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Bastrop Special Planning and Zoning Commission 

Agenda 

 

City Hall City Council Chambers | 1311 Chestnut Street 

Bastrop, TX 78602 

(512) 332-8800 

 

April 16, 2026 

Agenda - Special Planning and Zoning Commission at 6:00 PM 

Bastrop Planning and Zoning Commission meetings are available to all persons regardless of 
disability.  If you require special assistance, please contact the City Secretary at (512) 332-8800 or 
write 1311 Chestnut Street, 78602, or by calling through a T.D.D. (Telecommunication Device for the 
Deaf) to Relay Texas at 1-800-735-2989 at least 48 hours in advance of the meeting. 

__________________________________________ 

1. CALL TO ORDER 

2. CITIZEN COMMENTS 

At this time, three (3) minute comments will be taken from the audience on any topic. 
Anyone in attendance wishing to address the Board/Commission must complete a citizen 
comment form and give the completed form to the Board/Commission Secretary prior to 
the start of the Board/Commission meeting. In accordance with the Texas Open Meetings 
Act, if a citizen discusses any item not on the agenda, the Board/Commission cannot 
discuss issues raised or make any decision at this time. Instead, the Board/Commission 
is limited to making a statement of specific factual information or a recitation of existing 
policy in response to the inquiry. Issues may be referred to the City Manager for research 
and possible future action.  Profanity, physical or other threats are not allowed and may 
subject the speaker to loss of the time for comment, and if disruptive to the conduct of 
business, could result in removal of the speaker. 

3. ITEMS FOR INDIVIDUAL CONSIDERATION 

3A. Consider and act to approve meeting minutes from the February 26, 2026, Regular 
Planning and Zoning Commission Meeting. 

Submitted by: Alondra Macias, Development Services Planner I 

3B. Consider action to approve Valverde Section 2, Phase 4 Final Plat, being 23.262 acres 
out of Nancy Blakey Survey, Abstract Number 98, located west of FM 969, within the City 
of Bastrop, Texas, as shown in Attachment 1.   

Submitted by: James E. Cowey, Director of Development Services 

4. UPDATES 
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4A. Future Development Related Items 

4B. Development Services Department Monthly Project Volume Report 

4C. Individual Requests from Planning & Zoning Commissioners that particular items to be 
listed on future agendas (no group discussion allowed). 

5. ADJOURNMENT 

I, the undersigned authority, do hereby certify that this Notice of Meeting as posted in accordance 
with the regulations of the Texas Open Meetings Act on the bulletin board located at the entrance 
to the City of Bastrop City Hall, a place convenient and readily accessible to the general public, 
as well as to the City’s website, www.cityofbastrop.org  and said Notice was posted on the 
following date and time:  Friday, April 10, 2026 at 3:30 p.m. and remained posted for at least two 
hours after said meeting was convened. 

  /s/ Nicole Peterson                                     
Nicole Peterson, Development Coordinator 
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Planning and Zoning 

STAFF REPORT 
 

MEETING DATE: April 16, 2026 

 

 

TITLE: 
Consider and act to approve meeting minutes from the February 26, 2026, Regular Planning 
and Zoning Commission Meeting. 
 

AGENDA ITEM SUBMITTED BY: 

Alondra Macias, Development Services Planner I 

ATTACHMENTS: 

 Meeting Minutes from the February 26, 2026, Regular Planning and Zoning Commission 
Meeting 
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PLANNING & ZONING MEETING 

MINUTES 

February 26, 2026, at 6:00 P.M. 

 
The City of Bastrop Planning and Zoning Commission met on Thursday, February 26, 2026, at 6:00 PM in the 
City Council Chambers located at 1311 Chestnut Street, Bastrop, Texas 78602. 
 

1. CALL TO ORDER  
 

Chairman Jordan Scott called the meeting to order at 6:00 PM. 
 

Christopher Toth   Present 
Heather Greene   Present 
Keith Ahlborn    Present  
Gary Moss    Present    

 Patrice Parsons    Present    
Jordan Scott    Present 
David Barrow   Absent   

 
2. CITIZEN COMMENTS 

 
Pablo Serna, resident at 1104 Hill Street, spoke on the pedestrian shed and the intent of the pedestrian 
shed within the B3 Code. 
 
