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Section 1: Introduction, Project Location and Description 
 
Planned Development Districts (PDD’s) provide one of the best structures for producing a 
unified and physically cohesive community.  PDD Districts are intended to encourage flexible 
and creative planning, to ensure the compatibility of land uses, to allow for adjustment to the 
changing demands to meet the current needs of the community and to result in a higher quality 
development for the community than would result from the use of conventional zoning districts.  
The PDD process results in a general master plan with built-in flexibility. This flexibility is 
essential for the development to grow and mature as demographics shift and market trends 
evolve. 
 
This PDD will provide detailed provisions for the development of the Blanco Vista Subdivision 
that include: 
 

• The Development Plan: This covers the proposed land uses, intensities and phasing at 
the Blanco Vista PDD. It includes provisions for open space preservation and 
information regarding service and infrastructure 

• The Development Requirements: These specifically define the different residential, 
recreational, and commercial development standards for the Blanco Vista PDD. Zoning 
standards are established in this section. 

• Implementation: This section outlines the procedures for the administration of the Blanco 
Vista PDD including phasing, permit processing and amendments.  

 
Blanco Vista is located approximately five miles northeast of downtown San Marcos and Texas 
State University.  Consisting of approximately 575 acres of land, the subdivision is located 
approximately one-half mile west of IH-35 and is generally bound by Yarrington Road on the 
north, Post Road and the Union Pacific Railroad on the east and Old Stagecoach Road on the 
south and west.  The community is designed to capture the beauty of living on the edge of hill 
country as it transitions from the prairie lands to the east. 
 
Development of the Blanco Vista community is based on a thorough examination of various 
physical, environmental and social aspects including: 
 

• Natural Environment (Trees, Topography and Drainage) 
• Transportation 
• Population and Demographics 
• Public Facilities and Services 
• Land Use and Zoning 
• Development Opportunities and Constraints 
• Desires of existing homeowners within the Blanco Vista boundaries 

 
Working with the City and the property’s topography and vegetation, Blanco Vista has and will 
continue to create neighborhood areas and community use spaces that take advantage of the 
views and vistas within the community, as well as relationships with key community facilities and 
regional destinations. 
 
The Blanco Vista PDD will create a sense of place through thoughtful design and placement of 
community facilities, provision of land for services and religious practice, variety of housing 
choices and uses in the community. A variety of housing types will offer a range of prices and 
designs to accommodate all homebuyer preferences and recreational opportunities will include 
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common areas, an elaborate trail system, a community center with junior Olympic swimming 
pool, children’s splash pool, playgrounds, and pedestrian access to the adjacent Dudley 
Connaly Johnson, Randall Wade Vetter and Five-Mile Dam Parks. The trail system will offer 
neighborhood connectivity as well as access to daily activities that are within walking distance, 
such as school and neighborhood-serving commercial, reducing dependency on personal 
motorized vehicles for travel.  The Blanco Vista Community has invested approximately $2 
million dollars in recreation facilities including $200,000 donation for improvements to the 
Dudley Johnson/Randall Vetter public parks and $1.8 million in private amenities for use by the 
community residents. As a result of all of these actions, and those discussed onward in this 
PDD document, Blanco Vista will possess a broad market base capable of attracting a variety of 
demographics as it matures. 
 
 
 

Section 2: Site History 
 
Nestled between the beautiful Blanco River and a fabulous Texas Hill Country setting, the 
property is rich with history and beauty. 
 
The area was originally settled by the French in 1685. The French were eventually driven out by 
Spanish settlers in 1715 and then by 1824 the original Spanish settlements were declared 
independent of Spain and the Mexican Government was established as a separate Republic. 
 
Settlers from the United States eventually established a foot-hold in the region as Texans and, 
alongside Texians, drove out the Mexican armies with fierce battles throughout settled Texas. 
After defeating the Mexican armies the United States recognized Texas as an independent 
republic in 1837. On July 4th 1845 Texas was annexed to the United States. 
 
During the most difficult time in American history, Texas secession to the United States in 1861 
was driven by the Civil War. After defeat of the confederate states Texas was again granted 
representation in the United States Congress in 1870. 
 
During the latter half of the 19th century another great American phenomenon occurred. 
Cattlemen rounded up millions of longhorn cattle and drove them north across Indian lands into 
Kansas and the great legend of the American cowboy was born. The Chisholm Trail emerged 
as another American legend and this trail ran through what we now know as Blanco Vista. 
 
Prior to 1685 and during this entire period of time described, the Tonkawa Indian Tribe survived 
and even became an integral part of the Texas Rangers helping settle the area. 
 
Also prior to 1685, another important component of the Blanco Vista Community was started 
and still remains today. In the very early 1600’s a sprout started within the community and today 
still stands as a mighty oak tree at the entrance of the community at Blanco Vista Boulevard. 
This spectacular tree is a monument for a great period of time that is rich in history for Texas.  
 
The name Blanco Vista is indicative of the area’s Spanish influence and the community is 
overlooking the magnificent Blanco River.  
 
