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AGENDA 
Day 1

A. How did we get here? Unintended 
Consequences

B. Introduction to Development 
1. Federal & State Law
2. The Comprehensive Plan
3. The Master Plans

C. The Development Process
1. Land Use - Zoning
2. Subdivision – Plat
3. Building Permit

D. Hands on Exercises

E. Adjourn

Day 2

Put it all together!
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B3 
Unintended Consequences



2110 Pecan – Fence in the Front Layer

• Variances for Fence Height in 
the Front Layer

• Required COA – Iredell District
• Code Enforcement
• Conflict in the Building Code
• HLC Review
• Application Fee 



609 Barbara Way – More than 50% - Up to Current Code



Burleson East – 27 Warrants (Variances)



Burleson East – 27 Warrants (Variances)



Tractor Supply - Micro-restaurant Site – “District 71” Character District



System Assessment Focus
• Core Business Processes (steps for accessing information & interpretations, processing 
applications, and constructing projects) 

• People Interactions (how people work together to carry out the process steps, 
communicate and resolve issues) 

• Regulatory Framework (City policies, codes, criteria, interpretations, and support 
publications) 

• Technology (tracking project progress, storing/retrieving information and communication 
support for the process) 

• Physical Space (where walk-in and appointment-based customer services are 
performed)

 • Organizational Structure (authority, funding and accountability for system performance) 



INTRODUCTION 
TO 

DEVELOPMENT
US Constitution
State Law
 Chapter 210, 211, 212, 380, 501,504, 505, 

of the Local Government Code
Water Code
International Fire Code
International Building Codes – Residential and 
Commercial
National Electric Code
International Plumbing Code
International Electrical Code
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DEVELOPMENT  SEQUENCE



5TH AMENDMENT – 
FEDERAL

14TH AMENDMENT - 
STATE

US Constitution  - Takings Clause



CASE HISTORY – FUNDAMENTALS

13

2004 – Stafford Estates vs City of Flowermound, TX – Rough proportionality test

2005 -Kelo vs City of New London – Use of Emminent Domain upheld for the City’s Comprehensive Plan

Texas Responds –

Texas Government Code, § 2206.001 - This statute prohibits a governmental entity from acquiring property by eminent 
domain if the taking (1) confers a private benefit on a particular private party through the use of the property, (2) is for a 
public use that is a pretext for conferring such a private benefit, or (3) is for economic development purposes.  The 
prohibitions do not apply to the acquisition of property by eminent domain for certain specified exceptions, namely blight. 

http://www.statutes.legis.state.tx.us/Docs/GV/htm/GV.2206.htm#2206.001


STATE STATUTES
Chapters

210 – Property Code 

211 – Municipal Zoning Authority – Land Use

212 – Municipal Regulation of Subdivisions – Platting

213 – Municipal Comprehensive Plans

380 – Development Agreements

501,504, 505, - Economic Development Corporations

Water Code

(NOT AT ALL INCLUSIVE LIST)
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DEVELOPMENT

15

Comprehensive Plan

Zoning (Land Use)

Platting Permitting

Master 
Plans

Incentives



COMPREHENSIVE
 PLAN

BASTROP 2036

Sample Footer Text 16



FUTURE LAND USE MAP • Public Hearing

• Planning 
Commission 
Recommendation

• City Council Action
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THE MASTER PLANS

Water

Source

Acquisition

Size

Location

Wastewater

Treatment 

Size

Location

Discharge

Reuse

Drainage

Location

Type

Size

Offsite/Onsite

Transportation
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Types

Modalities

Alternatives



THE MASTER PLANS

Parks

Acquisition

Size

Location

Electric

Size

Location

Internet

Size

Location
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Historic



Sample Footer Text

• Must meet the Zoning Requirements in relation to Size

• Must be served by infrastructure in accordance with the 
Master Plans

• Must install infrastructure, then dedicate to the City

• Preliminary

• Final

Exceptions:

• Residential of 4 lots or less, NOT adding additional 
infrastructure

• Lots of Record prior to 1981

20

PLAT – SUBDIVISION OF LAND



PERMITTING AND 
CONSTRUCTION

21

• Only allowed if a property is zoned AND platted 
(minor exceptions)

• International Building Codes

• In-house Inspection Staff

• Over the Counter Permitting

• Submittal Timelines

• Close out and Occupancy



Mandatory and it’s a GREAT idea no matter 
the size of the project. Over a counter (virtual) 
or a scheduled meeting.

