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Bastrop Planning and Zoning Commission - 

Special Meeting Agenda 

 

Bastrop City Hall City Council Chambers 

1311 Chestnut Street 

Bastrop, TX 78602 

(512) 332-8800 

 

October 05, 2023 

Agenda - Planning and Zoning Commission - Special Meeting 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 City Manager for research and 
possible future action. 

It is not the intention of the City of Bastrop to provide a public forum for the embarrassment 
or demeaning of any individual or group.  Neither is it the intention of the 
Board/Commission to allow a member of the public to slur the performance, honesty 
and/or integrity of the Board/Commission, as a body, or any member or members of the 
Board/Commission individually or collectively, or members of the City’s staff.  Accordingly, 
profane, insulting or threatening language directed toward the Board/Commission and/or 
any person in the Board/Commission’s presence will not be tolerated. 

3. ITEMS FOR INDIVIDUAL CONSIDERATION 

3A. Receive training by the City Secretary. 
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3B. Consider action to approve Valverde Section 2 Preliminary Plat, being 294.5 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: Doug Haggerty 

3C. Consider action to approve Valverde South Subdivision Final Plat, being 12.034 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: Doug Haggerty 

3D. Hold public hearing and consider action on a recommendation for the Reed Ranch Zoning 
Concept Scheme, changing the zoning for 24.462 acres out of the Nancy Blakey Survey 
from P2 Rural to a Planned Development District (PDD) with a P4 Mix base zoning, as 
shown on Attachment 4, located at 615 W Highway 71, within the city limits of Bastrop, 
Texas.  

Submitted by: Kennedy Higgins 

4. UPDATES 

4A. Items or topics requested by Planning and Zoning Commissioners for future agendas. 

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 of 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, September 29, 2023 at 5:00 p.m. and remained posted for at least 
two hours after said meeting was convened. 

/s/ Nicole Peterson                             
Nicole Peterson, Project Coordinator 
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STAFF REPORT 

 
MEETING DATE:  October 5, 2023      
 
TITLE:  

Consider action to approve Valverde Section 2 Preliminary Plat, being 294.5 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:  
Kennedy Higgins – Planner, Development Services 
 
ITEM DETAILS: 
Site Address: West of FM 969 (Attachment 1) 
Total Acreage: 294.5 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, BGE, Inc. 
  
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 1047 residential lots and 70 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.   
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Infrastructure Available (Y/N)  Proposed 

Water N Line Extensions 
Wastewater N Line Extensions 

Drainage Y Detention ponds 
Transportation Y Constructing New Streets 

Parks and Open Space Y 79.44 ac including drainage 
 
 
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.  Street A turns into Street E and Streets M and U will be the 
main connections to the remainder to the subdivision on the eastern portion.  On the west side, 
Street E and W will continue west where they run into Street KK which will run north / south to 
connect to the remainder of the streets.   All streets and alleys are proposed to be publicly 
dedicated. Sidewalks will also be built within the development along the public streets. 
 
A traffic impact analysis (TIA) for the development is not required by the City as the development 
is complying with the Master Transportation Plan and meeting the grid requirements for City 
developments.   
 
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 Preliminary Infrastructure Plan has been 
reviewed and approved by the City Engineer. 
 
Wastewater collection and treatment will also be provided by the City of Bastrop via a new lift 
station shown in Block B Lot 1 and 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 Preliminary 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 Preliminary Drainage Plan has been reviewed and approved by the City 
Engineer. 
 
POLICY EXPLANATION: 
Preliminary Plats are reviewed and approved by the Planning & Zoning Commission. 
 
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.  
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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 the 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. 

 

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 294.50-acre tract into 1047 
residential lots and 70 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: 
 (1) it conforms to the general plan of the municipality and its current and future streets, 

alleys, parks, playgrounds, and public utility facilities;  
 

The preliminary plat conforms to the Future Land Use Plan, which is designated 
Neighborhood Residential for this area. 
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 (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 Preliminary Drainage Plan and Preliminary 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 preliminary plat complies with the requirements of the adopted B³ Code and 
Viridian Development Agreement. 

 
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 Preliminary Plat for Valverde Section 
2 for compliance with subdivision and development agreement standards on August 25, 
2023 and deemed the plat administratively complete. Staff recommends approval. 