Karen Knight, resident at 300 Lockwood Rd, spoke on the importance of working as a community and 
the impact that everyone has on others. 
 
Morris Mach, resident at 1302 State Highway 95, spoke on a concern of his property and  
 
 

 
3.    ITEMS FOR INDIVIDUAL CONSIDERATION  

 
3A.  Consider and act to approve meeting minutes from December 16, 2025, Joint Meeting of the Bastrop 

City Council and the Planning and Zoning Commission Meeting. 
 

Commissioner Gary Moss made a motion to approve meeting minutes from December 16, 2025, Joint 
Meeting of the Bastrop City Council and the Planning and Zoning Commission Meeting. Commissioner 
Heather Greene seconded the motion. The motion passed unanimously.  

 
3B. Consider and act to approve meeting minutes from December 18, 2025, Planning and Zoning 

Commission Meeting. 
 
 Commissioner Patrice Parsons made a motion to approve meeting minutes from December 18, 2025, 

Planning and Zoning Commission Meeting. Commissioner Keith Ahlborn seconded the motion. The 
motion passed unanimously. 

 
3C. Conduct a public hearing, consider and act on a recommendation to the City Council for a request for 

a Zoning Concept Scheme to rezone the project site from P3 Neighborhood to P5 Core, for the area 
described as being 2.55 +/- acres out of the Building Block 120, East of Jackson Street, located at 1811 
Jasper Street, within the city limits of Bastrop, Texas. 

 
 The Public Hearing opened at 6:14 p.m. 
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 There were no citizen comments. 
 
 The Public Hearing closed at 6:15 p.m. 
 
  
 Commissioner Gary Moss made a motion to recommend approval to the City Council for a request for 

a Zoning Concept Scheme to rezone the project site from P3 Neighborhood to P5 Core, for the area 
described as being 2.55 +/- acres out of the Building Block 120, East of Jackson Street, located at 1811 
Jasper Street, within the city limits of Bastrop, Texas. Commissioner Keith Ahlborn seconded the 
motion. The motion passed unanimously. 

 
3D. Consider and act on the Pine Creek Final Plat, being 14.107 acres out of the Building Blocks 40F, 41F, 

42, 95F, 96F, 144FR, 177F East of Water Street located south of State Highway 71 and west of Lovers 
Lane within the City of Bastrop, Texas, as shown in Exhibit A. 

 
 Presented by James E Cowey, Director of Development Services 
 
 Commissioner Gary Moss made a motion to approve the Pine Creek Final Plat, being 14.107 acres out 

of the Building Blocks 40F, 41F, 42, 95F, 96F, 144FR, 177F East of Water Street located south of State 
Highway 71 and west of Lovers Lane within the City of Bastrop, Texas, as shown in Exhibit A. 
Commissioner Heather Greene seconded the motion. The motion passed unanimously. 

 
3E. Consider and act on a recommendation to the City Council regarding a warrant request to allow 20% 

of the required parking to be 9 feet x 20 feet, being 14.107 +/- acres out of Building Block 
40F,41F,42,95F,96F,144FR,177F east of Water Street, located within the City Limits of Bastrop, Texas. 

 
 Presented by James E Cowey, Director of Development Services 
 
 Commissioner Gary Moss made a motion to recommend approval to the City Council regarding a 

warrant request to allow 20% of the required parking to be 9 feet x 20 feet, being 14.107 +/- acres out 
of Building Block 40F,41F,42,95F,96F,144FR,177F east of Water Street, located within the City Limits 
of Bastrop, Texas. Commissioner Keith Ahlborn seconded the motion. The motion passed 
unanimously. 

 
3F. Conduct a public hearing, consider and act on the recommendation to repeal the B3 code and adoption 

of Bastrop Development Code (BDC), as shown in Exhibit A, and move to include on the March 24, 
2026, City Council meeting for a first reading. 

 
 Presented by Brittany Epling, Senior Planner 
 
 The Public Hearing opened at 7:04 p.m. 
 