Cattle ranching and farming feed for livestock represent the historic uses of the property. No 
historic dwellings remain on-site. Historic and archaeological surveys completed for the property 
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reveal nothing of historic or archaeological significance. Development of single-family detached 
homes, infrastructure, the school and neighborhood amenities began in the late 2000’s. 
 
 
 

Section 3: Existing Property Conditions 
 
Blanco Vista is currently within the City Limits of the City of San Marcos and is zoned Mixed Use 
District (MU).  The subdivision is currently designated on the Future Land Use Map as Mixed 
Use, Public and Institutional and Open Space.  Existing land uses include open space and hike 
and bike trails, a church, a community amenity center and approximately 104 single-family 
detached homes.  Developed areas of the site include permeable trails, paved trails, paved 
roads, single-family homes, predominantly native landscaping and public buildings.   
 
The Blanco Vista Concept Plan was originally approved in June 2004 with a minor amendment 
in January 2005.  At that time, the Concept Plan was developed based on conventional, straight 
zoning classifications.  In response to the need for flexibility in housing types and to keep up 
with changing market conditions, Brookfield Residential (formerly Carma Developer) revised the 
Concept Plan in February 2007 and rezoned the property in April 2007.  The zoning was revised 
from conventional zoning classifications to the Mixed Use (MU) District for the entire property 
and the Concept Plan was revised to reflect changes related to various residential development 
standards. 
 
In addition, the shift to MU zoning was designed to encourage development of a more 
sustainable neighborhood capable of creating “3rd Places” as well as a mixture of housing types 
to promote cultural, lifestyle and socioeconomic diversity.  For that reason, Mixed Use is 
maintained as the base zoning for this PDD. 
 
This PDD is unique in nature due to the existing infrastructure that has been constructed 
including the Yarrington Road railroad overpass, Blanco Vista Boulevard (a 150 foot ROW 
divided median arterial), Trail Ridge Pass (a 150 foot ROW divided median arterial), curb cuts 
and utility connections for future neighborhood collectors, sidewalks, drainage facilities, hike and 
bike trails, water and wastewater transmission facilities within the main arterials and all 
infrastructure necessary to serve the existing developed uses on the property, existing uses on 
the property, existing dedications including fiscal participation in the development of the 
adjacent parks facilities, donation of land necessary for construction of Blanco Vista Elementary 
and dedication of a site for a civic facility.  This has resulted in a significant investment in City 
infrastructure and illustrates Brookfield Residential’s intent to continue developing a high quality 
residential neighborhood. 
 
This subdivision is subject to water and wastewater utility agreements with the City of San 
Marcos which provide for a maximum of 2,180 service units with 5 of those units being 
dedicated to Hays County.  The Land Use Schedule chart on the Concept Plan establishes the 
following: 
 

Proposed Land Use Category Estimated Acreage 
Residential 405.0 acres 
Recreation Center 3.7 acres 
Public ROW (Loop 110) 16.9 acres 
Public ROW (Arterials) 29.4 acres 



6 
 

Drainage & Open Space 77.4 acres 
Community Commercial 8.5 acres 
General Commercial/Multifamily 14.6 acres 
Public and Institutional 19.6 acres 
 575.1 acres 

 
Unless otherwise stated in this PDD, the commercial tracts indicated on the plan must comply 
with the development standards of the Mixed Use District.  It is envisioned that these 
commercial tracts will be developed with neighborhood-oriented commercial and retail service 
uses.  Within the residential portion of the community, the community is also permitted a 
maximum of 70 townhomes subject to the TH Residential District development standards and 
180 units of villas, fourplexes, assisted living facility or retirement home meeting the MF-12 
Residential District development standards. 
 
The PDD includes the possible dedication of approximately 2.8 acres of land located at the 
northwest corner of Blanco Vista Boulevard and Trail Ridge Pass for use as a possible fire 
station, library, civic building or other similar mutually agreeable alternate use.  If after February 
2012, the City has not taken ownership of this parcel, the 2.8 acres shall revert to the residential 
land use and shall be subject to all density and dimensional standards subject to Tract J as 
outlined below. 
 
Natural features include water features (ponds and creeks) and gently sloping topography. No 
karst features have been identified within the project area and no springs have been discovered 
on site. However, if any are discovered during construction, appropriate buffers will be provided 
and permitting procedures followed. 
 
The site includes a mix of Blackland Prairie and Texas Hill Country topography. Vegetation 
ranges from very open along the prairie portions of the site, to dense vegetation on the hills and 
in riparian corridors. Trees are mostly low native oaks. Native grasses are visible in most areas 
of the site.  
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Section 4: Land Use Designation 

 
4.01 Base Zoning:  Blanco Vista is a 575 acre mixed-use development featuring a range of 
low-to-medium density single family residential with several areas reserved for open space, 
neighborhood business and commercial uses. To accomplish this combination of uses 
successfully, the PDD shall have a base zoning of Mixed Use District (MU).  This base zoning is 
consistent with the current zoning of the property.  The Mixed Use District is intended to provide 
for a mixture of retail, commercial, office and residential uses.  This district will accommodate 
existing residential, public and institutional facilities as well as provide future locations for 
additional single family residential, neighborhood commercial service uses and other types of 
residential uses. 
 