 

RECOMMENDATION: 
Consider action to approve Valverde Section 2 Preliminary Plat, being 294.5 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 Preliminary Plat 

• Attachment 2:  Valverde Section 2 Preliminary Plat Location Map 

• Attachment 3:  Valverde Concept Plan 
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TOTAL NO. OF LOTS: 1,117

NO. OF BLOCKS: 47
NO. OF SINGLE FAMILY LOTS: 1,047
NO. OF GREEN SPACE/DRAINAGE LOTS: 70

TOTAL ACREAGE OF RIGHTS-OF-WAY: 67.7 AC
TOTAL ACREAGE OF OPEN SPACE: 79.44 AC
TOTAL ACREAGE OF LOTS: 147.36 AC
GROSS SITE AREA: 294.50 AC

BENCHMARK

· T.B.M."1" IS A MAG NAIL SET S 06° 38' 04" E, 217.4' FROM THE NE CORNER OF THE REMAINDER OF CALLED
410.599 ACRE TRACT (SUBJECT TRACT), AS SHOW HEREON.

ELEV.407.65'   NAVD 88

· T.B.M."2" IS A CHISELED BOX IN CONCRETE HEADWALL MAG NAIL SET +/- 1,700' EAST OF THE
INTERSECTION OF F.M. 969 AND THE TEXAS 71 FRONTAGE ROAD, AS SHOW HEREON.

ELEV.387.29'   NAVD 88
LOT/SITE AREA INFORMATION

LOT COUNT
NO. OF LOTS PERCENT

43' LOTS 311 27.84%

45' LOTS 296 26.50%
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OS/DE 70 6.27%

TOTAL 1117 100%
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PHONE: 512-879-0400
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Line Table

Line #

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

L12

L13

L14

L15

L16

L17

L18

L19

L20

Length

643.987

89.301

134.647

98.409

149.357

85.378

12.504

100.792

60.000

104.586

34.762

160.752

103.517

159.475

129.525

111.784

88.165

27.249

181.601

65.690

Direction

S86° 50' 54.73"W

N35° 04' 14.87"E

N11° 34' 46.38"E

N43° 41' 56.52"E

N37° 48' 33.19"E

N24° 20' 55.06"E

N04° 59' 40.34"W

S81° 23' 14.57"W

N08° 36' 45.43"W

N81° 23' 14.57"E

N04° 59' 40.34"W

N14° 35' 31.02"E

N06° 16' 41.14"W

N79° 08' 05.30"W

N04° 49' 40.94"E

N81° 06' 34.70"W

N90° 00' 00.00"W

S18° 16' 37.65"W

N71° 43' 22.35"W

S14° 19' 35.43"W

Line Table

Line #

L21

L22

L23

L24

L25

L26

L27

L28

L29

L30

L32

L33

L35

L37

L38

L39

L40

L41

Length

120.000

22.280

169.084

17.288

120.459

5.630

165.500

13.301

109.931

172.000

34.400

152.183

59.893

151.268

1698.248

534.292

1246.059

1309.972

Direction

N75° 40' 24.57"W

N14° 19' 35.43"E

N75° 40' 24.57"W

S16° 10' 52.46"W

N79° 11' 38.54"W

N10° 48' 21.46"E

N79° 11' 38.54"W

S10° 48' 21.46"W

N79° 11' 38.77"W

N10° 48' 21.46"E

N76° 38' 41.53"W

N13° 55' 08.34"E

N26° 54' 04.82"E

N32° 26' 06.72"E

N87° 57' 04.67"E

N02° 36' 58.17"W

N87° 52' 54.59"E

S02° 07' 23.57"E

Curve Table

Curve #

C1

C2

C3

Length

135.464

41.438

40.755

Radius

813.666

25.000

26.496

Delta

009.5390

094.9689

088.1321
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GE
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L N

OT
ES

3   OF   5

STREET STANDARDS CHART

STREET NAME R.O.W.
WIDTH

STREET
LENGTH

(LF)