 Norma Mercado, resident at 806 Water Street, stated her concern about attainable housing and the 

need for it in the area. 
 
 Cecilia Serna, resident at 1104 Hill Street, stated her concern about the restriction about dwellings and 

limitations of residents in a dwelling. 
 
 Pablo Serna, resident at 1104 Hill Street, stated his concern about a few things that he thinks need to 

be revisited within the District 1832. 
 
 Shirley Wallace, resident at 2018 Pecan Street, stated her concerns about the downtown area and the 

allowance of buildings to be able to be built closer to the roads. 
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 Jimmy Crouch, resident at 605 Buttonwood, spoke on his concern about a few properties that are zoned 
as residential but stated it should be zoned as commercial or transitional since it fronts a state highway. 

 
 The Public Hearing closed at 7:19 p.m. 
 
 City Manager, Sylvia Carrillo, spoke on the items that the public had concerns on such as walkability 

and affordable housing. 
 
 Commissioner Patrice Parsons made a motion to recommend approval to the City Council to B3 code 

and adoption of Bastrop Development Code (BDC) with the amendment to strike out Section 14.02.005 
of the code. The motion did not receive a second therefore it failed. 

 
 Commissioner Gary Moss made a motion to recommend approval to the City Council to B3 code and 

adoption of Bastrop Development Code (BDC) as is and move to include on the March 24, 2026, City 
Council meeting for a first reading. The motion was seconded by Commissioner Heather Greene. The 
motion passed 4-2. 

 
 Commissioner Heather Greene made a motion to revisit section 14.02.005 during the next Planning 

and Zoning meeting. Commissioner Patrice Parsons seconded the motion. Commissioner Christopher 
Toth abstained from the vote. The motion passed 4-1. 

 
3G. Conduct a public hearing, consider and act on the recommendation to approve a Comprehensive 

amendment to the official zoning map, as shown in Exhibit A, and move to include on the March 24, 
2026, City Council meeting for a first reading. 

 
 Presented by Brittany Epling, Senior Planner 

 
 The Public Hearing opened at 8:02 p.m. 
 
 Pablo Serna, resident at 1104 Hill Street, spoke on the importance of the Planning and Zoning 

Commission and their votes as commissioners. 
 
 Robyn Peyson, resident at 1704 Wilson Street, spoke about the new code and the changes that she is 

looking forward to happening to be able to protect the property in the downtown area. 
 
 The Public Hearing closed at 8:08 p.m. 
 
 Commissioner Gary Moss made a motion to recommend approval to the City Council on a 

Comprehensive amendment to the official zoning map, as shown in Exhibit A, and move to include on 
the March 24, 2026, City Council meeting for a first reading. Commissioner Patrice Parsons seconded 
the motion. The motion passed unanimously. 

 
3H. Conduct a public hearing, consider and act on the recommendation to the proposed amendments to 

subdivision regulations and codification as chapter 10, as shown in Exhibit A, and move to include on 
the March 24, 2026, City Council meeting for a first reading. 

 
 Presented by Brittany Epling, Senior Planner 
  
 The Public Hearing opened at 8:13 p.m. 
 
 There were no citizen comments. 
 
 The Public Hearing closed at 8:13 p.m. 
 
 Commissioner Gary Moss made a motion to recommend approval to the City Council for the proposed 

amendments to subdivision regulations and codification as chapter 10, as shown in Exhibit A, and move 
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to include on the March 24, 2026, City Council meeting for a first reading. Commissioner Keith Ahlborn 
seconded the motion. The motion passed unanimously. 

 
4. UPDATES 

 
4A.   Discussion pertaining to the Downtown Parking Expansion and the possibility of a parking garage. 
 

James E Cowey, Director for Development Services, gave the commission an update of what the city 
has planned for the downtown area. 

 
4B.   Future Development Related Items. 
 

James E Cowey, Director for Development Services, gave the commission an update on the dates for 
the city council meetings pertaining the items that the commission voted on this meeting. 

 
4C.    Development Services Department Monthly Project Volume Report. 
 
4D. Individual Requests from Planning & Zoning Commissioners that particular items to be listed on future 

agendas (no group discussion allowed). 
 