Early Assistance Meeting

Permit will be issued when Plat is recorded

Inspection timeline determined by builder

Permitting and Closeout to Occupancy

Notice Requirements

Public Input

Planning Commission Recommendation

City Council Approval/Denial

Zoning – 6-9 Weeks

Development Agreements

Planned Development Districts

PIPAs – Council Schedule

Other

Preliminary or Final

Public Improvement Plan Agreement (PIPA)

Preliminary/Final Drainage

Infrastructure 

Plat 9-12 Weeks

PROCESS AND TIMELINE
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CURRENT PAIN 
POINTS
• Comprehensive Plan – Outsourced, under review

• Master Plans – All in Draft Form – Expensive Issues 
ahead

• Zoning – Form Based vs Euclidian Zoning 

• No minimum lot size – Unknown Density

• Platting Process – Lengthy/Confusing

• Vocabulary – Not Standard

• Requirements – Parking, Setbacks, etc

23



THE WAY  TO GET 
STARTED IS TO QUIT 
TALKING AND BEGIN 
DOING.

Walt Disney
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LET’S GET STARTED

25



DISCUSSION

 AND 

WORK ITEMS

Comp. Plan

Master Plans

Land Use – 
F or E?

Process

Permits

Occupancy



WORK GROUPS

• Staff Members
• Administrative Assistance
• Technical Assistance

• Open Discussion
• Summarize the Pros and Cons

• Consensus
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RULES OF ENGAGEMENT

28

1. Respect each other.
2. Allow communication without interruption.
3. Dissention is OK; Disruption is NOT.
4. Majority rules; minority - include.
5. Be creative! Think about the little guy/gal too!



GROUP DISCUSSION QUESTION #1

THE COMPREHENSIVE PLAN

29



COMPREHENSIVE PLAN
• What should the Bastrop of 2036 look like?

• Where should we focus our growth?

• What should our park and open space system look like?

• Where should major connection points exist? 
(sidewalks, trails, hike/bike)

• What does affordable housing look like?

• What does our road system look like?

• Do we have adequate broadband access?

• Are we helping support healthy communities?

30



GROUP DISCUSSION QUESTION #2

LAND USES - ZONING

31



FUTURE & CURRENT 
LAND USE

Form Based or Traditional Euclidian Zoning

 Is there room for both?

 If so, where?

32



GROUP DISCUSSION QUESTION #3

REVIEW THE FUTURE LAND USE 
MAP & THE PLACE TYPE MAP

ARE THOSE AREAS CORRECT?

DRAW ANY CHANGES ON THE 
MAP

33



GROUP DISCUSSION QUESTION #4

DENSITY

34



DENSITY & LOT SIZES

How many units should be allowed on one lot?

 *State allows 1 ADU by right

Should lot sizes be required?

 What is the minimum lot size? 

35

Density will inform all of the master plans



PLACE TYPES
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PLACE TYPES

P1 - NATURE

• Lands in a natural state or 
reverting to a wilderness 
condition, including lands 
unsuitable for settlement 
due to topography, 
hydrology or vegetation. P1 
is intended to preserve areas 
that contain sensitive 
habitats, active or passive 
Open Spaces, parks and 
limited agriculture uses. 

P2- RURAL

• Rural living and sparsely 
settled lands to be located in 
a manner that does not 
cause a nuisance to a more 
intensely inhabited areas. P2 
consists of sparsely settled 
lands in open or cultivated 
states that may include food 
production. 

P3- NEIGHBORHOOD

• Low density Residential 
areas. P3 is adjacent to 
higher Place Types that have 
some mixed-use buildings. 
Planting is naturalistic and 
setbacks vary from relatively 
deep to shallow. The roads 
and blocks may be irregular 
to accommodate natural 
conditions. 

37



PLACE TYPES

P4 - MIX

• 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. 

P5 - CORE

• Higher density mixture of 
Building Types that 
accommodate commercial, 
retail, offices, row houses, and 
apartments. It has a tight 
network of Streets, with wide 
sidewalks, steady Street Tree 
plantings, and buildings set 
close to the sidewalks. P5 is a 
highly walkable area. A 
continuous line of buildings is 
critical to define the Public 
Frontage and allow for visible 
activity along the Street edge. 