CURB
AND
GUTTER

DESIGN
SPEED

STREET A 55.5' 891 YES 25 MPH

STREET B 55.5' 321 YES 25 MPH

STREET C 55.5' 787 YES 25 MPH

STREET D 55.5' 246 YES 25 MPH

STREET E 60' 4610 YES 35 MPH

STREET F 55.5' 246 YES 25 MPH

STREET G 55.5' 465 YES 25 MPH

STREET H 55.5' 1543 YES 25 MPH

STREET I 55.5' 170 YES 25 MPH

STREET J 55.5' 398 YES 25 MPH

STREET K 55.5' 688 YES 25 MPH

STREET L 55.5' 946 YES 25 MPH

STREET M 60' 3888 YES 35 MPH

STREET N 55.5' 324 YES 25 MPH

STREET O 55.5' 1689 YES 25 MPH

STREET P 55.5' 1657 YES 25 MPH

STREET Q 55.5' 362 YES 25 MPH

STREET R 55.5' 655 YES 25 MPH

STREET S 55.5' 405 YES 25 MPH

STREET T 55.5' 448 YES 25 MPH

STREET U 55.5' 953 YES 25 MPH

STREET V 55.5' 999 YES 25 MPH

STREET W 55.5' 3900 YES 25 MPH

STREET X 55.5' 1052 YES 25 MPH

STREET Y 55.5' 947 YES 25 MPH

STREET Z 55.5' 503 YES 25 MPH

STREET AA 55.5' 455 YES 25 MPH

STREET BB 55.5' 1206 YES 25 MPH

STREET CC 55.5' 1392 YES 25 MPH

STREET DD 55.5' 371 YES 25 MPH

STREET EE 55.5' 470 YES 25 MPH

STREET FF 55.5' 929 YES 25 MPH

STREET GG 55.5' 371 YES 25 MPH

STREET HH 55.5' 2034 YES 25 MPH

STREET II 55.5' 218 YES 25 MPH

STREET JJ 55.5' 925 YES 25 MPH

STREET KK 60' 2402 YES 35 MPH

STREET LL 55.5' 2324 YES 25 MPH

STREET MM 55.5' 814 YES 25 MPH

STREET NN 55.5' 420 YES 25 MPH

STREET OO 55.5' 759 YES 25 MPH

STREET PP 55.5' 1018 YES 25 MPH

STREET QQ 55.5' 1165 YES 25 MPH

STREET RR 55.5' 909 YES 25 MPH

STREET SS 55.5' 643 YES 25 MPH

STREET TT 55.5 841 YES 25 MPH

STREET UU 55.5' 735 YES 25 MPH

ALLEY A 20' 148 NO

ALLEY B 20 148 NO

ALLEY C 20' 796 NO

ALLEY D 20' 148 NO

ALLEY E 20' 369 NO

ALLEY F 20' 392 NO

ALLEY G 20' 18 NO

ALLEY H 20' 147 NO

ALLEY I 20' 601 NO

ALLEY J 20' 148 NO

ALLEY K 20' 631 NO

ALLEY L 20' 426 NO

ALLEY M 20' 148 NO

ALLEY N 20' 710 NO

ALLEY O 20' 419 NO

ALLEY P 20' 311 NO

ALLEY Q 20' 311 NO

ALLEY R 20' 311 NO

ALLEY S 20' 488 NO

ALLEY T 20' 463 NO

ALLEY U 20' 566 NO

ALLEY V 20' 467 NO

ALLEY WW 20' 718 NO

ALLEY X 20' 296 NO

ALLEY Y 20' 528 NO

ALLEY Z 20' 528 NO

ALLEY AA 20' 392 NO

ALLEY BB 20' 231 NO

ALLEY CC 20' 364 NO

ALLEY DD 20' 707 NO

ALLEY EE 20' 148 NO

ALLEY FF 20' 1015 NO

ALLEY GG 20' 942 NO

A P P R O V E D  B Y

NAME OF OWNER/TRUSTEE                  (OWNER'S AUTHORIZED AGENT) DATE

OWNER'S SIGNATURE BLOCK:

AS OWNER OF THIS PROPERTY, I PROMISE TO DEVELOP AND MAINTAIN THIS PROPERTY AS DESCRIBED
BY THIS PLAN.