 Update on the Old Iron Bridge was requested. 

 
5. ADJOURNMENT 

 
Commissioner Patrice Parsons made a motion to adjourn the meeting at 8:23 PM. The motion passed 
unanimously.  
 
 

  
 

___________________________________  ___________________________________ 
Jordan Scott, Chair     David Barrow, Vice-Chair 
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STAFF REPORT 

 
MEETING DATE: April 16, 2026       
 
TITLE:  

Consider action to approve Valverde Section 2, Phase 4 Final Plat, being 23.262 acres out of 
Nancy Blakey Survey, Abstract Number 98, located west of FM 969, within the City of Bastrop, 
Texas, as shown in Attachment 1.   
 
STAFF REPRESENTATIVE:  
James E. Cowey, Director of Development Services 
 
ITEM DETAILS: 
Site Address: West of FM 969 (Attachment 1) 
Total Acreage: 23.262 acres 
Legal Description: 294.5 acres of the Nancy Blakey Survey, Abstract Number 98 
  
Property Owner: Continental Homes of Texas, LP 
Agent Contact: Pablo H. Martinez, Mahoney Engineering 
  
Existing Use: Vacant/Undeveloped 
Existing Zoning: 
Adopted Plan: 

P3 Residential per Development Agreement 
Valverde Development Agreement, Approved July 13, 2021 

Future Land Use: Neighborhood Residential 
 
BACKGROUND/HISTORY: 
The applicant has submitted an application for a Preliminary Plat for Valverde Section 2, 
Attachment 1. The plat includes 95 residential lots and 10 non-residential lots. The table below 
breaks down the number of lots by size. 
 

 
 

The proposed lots follow the standards adopted in the Viridian Development Agreement.   
 
 
Traffic Impact and Streets 
The Preliminary Plat proposes an 80-foot ROW, major multimodal street that provides the main 
access for this section from FM 969 being Puerto Plata Avenue. All streets and alleys are 
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proposed to be publicly dedicated. Sidewalks will also be built within the development along the 
public streets. 
 
Utilities 
Water service (domestic and fire) will be provided by the City of Bastrop via water line extensions 
provided by the developer from the existing water tank on the south side of SH 71. These lines 
will be designed according to the City’s construction standards, as well as the Texas Commission 
on Environmental Quality’s (TCEQ) requirements. A Public Infrastructure Plan was reviewed and 
approved by the City Engineer on July 24, 2025. 
 
Wastewater collection and treatment will also be provided by the City of Bastrop via wastewater 
line extensions along FM 969 provided by the developer to the existing line at FM 969 and SH 
71.  Wastewater improvements were included in the approved Public Infrastructure Plan. 
 
Drainage 
The natural drainage basins for this area drain northly and westerly.  Stormwater runoff generated 
Section 2 will be routed via storm sewer to two detention ponds in the northern and western part 
of this section.  Both ponds will then discharge at pre-developed rates to the north. The drainage 
plan is using the updated rainfall totals of Atlas 14. Additionally, the lots will include maximum 
impervious coverage limits as defined in the Development Agreement, that are reflected in the 
system capacity. A Final Drainage Plan has been reviewed and approved by the City Engineer 
on July 24, 2025. 
 
POLICY EXPLANATION: 
Final Plats are reviewed and approved by the Planning & Zoning Commission. 
 
Local Government Code  

Sec. 212.002.  Rules.   
After a public hearing on the matter, the governing body of a municipality may adopt rules 
governing plats and subdivisions of land within the municipality's jurisdiction to promote 
the health, safety, morals, or general welfare of the municipality and the safe, orderly, and 
healthful development of the municipality. 

 
Bastrop adopted subdivision regulations in 1981. The B³ Code, Chapter 1: Subdivision 
outlines the process and requirements for plats within the Bastrop city limits. 

 
Section 212.004 Plat Required 
(a) The owner of a tract of land located within the limits or in the extraterritorial jurisdiction 

of a municipality who divides the tract in two or more parts to lay out a subdivision of 
the tract, including an addition to a municipality, to lay out suburban, building, or other 
lots, or to lay out streets, alleys, squares, parks, or other parts of the tract intended to 
be dedicated to public use or for the use of purchasers or owners of lots fronting on or 
adjacent to the streets, alleys, squares, parks, or other parts must have a plat of the 
subdivision prepared. 