CIVIC SPACE

• Civic Spaces and/or Civic 
Buildings serve as 
community features 
appropriate to their Place 
Types. Civic Spaces provide 
relief from the urban 
environment inside each 
neighborhood. 
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PLACE TYPES

EC- EMPLOYMENT 
CENTER
• Areas that by their function, 

deposition, or configuration 
cannot, or should not, 
conform to one or more of 
the Place Types. EC shall be 
used for job creation centers 
and Building forms that do 
not fit within the character 
of the Place Types. 

39



GROUP DISCUSSION QUESTION #5

PLACE TYPES – IS THIS CONSISTENT 
WITH BASTROP?

40



GROUP DISCUSSION QUESTION #6

MASTER PLAN #1 - TRANSPORTATION

41



MASTER PLANS

TRANSPORTATION 

 Do we still want a grid street pattern?

 How wide should streets be?

 Should sidewalks exist in all residential 
neighborhoods?

 Where should sidewalks NOT be located?

 What other modes of transportation should we 
consider?

 Impact Fees?

42
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BLOCK GRID PATTERNS

SEC. 7.4.002 BLOCKS 

(a) 

The Master Thoroughfare Plan provides the basic 

framework for the Block at a Farm Lot scale. 

• P1 unlimited / unlimited 

• P2 740 ft. max / 2,960 ft. perimeter 

• P3 330 ft. max / 1,320 ft. perimeter 

• P4 330 ft max / 1,320 ft. perimeter 

• P5. 330 ft max / 1,320 ft. perimeter 

• EC 740 ft. max / n/a 

44

A new grid 
street every 2.5 

acres



Sample Footer Text 45



GROUP DISCUSSION QUESTION #7

USING THE MAP PROVIDED - 
DRAW CONNECTION POINTS FOR 

SIDEWALKS OR OTHER 
MULTIMODAL OPPORTUNITIES
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PAVEMENT CONDITION INDEX

Sample Footer Text 47



PoorSerious Very Poor

Failed

Asphalt Pavement Condition Examples

12.9 miles  excellent condition 12.4 miles  good condition 

10.38 miles fair condition



5 Year 
HISTORY

2018 - $1,189,140

Focused on
• Hunter’s Crossing
• Riverside Grove

 



5 Year 
HISTORY

2021 - $408,684

Focused on 
• Hunter’s Crossing
• Riverside Grove



5 Year 
HISTORY

2022 - $55,000 Pavement 
Condition Index

 (PCI Study)



What’s it 
Going to 

Cost?

 

$70,000,000
to

$100,000,000



STREET COSTS
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GROUP DISCUSSION QUESTION #8

ARE THE STREET TYPES IN THE B3 
CODE WHAT WE WANT TO SEE IN 

BASTROP?
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Two Way Yield Street
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MASTER PLANS

DRAINAGE

 Current drainage – all handled onsite 

  Should we look at more holistic ways to 
address drainage?

 Gills Branch and Atlas 14 Implications

 Drainage Basins – Master Ditch System – Paid via 
impact fees

 Credit for water reuse?

 Other?

68
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BASTROP DRAINAGE MASTER PLAN |  70

DRAINAGE 
PROBLEMS

DRAINAGE 
SOLUTIONS

RANK & 
PRIORITIZE

DRAINAGE 
MASTER PLAN

STEPS TO CREATE DMP

DATA 
COLLECTION

EXISTING 
FLOOD RISK

Austin American-Statesman

Identify + Prioritize 
Drainage Capitol 
Improvement Plan 

Projects

GOALS



BASTROP DRAINAGE MASTER PLAN |  71

PROJECT SCORING MATRIX
Ranking Project ID Project Name Estimated 

Project Cost
Ranking 

Value

Mitigation Projects
1 SB-01 Detention Pond at Hunters Crossing $709,000 83.3
2 GB-02 Gills Branch Flood Mitigation Improvements $14,050,000 73.3
3 GB-01 SH-95 at Gills Branch $688,000 71.7
4 PC-02 Riverwood Dr. at Piney Creek $2,290,000 68.3
5 GB-03 Water, Spring, & Cedar St. Drainage $25,660,000 66.7
6 PC-04 Local Storm Drain Improvements Near Piney Creek $5,140,000 63.3
6 PC-05 Pecan St. Bypass & Pond Diversion $23,730,000 63.3
6 GB-04 Hill, Pecan, & Pine St. Drainage $8,700,000 63.3
9 GB-05 Pecan, Beech, & Haysel to Gills Branch $20,560,000 61.7