04/14/2023CONTINENTAL HOMES OF TEXAS, LP

08/14/23

08/14/23

8-14-23
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Date: 9/29/2023
The accuracy and precision of this cartographic
data is limited and should be used for information
/planning purposes only.  This data does not 
replace surveys conducted by registered Texas
land surveyors nor does it constitute an "official"
verification of zoning, land use classification, or
 other classification set forth in local, state, or
federal regulatory processes. The City of Bastrop,
nor any of its employees, do not make any warranty
of merchantability and fitness for particular purpose,
 or assumes any legal liablity or responsibility for the 
accuracy, completeness or usefullness of any such
information, nor does it represent that its use would
not infringe upon privately owned rights.     ³

Valverde Section 2 
Preliminary Plat
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STAFF REPORT 

 
MEETING DATE:  October 5, 2023      
 
TITLE:  

Consider action to approve Valverde South Subdivision Final Plat, being 12.034 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:  
Kennedy Higgins – Planner, Development Services 
 
ITEM DETAILS: 
Site Address: West of FM 969 (Attachment 1) 
Total Acreage: 12.034 acres 
Legal Description: 12.034 acres of the Nancy Blakey Survey, Abstract Number 98 
  
Property Owner: Continental Homes of Texas, LP 
Agent Contact: Pablo H. Martinez, BGE, Inc. 
  
Existing Use: Vacant/Undeveloped 
Existing Zoning: 
Adopted Plan: 

P5 Core 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 Final Plat for Valverde South Subdivision, 
Attachment 1. The site is currently vacant and will be developed as a multifamily residential use, 
with a total of 168 units with associated private water, wastewater, and storm sewer system.  The 
associated Valverde Development Agreement, Preliminary Plat for Valverde Phase 1-3, and 
Public Improvement Plans and Final Drainage Plans for Valverde Phase 1 have been approved 
and currently under construction.   

 
The proposed lot follows the standards adopted in the Viridian Development Agreement.   
 
 

Infrastructure Available (Y/N)  Proposed 

Water N Line Extensions 

Wastewater N Line Extensions 
Drainage Y Storm Sewer to Pond 

Transportation N Internal Streets 
Parks and Open Space N None 
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Traffic Impact and Streets 
The Valverde South Subdivision Final Plat will have 1 entrance for access approximately 700’ 
westward on Street A, which was established from an earlier plat of Section 1, and is the main 
entrance off of FM 969.  On the eastern side of the property there has been 20 feet or 0.228 acres 
of Right Of Way dedicated for future widening of FM 969.  The total requested TxDOT ROW will 
be 120’ with 80’ already existing. 
 
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 Preliminary Infrastructure Plan has been 
reviewed and approved by the City Engineer. 
 
Wastewater collection and treatment will also be provided by the City of Bastrop via a new lift 
station shown in Block B Lot 1 and 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 Preliminary Infrastructure Plan. 
 
Drainage 
The drainage patterns generally flow in a south-to-north direction. Off-site flow coming onto the 
project site will be conveyed by the proposed swale along the southern property line to the 
underground storm sewer system within the proposed drainage easement across the site. The 
site will utilize a detention pond located at northwest of the project site, as part of the approved 
Valverde Phase 1 Final Drainage Plan. This pond was designed to convey drainage area P10 & 
POS1 and under assumption of total 34.3 acres of impervious cover per Valverde Phase 1 Final 
Drainage Plan. This project site proposed 8.3 acres of on-site impervious cover and Valverde 
Phase 1 proposed 5.6 acres of impervious cover within the public right-of-way. The total number 
of impervious cover, 13.9 acres, is below the designed impervious cover. No additional on-site 
detention pond is needed for Valverde South project site. 
 
POLICY EXPLANATION: 
Final Plats are reviewed and approved by the Planning & Zoning Commission. 
 
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, however the Development Agreement supersedes the FLUM from 2016 to 
initiate multifamily on this site.  
 
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 the 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. 
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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. 

 

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 11.806-acre tract into 1 
multifamily lot. Water improvements within the subdivision will remain private upon their 
completion.  
 
212.010.  Standards for Approval 
(a)  The municipal authority responsible for approving plats shall approve a plat if: 
 (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 and Development Agreement, 
which is designated multifamily 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 Preliminary Drainage Plan and Preliminary Infrastructure Plan have been 
reviewed and approved by the City Engineer to ensure that the Public 
Improvements can be designed for utility extension.   
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 (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. 

 
B³ Code – Chapter 1: Subdivisions 

• Section 1.3.001 Standard Procedure - Platting 
 

• Section 1.3.003 Final Plat 

The Preliminary Drainage Plan to determine drainage requirements was approved by the 
City Engineer on August 2, 2023. 

 

• Section 1.3.004 Plat Requirements 

The Development Review Committee reviewed the Final Plat for Valverde South 
Subdivision for compliance with subdivision and development agreement standards on 
August 24, 2023 and deemed the plat administratively complete. Staff recommends 
approval. 