 
The applicant has proposed subdividing an undeveloped 23.262 -acre tract into 95 
residential lots and 10 non-residential lots. Utility improvements within the subdivision 
(water, and wastewater will be dedicated to the City of Bastrop upon their completion.  
 
212.010.  Standards for Approval 
(a)  The municipal authority responsible for approving plats shall approve a plat if: 
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 (1) it conforms to the general plan of the municipality and its current and future streets, 
alleys, parks, playgrounds, and public utility facilities;  

 
The final plat conforms to the Future Land Use Plan, which is designated 
Neighborhood Residential for this area. 

 
 (2)   it conforms to the general plan for the extension of the municipality and its roads, 

streets, and public highways within the municipality and in its extraterritorial 
jurisdiction, taking into account access to and extension of sewer and water mains 
and the instrumentalities of public utilities; 

A Final Drainage Plan and Public Infrastructure Plan have been reviewed and 
approved by the City Engineer to ensure that the Public Improvements can be 
designed for utility extension.  The development is following the adopted Master 
Transportation Plan for street layout and connections. 

 (3)   a bond required under Section 212.0106, if applicable, is filed with the municipality; 
and 

 
A fiscal guarantee will be provided for the construction and maintenance of the 
street improvements before any final plats can be recorded.   

 
 (4)   it conforms to any rules adopted under Section 212.002. 
 

The final plat complies with the requirements of the adopted B³ Code and Viridian 
Development Agreement. 

 
Compliance with 2036 Comprehensive Plan: 

Future Land Use Plan - Neighborhood Residential: The Neighborhood Residential 
character area is for single-family residential subdivision development, associated 
amenities such as parks, trails, open spaces and public uses such as schools, fire stations, 
and more.  
 
This plat complies with the Future Land Use Plan, which shows Neighborhood Residential 
in this area. The plat proposes residential lots.  
 
Objective 2.1.2: Exercise greater influence on development patterns and character in the 
Bastrop ETJ. 
 
The City of Bastrop has a Development Agreement with Valverde that allows the city to 
agree to specific land uses and development standards. This allows the city to ensure the 
quality of development and future sustainability. 
 
Goal 4.1.1 Provide a greater diversity of housing options in Bastrop while protecting the 
character of the City’s existing neighborhoods. 
 
Through the Development Agreement, the Valverde development includes follows the 
intent of the B³ Code forms for residential and commercial lot standards.  The development 
agreement allows for a mix of residential house forms, including ranch house, villa, house, 
duplex, triplex, fourplex, courtyard house, courtyard apartments, row house and 
apartments. 
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B³ Code – Chapter 1: Subdivisions 

 Section 1.3.001 Standard Procedure - Platting 
 

Any subdivision requiring the extension of public infrastructure or of more than four lots 
require the approval of a Preliminary Plat, Public Improvement Plan, and a Final Plat. 

 

 Section 1.3.002 Preliminary Plat 

The Preliminary Drainage Plan to determine drainage requirements was approved by the 
City Engineer on August 23, 2023. 

 

The Preliminary Infrastructure Plan for the feasibility of the construction of the subdivision 
improvements was approved by the City Engineer on September 27, 2023. 

 

 Section 1.3.004 Plat Requirements 

The Development Review Committee reviewed the Final Plat for Valverde Section 2, 
Phase 4 for compliance with subdivision and development agreement standards on March 
27, 2026, and deemed the plat administratively complete. Staff recommends approval. 

 

RECOMMENDATION: 
Consider action to approve Valverde Section 2, Phase 4 Final Plat, being 23.262 acres out of 
Nancy Blakey Survey, Abstract Number 98, located west of FM 969, within the City of Bastrop, 
Texas, as shown in Attachment 1. 
 
ATTACHMENTS: 

 Attachment 1: Valverde Section 2, Phase 4 Final Plat 

 Attachment 2: Valverde Section 2, Phase 4 Final Plat Location Map 
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