10 PC-01 SH-95 at Piney Creek (2% ACE LOS) $6,720,000 60.0
11 PC-01 SH-95 at Piney Creek (1% ACE LOS) $13,610,000 58.3

Operations and Maintenance
COB-01 Creek Maintenance Plan $20,000 -
COB-02 Storm Drain Evaluation $350,000 -
COB-03 Drainage Criteria Review $30,000 -

Voluntary Buyouts
CR-01 Basin RV Resort at the Colorado River $2,250,000 -
PC-03 Mercedes Cove at Piney Creek $4,340,000 -

SCORING MATRIX

CATEGORIES

A systematic scoring matrix was 
used to prioritize future projects 
using weighted scores per 
category.

Public Safety

Economic

Environmental

Project Timing

Social



BASTROP DRAINAGE MASTER PLAN |  72

DRAINAGE FUNDING SOURCES

 General Tax Revenue
 Already in place but also in used for other 

City needs

 Impact Fees
 Allowed per LGC 395

 not currently in place
 Only from new development and only for 

growth projects

 Drainage Utility
 Allowed per LGC 552

 not currently in place
 Drainage specific uses and equitably 

funded



BASTROP DRAINAGE MASTER PLAN |  73

DRAINAGE UTILITY FEE DEFINED

Funding based on a user fee and dedicated for drainage-related needs:
 Operations and maintenance
 Drainage improvements
 Issues that arise

As a fee per statute, the fee is distinct from a tax in as much as the eligible 
costs are strictly defined and fees are to be set equitably

Typically charged on the water bill



GROUP DISCUSSION QUESTION #9

REVIEW THE DRAINAGE MAP. WHAT 
AREAS SHOULD THE CITY BE MOST 

CONCERNED ABOUT?

SHOULD THE CITY CONSIDER A 
DRAINAGE UTILITY TO BE INCLUDED 

ON THE WATER BILL?

74



MASTER PLANS

PARKS

 Where should our parks be located?

 Regional or Neighborhood Parks (Pros and Cons to 
each)

 Park Connectivity?

 Trail System?

 How does this play a role in community health?

75
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GROUP DISCUSSION QUESTION #10

REVIEW THE PARKS MASTER 
PLAN.

IS THIS CONSISTENT WITH 
BASTROP?
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MASTER PLANS

HISTORIC or Other Overlay

 Historic Landmark Commission

 Iredell District – should residents have a right to 
choose their own materials?

 What is Authentic Bastrop?

 Should we rely on a Materials/”Pattern Book”?

 How do we protect Authentic Bastrop”?
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GROUP DISCUSSION QUESTION #11

SHOULD THE CITY HAVE AN 
OVERLAY DISTRICT? 

HOW SHOULD WE DEAL WITH 
SPECIAL AREAS IN TOWN?
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MASTER PLANS

INTERNET/BROADBAND

 Should this be a City of Bastrop Utility?

 Can it partner with BP&L? LCRA? Other?
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GROUP DISCUSSION QUESTION #12

SHOULD THE CITY BE A 
BROADBAND PROVIDER?

81



SUBDIVISION OF LAND

82

• Plat or Platting

• Governed by Chapter 212 of the Local Government 
Code



PLAT

• Minimum vs Maximum 
Requirements

• Process Issue
• 1445 Agreement with 

Bastrop County

• Shot Clock
• 30 days – Action or 

Considered Approved
• Uniform Submittal Dates

83
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PERMITTING

• Process
• Over the Counter

• Submittal Based

• Master Permits

• Technology
• MyGov

• MyPermitNow

• Other

• People/Culture

85



HOW DO WE GET THERE?

 Processes/Procedures/Systems
 Assess current processes/procedures 
 Build onto what we currently have – 

incorporate what is needed to meet goals 
and objectives (with iNTELLIGENT 
Road Map as our guide). 

o Train – Skills, outcomes, technical, 
processes, procedures, tools

o Execute – Do!
o Evaluate
o Adjust/Retrain (as needed)

Process/Procedure

Train

Do
 

Evaluate

Retrain/Adjust



INCENTIVIZING DEVELOPMENT

Tools of the Trade

 Public Improvement District

 380 & 381 Agreements

 Development Agreements

 Municipal Utility Districts

Final Group Question- Should we continue to incentivize development? 
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FINAL THOUGHTS…

QUESTIONS?

88
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