 

RECOMMENDATION: 
Consider action to approve Valverde South Subdivision Final Plat, being 12.034 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 South Subdivision Final Plat 

• Attachment 2:  Valverde South Final Plat Location Map 

• Attachment 3:  Valverde Concept Plan 
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 other classification set forth in local, state, or
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STAFF REPORT 

 
MEETING DATE:  October 5, 2023         
 
TITLE:  

Hold public hearing and consider action on a recommendation for the Reed Ranch Zoning 
Concept Scheme, changing the zoning for 24.462 acres out of the Nancy Blakey Survey from P2 
Rural to a Planned Development District (PDD) with a P4 Mix base zoning, as shown on 
Attachment 4, located at 615 W Highway 71, within the city limits of Bastrop, Texas.  
 
STAFF REPRESENTATIVE:  
Kennedy Higgins – Planner, Development Services 
 
ITEM DETAILS: 
Site Address: 615 W Highway 71, Bastrop TX 
Total Acreage: 24.462 acres 
Acreage Rezoned: 24. 462 acres 
Legal Description: 24. 462 acres out of the No. 98 Nancy Blakey Survey 
  
Property Owner: Charles G. Rosanky Family Trust 
Agent Contact: Charley Dorsaneo / Drenner Group 
  
Existing Use: Vacant/Undeveloped 
Existing Zoning: P2 Rural 
Proposed Zoning: Planned Development District, P4 Core Base Zoning 
Character District: Cattleman’s 
Future Land Use: Transitional Residential  
 
BACKGROUND: 
The applicant has applied for a Zoning Concept Scheme for Reed Ranch (Attachment 4).  The 
proposal is to place a Planned Development District (PDD) with a P4 Mix base zoning to 
appropriately incorporate multi-family housing which coincides with Transitional Residential as 
defined by our Future Land Use plan.   
 
After initial recommendation and listening to public comment, the developer has revised the 
associated documents to address the public concerns as follows: 

 The units adjacent to the existing residential neighborhood, Bastrop Grove, be limited to 
a maximum height of 2 stories. 

 The connection to Jessica Place be eliminated. 

 The units on the west side of the development be allowed a maximum of 4 stories. 

 The setbacks along the portion of the development that abuts the residential neighborhood 
be relieved of the B3 requirements. 

 The development will have increased landscaping in the setback. 
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The existing land use is classified as P2 – Rural. However, the future land use map calls for 
“transitional residential” as defined below.  
 
Place Type 4 – Mix is defined in the code as:  
 

“More intense Building Types that provide more lifestyle choices. It provides for a 
mix of Residential Building Types. Commercial and Office uses are allowed in this 
District only in House form Structures. Because P4 is a transition area, the Street 
Types consists of multimodal Streets, but are primarily Residential urban fabric.” 

 
The Future Land Use Plan shows this area as Transitional Residential:   
 

“The Transitional Residential character area is for lands to be developed with 
higher densities and a variety of housing types.  The character area supports high 
density single-family detached, single-family attached (duplexes, triplexes, 
townhouses) and multifamily (apartments), and institutional residential uses such 
as nursing homes and assisted living facilities.” 

 
Infrastructure Available (Y/N)  Proposed 

Water Y Line Extensions 

Wastewater Y Line Extensions 
Drainage Y Storm sewer, detention pond 

Transportation Y Extension, private drive, 
widening 

Parks and Open Space Y Pond with Trails 
 
 
Drainage 
A Zoning Concept Scheme must be accompanied by a Conceptual Drainage Plan to ensure that 
the proposed development is feasible. A Conceptual Drainage Plan has been reviewed and 
approved by the City Engineer. The site includes one central location for detention in the natural 
flow of the land in the southeast corner of the tract.  The maximum impervious cover allowed in 
Place Type 4 is 70%. This development proposes _62.9%__. 
 
Utilities  
Wastewater and water service (domestic and fire) will be provided the City of Bastrop via line 
extensions from existing infrastructure located on Settlement Drive.  These lines will be designed 
according to the City’s construction standards, as well as the Texas Commission on 
Environmental Quality’s (TCEQ) requirements. The line sizes for capacity and service are _8”_ 
for water and _6”_ for wastewater.  
 
Electric service provided by Bluebonnet Electric.  
 
Gas will be provided by Center Point Energy. 
 