While the base zoning district of MU provides dimensional and development standards 
applicable to development within that district, flexibility in lot sizes is critical in establishing a 
broad market base and attracting a wide demographic base to the community.  In order to 
achieve the flexibility envisioned within Blanco Vista, this PDD will establish specific lot 
dimensional and development standards and will identify those tracts, as indicated on the 
Concept Plan, where the proposed lots will be permitted.  To help achieve the flexibility 
envisioned and goals for development of the Blanco Vista Community, the provisions of Section 
6.7.2.1 related to lot width to depth ratios shall not be applicable.  Specific development 
standards for the variety of lot sizes and the locations of those lots are further outlined below.  
Additionally, the specific uses permitted within each lot category are outlined below. 
 
 
 

Section 5: Dimensional and Development Standards 
 
5.01 Single-Family Estate Lots 
 

Lot Area, Minimum: 11,000 sq. ft. 
Lot Width, Minimum: 80 feet 
Lot Depth, Minimum: 100 feet 
Front Yard Setback, Minimum: 20 feet 
Side Yard Setback, Interior, Minimum: 10 feet 
Side Yard Setback, Corner, Minimum: 15 feet 
Rear Yard Setback, Minimum: 10 feet 
Building Height, Maximum: 2.5 stories 
Impervious Cover, Maximum: 50% 
 
Permitted Location: All Tracts except F & U 

 
5.02 Single Family Residential Manor Lots 
 

Lot Area, Minimum: 6,000 sq. ft. 
Lot Width, Minimum: 50 feet 
Lot Depth, Minimum: 100 feet 
Front Yard Setback, Minimum: 20 feet 
Side Yard Setback, Interior, Minimum: 5 feet 
Side Yard Setback, Corner, Minimum: 15 feet 
Rear Yard Setback, Minimum: 10 feet 



10 
 

Building Height, Maximum: 2 stories 
Impervious Cover, Maximum: 60% 
 
Permitted Location: All Tracts except F & U 

 
5.03 Single Family Residential Cottage Lots 
 

Lot Area, Minimum: 4,500 sq. ft. 
Lot Width, Minimum: 40 feet 
Lot Depth, Minimum: 100 feet 
Front Yard Setback, Minimum: 20 feet 
Side Yard Setback, Interior, Minimum: 5 feet 
Side Yard Setback, Corner, Minimum: 15 feet 
Rear Yard Setback, Minimum: 10 feet 
Building Height, Maximum: 2 stories 
Impervious Cover, Maximum: 60% 
 
Permitted Location: All Tracts except F & U 

 
5.04 Garden Home/Zero Lot Line Homes (G/ZL) (See Exhibit 3) 
 

Lot Area, Minimum: 2,700 sq. ft. 
Lot Width, Minimum: 28 feet 
Lot Depth, Minimum: 90 feet 
Front Yard Setback, Minimum: 15 feet 
Side Yard Setback, Interior, Minimum: 0/5 feet 
Side Yard Setback, Corner, Minimum: 10 feet 
Rear Yard Setback, Minimum: 5 feet 
Garage Setback from Front of House: 10 feet 
Building Height, Maximum: 2 stories 
Impervious Cover, Maximum: 75% 
 
Permitted Location: Tracts E, J & P 

 
 
5.05 Townhome Lots (TH) 
 

Lot Area, Minimum: 2,500 sq. ft. 
Lot Width, Minimum: 25 feet 
Lot Depth, Minimum: 90 feet 
Front Yard Setback, Minimum: 10 feet 
Side Yard Setback, Interior, Minimum: 0/5 feet 
Side Yard Setback, Corner, Minimum: 10 feet 
Rear Yard Setback, Minimum: 10 feet 
Building Height, Maximum: 2 stories 
Impervious Cover, Maximum: 75% 
 
Permitted Location: Tracts E & P 
 
Maximum Number of Units Permitted: 70 units 
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5.06 Multiple-Family Residential (MFR) 
 

Lot Area, Minimum: 12,000 sq. ft. 
Lot Width, Minimum: 60 feet 
Lot Depth, Minimum: 100 feet 
Front Yard Setback, Minimum: 25 feet 
Side Yard Setback, Interior, Minimum: 10 feet 
Side Yard Setback, Corner, Minimum: 15 feet 
Rear Yard Setback, Minimum: 10 feet 
Building Height, Maximum: 4 stories 
Impervious Cover, Maximum: 75% 
 
Permitted Location: Tract F 
 
Maximum Number of Units Permitted: 180 units 

 
5.07 Commercial 
 

Lot Area, Minimum: 6,000 sq. ft. 
Lot Width, Minimum: 50 feet 
Lot Depth, Minimum: 100 feet 
Front Yard Setback, Minimum: 20 feet 
Side Yard Setback, Interior, Minimum: 5 feet 
Side Yard Setback, Corner, Minimum: 15 feet 
Rear Yard Setback, Minimum: 5 feet 
Building Height, Maximum: N/A 
Impervious Cover, Maximum: 80% 
 
Location Permitted: Tracts F, G and U 
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