bedroom with den 

  2 bedroom 

  3 bedroom 

  4 or more bedrooms 

25. If your preferred housing type was available at or below your maximum 

price in any of the areas indicated below, how likely would you be to 

consider moving there? 

 
Very 

Unlikely 

Somewhat 

Unlikely 

Somewhat 

Neutral Likely 

Very 

Likely 

     

Brenham                

Chappell Hill                
Burton                

Other Washington County                

Somerville                

Other Burleson County                

Round Top / Carmine                

Other Fayette County                
Lee County                

Bryan / College Station / Brazos 
County 

               

Navasota                

Other Grimes County                

Bellville                

Other Austin County                

Hempstead                

Prairie View                

Waller                
Other Waller County                



 

 

Cypress / Hockley                

Houston / Harris County                

  



 

 

26. For the room plan identified in the previous question that offers your most 

desired features, what amount would you and family members you live with 

be willing to be responsible for per month in either mortgage, taxes and 

insurance cost (if buying) or rental payment? (enter a numerical cost between 

$0 and $10,000; do NOT include contribution from additional unrelated 

roommates)  

 Monthly cost:  _ 

27. Which of these categories matches your age in years? 

  Under 25 

  25 – 34 

  35 – 44 

  45 – 54 

  55 – 64 

  65 or older 

28. Gender: 

  Male 

  Female 

29. Do you live with a spouse or partner? 

  Yes   No (Skip to Q32) 

30. Please select the best description of your spouse's/partner's employment status. 

  Employed full time outside of the home in Brenham / Washington County (skip to Q32) 

  Employed part time outside of the home in Brenham / Washington County (skip to Q32) 

  Employed and works at home (skip to Q32) 

  Employed and works outside of Brenham / Washington County 

  Student / intern outside of the home 

  Not employed nor in school / internship (skip to Q32) 

31. Where is your spouse’s or partner’s current geographic location (city or town) of 

employment or 

schooling (name closest city or town)? 

32. How long do you expect to continue working or going to school in Brenham / Washington 



 

 

County? 

  Less than 18 months   3 – 5 years 

  18 months – 3 years   More than 5 years 

33. How many are in your household (including yourself)? 

  Adults over age 18 

  Children age 18 and younger (put “0” if none) 

  



 

 

34. What category best describes the gross annual income for you and family 

members that live with you (do not include income from unrelated 

roommates)? 

  Less than $25,000   $100,000 - $149,999 

  $25,000 - $34,999   $150,000 - $199,999 

  $35,000 - $49,999   $200,000 - $299,999 

  $50,000 - $74,999   $300,000 or more 

  $75,000 - $99,999   Would rather not disclose 

35. What is the highest level of educational attainment in your household? 

  Less than high school   Associate’s degree 

  High school / GED   Bachelor’s degree 

  Some college   Master’s degree / other advanced degree 

  Technical certificate 

If you’d like a chance to win a YETI cooler, please enter a cell phone number to be notified 
via text: 

 

_______________________ 

 

Thank you very much for taking the time to complete this survey. As mentioned previously, 
your input will help decision makers in Brenham and Washington County have the 
information they need to plan for the future. Please visit the following website for more 
information about Brenham: www.cityofbrenham.org. For more information on economic 
development in Brenham, please visit www.brenhamed.com.  
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