Traffic Impact and Streets 
This zoning concept plan creates a series of internal private drives, connection between 
Settlement Road and Jessica Place, includes Right of Way dedication for an extension of Blakey 
Lane eastward, and creating a new street between Old Austin Highway and Blakey Lane.  A 
private drive resembling a typical city street will run amidst the development, stretching from 
Settlement Road to Jessica Place. This drive will be adorned with trees, sidewalks, and 
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construction adhering to standard guidelines, complete with appropriate lighting. Moreover, it 
seamlessly aligns with the master transportation plan, ensuring effective connectivity.  The main 
access points to the development will be off Blakey Lane and future connection to Old Austin 
Highway.  The proposed standard street cross sections being used in the design are cross 
sections A, B, C, and D.  The street design will follow the B3 Code, Section 7.3 for design and 
layout.  A Traffic Impact Analysis Threshold Worksheet has been conducted and completed on 
behalf of the Drenner Group. The TIA shows a total of 627 units with an Average Daily Trip Rate 
of 6.74 and 4226 Average Daily Trips.  The peak hours will be in the afternoon/evening totaling 
320 trips per hour.  Staff will continue to develop private street standards that meet or exceed the 
industry standards along with easements needed for public infrastructure. 
 

 
 
 
 
POLICY EXPLANATION: 
 

                                      
 
Texas Local Government Code 

Sec. 211.006. PROCEDURES GOVERNING ADOPTION OF ZONING REGULATIONS AND 
DISTRICT BOUNDARIES. (a) The governing body of a municipality wishing to exercise the 
authority relating to zoning regulations and zoning district boundaries shall establish procedures 
for adopting and enforcing the regulations and boundaries. A regulation or boundary is not 
effective until after a public hearing on the matter at which parties in interest and citizens have an 
opportunity to be heard. Before the 15th day before the date of the hearing, notice of the time and 
place of the hearing must be published in an official newspaper or a newspaper of general 
circulation in the municipality. 
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Zoning Change signs were visibly placed in the front of the property and notice was sent to 
property owners within 200 feet of the property boundary. 

(b)  In addition to the notice required by Subsection (a), a general-law municipality that does not 
have a zoning commission shall give notice of a proposed change in a zoning classification to 
each property owner who would be entitled to notice under Section 211.007(c) if the municipality 
had a zoning commission.  That notice must be given in the same manner as required for notice 
to property owners under Section 211.007(c).  The governing body may not adopt the proposed 
change until after the 30th day after the date the notice required by this subsection is given. 

N/A. Bastrop is not a general-law municipality. 

(c)  If the governing body of a home-rule municipality conducts a hearing under Subsection (a), 
the governing body may, by a two-thirds vote, prescribe the type of notice to be given of the time 
and place of the public hearing.  Notice requirements prescribed under this subsection are in 
addition to the publication of notice required by Subsection (a). 

Notice of the meeting was posted at least 72 hours in advance. 

(d)  If a proposed change to a regulation or boundary is protested in accordance with this 
subsection, the proposed change must receive, in order to take effect, the affirmative vote of at 
least three-fourths of all members of the governing body.  The protest must be written and signed 
by the owners of at least 20 percent of either: 

(1)  the area of the lots or land covered by the proposed change; or 

(2)  the area of the lots or land immediately adjoining the area covered by the proposed 
change and extending 200 feet from that area. 

(e)  In computing the percentage of land area under Subsection (d), the area of streets and alleys 
shall be included. 

At the time of this report, no protest has been received. 

(f)  The governing body by ordinance may provide that the affirmative vote of at least three-fourths 
of all its members is required to overrule a recommendation of the municipality's zoning 
commission that a proposed change to a regulation or boundary be denied. 

If the Planning & Zoning Commission recommends denial of the zoning request, the City Council 
must have a minimum vote of 4 out of 5 members to approve the zoning request. 

At least 5 members of the Planning & Zoning Commission must vote to make an official 
recommendation to the City Council.  Failure to reach five vote means no official recommendation 
can be forwarded, but this does not impact the City Council’s vote requirement to approve or deny 
the request. 

Compliance with 2036 Comprehensive Plan: 
The Transitional Residential character area is for lands to be developed with higher densities 
and a variety of housing types.  The character area supports high density single-family 
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detached, single-family attached (duplexes, triplexes, townhouses) and multifamily 
(apartments), and institutional residential uses such as nursing homes and assisted living 
facilities.  Variation in form, scale, and density is allowed but appropriate transitions must be 
provided between land uses.  In some cases, Transitional Residential uses may be included 
as part of a larger planned development within areas otherwise designated as Neighborhood 
Residential.  Like, Transitional Residential character areas may also include associated 
amenities such as parks, trails, open spaces, and public uses such as schools, fire stations, 
and more. 
 
Representative land uses that are appropriate in Transitional Residential include multifamily 
apartments which are proposed within Reed Ranch.   

 

 

 
RECOMMENDATION: 
The applicant has applied for a Zoning Concept Scheme for Reed Ranch (Attachment 4).  The 
proposal is to place a Planned Development District (PDD) with a P4 Mix base zoning to 
appropriately incorporate multi-family housing which coincides with Transitional Residential as 
defined by our Future Land Use plan.   
Staff will continue to develop private street standards that meet or exceed the industry standards 
along with easements needed for public infrastructure. 
 
ATTACHMENTS: 

 Attachment 1: Location Map 

 Attachment 2: Future Land Use Map 

 Attachment 3: Master Plan Exhibit A 

 Attachment 4: Master Plan Exhibit B 

 Attachment 5: Master Plan Exhibit C 

 Attachment 6: Master Plan Exhibit D 
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The accuracy and precision of this cartographic
data is limited and should be used for information
/planning purposes only.  This data does not 
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accuracy, completeness or usefullness of any such
information, nor does it represent that its use would
not infringe upon privately owned rights.     ³

Reed Ranch 
Property Location Map
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  PREPARED BY  

Phone (512) 485-0831 8701 N. Mopac Expy, Suite 320
Toll Free (888) 937-5150 Austin, TX 78759

TBPE FIRM REGISTRATION NO. F-11756
TBPLS FIRM REGISTRATION NO. LS-10074301

westwoodps.com
Westwood Professional Services, Inc.

  OWNER

ARCHITECT

ENGINEER

 DEVELOPER  

SURVEYOR

Westwood Professional Services, Inc.

Westwood Professional Services, Inc.
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10'-0"
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Length Measurement
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tjob
Polygon Sketch to Scale
16,448.3 sf

tjob
Callout
Lot 2 proposed private street lot. 

tjob
Text Box
Lot 1 multifamily PDD with P4 base zoing 

tjob
Text Box
Lot 3 multifamily PDD with P4 base zoning 
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APPRAISAL DISTRICT

SETTLEMENT ON THE COLORADO
(CAB. 2, SLIDE 259-B)

CONVEYED IN VOL. 356 PAGE 232

N 87°51'25" E 573.58'

RIGHT-OF-WAY DEED
STATE OF TEXAS

(VOL. 125, PG. 108)

RIGHT-OF-WAY DEED
STATE OF TEXAS

(VOL.148, PG. 299)

RIGHT-OF-WAY DEED
STATE OF TEXAS
(VOL. 89, PG. 73)

DENIED ACCESS BETWEEN THESE POINTS
PER EXISTING TXDOT
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NO RECORDED  DOCUMENT FOUND
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24.04 ACRES, MORE OR LESS,
WHICH IS A PART OF THE 44.04 ACRE TRACT OF LAND

CHARLES GORDON ROSANKY, TRUSTEE OF
THE CHARLES GORDON ROSANKY FAMILY TRUST

(VOLUME 953, PAGE 533 - O.P.R.B.C.TX)
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SETTLEMENT ON THE COLORADO
(CAB. 2, SLIDE 259-B)

CONVEYED IN VOL. 356 PAGE 232

N 87°51'25" E 573.58'
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BASTROP CITY
LIMITS PER CENTRAL
APPRAISAL DISTRICT
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(SCHEDULE B ITEM 14)
30' LOWER COLORADO
RIVER AUTHORITY EASEMENT
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DESIGN DRAWN DATE

SHEET NO.

 B
A

S
T

R
O

P
 T

X
, 7

86
02

61
5 

S
H

 7
1 

W
R

E
E

D
 R

A
N

C
H

P
h

o
n

e
(5

1
2

) 
4

8
5

-0
8

3
1

8
7

0
1

 N
. M

o
p

a
c

 E
xp

y,
 S

u
it

e
 3

2
0

To
ll Fre

e
(8

8
8

) 
9

3
7

-5
1

5
0

A
u

st
in

, T
X

 7
8

7
5

9

T
B

P
E

 F
IR

M
 R

E
G

IS
T

R
A

T
IO

N
 N

O
. F

-4
69

T
B

P
LS

 F
IR

M
 R

E
G

IS
T

R
A

T
IO

N
 N

O
. L

S
-1

00
08

0-
00

w
es

tw
oo

dp
s.

co
m

W
es

tw
oo

d 
P

ro
fe

ss
io

na
l S

er
vi

ce
s,

 I
nc

.

BENCH MARK LIST

WATER & SANITARY SEWER GENERAL NOTES

7
7 OF 8

U
T

IL
IT

Y
 P

LA
N

 1
 O

F 
2

36

Item 3D.



L2

L3
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DENIED ACCESS BETWEEN THESE POINTS
PER EXISTING TXDOT

R.O.W. PLAT AUS026504AF
NO RECORDED  DOCUMENT FOUND
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Exhibit C – Warrant List 

B3 Code 
Section 

Description Development Issue Proposed Alternative & 
Reasoning 

7.1.002(k) To prevent future conflicts regarding Street 
maintenance, private Streets are prohibited, except 

where justified by special considerations. 

Dedication requirement does not 
permit developer to manage and 

maintain streets. 

Allowing for streets to be 
privately owned, managed, and 

maintained is fiscally sustainable. 

7.2.003 Street right-of-way . . . must be dedicated . . . . 

7.3.004 Traffic Lanes: Two lanes at 10 feet each 
 

Parking Lanes: Both sides parallel at 8 feet, marked 

Complying with health/safety 
codes requires lanes to be wider. 

 
Only parallel parking does not 
allow for a financially feasible 

amount of parking spaces. 

Permitting 12.5’ lanes such that 
the street can meet fire lane 

requirements meets the intent of 
the code and is fiscally 

sustainable. Allowing for head-in 
parking to be 18’ is fiscally 

sustainable. 

7.5.002(d) Storm Drainage Facilities, if equipped to provide Civic 
Space, may be counted toward the 10% Civic Place 

Type allocations requirement by warrant. 

Drainage requires a large portion 
of the project to be a pond. Not 
allocating this space toward the 
Civic Space requirement makes 

project fiscally infeasible. 

An amenitized wet pond with a 
trail meets the intent of code, is 

fiscally sustainable, and 
authentically Bastrop. 

7.1.002(h) Dead-end Streets must be avoided. Proposed design does not show 
dead-end streets. Rather, internal 

drives culminate into left and 
right parking aisles for buildings 
or walkway plazas in line with 

5.2.002(d). 

For avoidance of doubt, internal 
drives culminating into 20’ 

walkway easement places as 
generally shown in the 

Conceptual PD Master Plan 
meets the intent of code. 

5.2.002 Preferred block size is 330’ by 330’and max block 
perimeter of 1,320’ 

Drainage block is large due to odd 
shape of site and need for a large 

pond. 
 

Treating private 
streets/driveways as block 

boundaries for this measurement 
results in an urban fabric of slow 

Allowing for a single larger block 
complies with intent of code. 

 
Permitting private drives as 

shown on the Conceptual PD 
Master Plan is fiscally sustainable 

and meets the intent of code. 
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streets, with the plazas acting as 
traffic calming devices. 

5.2.002(f) In the P4 Mix, a minimum Residential mix of three 
Building Types (not less than 20%) shall be required. 

Proposed design elects only 
apartment buildings with 

amenity and civic spaces. A 
variety of building types is not 

fiscally sustainable. 

As the project is unlikely to move 
forward if a variety of building 

types are required, allowing for a 
warrant is fiscally sustainable. 

6.5.003 -70 percent max lot coverage; 
-60% minimum buildout at build-to-line; 
-Build-to-line is 5-15 ft 

Conceptual PD Master Plan 
generally meets build-to-line 

requirements of P4 but may not 
meet all façade buildout or lot 

coverage requirements. 
Specifically, the 60% buildout line 

is doable along the publicly 
dedicated streets but not interior 
privately owned and maintained 

streets. 

Permitting lot occupation as 
shown in Conceptual PD Master 

Plan is fiscally sustainable. 

7.5.002 Plazas not permitted in P4 and require a minimum 
size of ½ acres.  

 

Walkway/paseos as shown on 
Conceptual PD Master Plan allow 

for improved site 
design/walkability. 

Allowing warrant meets the 
intent of code in that it improves 

walkability. 
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