




































 

  Alternative Educational Opportunities 

Total Public School Impact 

NEW BRAUNFELS ISD - PUBLIC SCHOOL TRANSFERS - BY YEAR 

The adjacent chart 

illustrates the steady 

increase in NBISD residents 

transferring to other public 

school options. Out­

transfers have more than 

doubled since 2014-15, 

while 168 non-resident 

students transferred into 

NBISD in 2024-25. While 

both out- and in-transfers 

have grown over time, out­

transfers have risen more 

sharply. 

Re:AEOs 
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Alternative Educational Opportunities 

The adjacent chart 

illustrates the steady 

increase in NBISD residents 

transferring to other public 

school options. Out -

transfers have more than 

doubled since 2014 -15, 

while 168 non -resident 

students transferred into 

NBISD in 2024 -25. While 

both out - and in -transfers 

have grown over time, out -

transfers have risen more 

sharply. 

Total Public School Impact 

Re: AEOs 
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  Alternative Educational Opportunities 

Re:AEOs 

New Braunfels ISD 2024-25 Summary of Enrollment 

9.4% Res.id,ent Students 11,497 

Attending Private Schools* -1,085 9.4% 

84.6% 
Attending and Resident in District 9,725 84.6% 

Transfers into District +168 

District Enroll1ment (1,Q/28/2024) =9,893 

*Private school data was estimated through interviews during the 2025-26 Demographic Study. 

Roughly 85% of the estimated New Braunfels ISO resident students attend and reside within the District. The 

remaining 15% choose other educational settings. These patterns show that while the majority of families 

remain committed to NBISD schools, a notable portion continues to seek alternatives, particularly private 

education. The District also attracts 168 nonresident students from surrounding areas, partially offsetting 

the resident transfers out. 

Sources: TEA Transfer Reports; 20 
PASA Interviews with Schools 

Alternative Educational Opportunities 

New Braunfels ISD 2024 -25 Summary of Enrollment 

*Private school data was estimated through interviews during the 2025 -26 Demographic Study. 

Roughly 85% of the estimated New Braunfels ISD resident students attend and reside within the District. The 

remaining 15% choose other educational settings. These patterns show that while the majority of families 

remain committed to NBISD schools, a notable portion continues to seek alternatives, particularly private 

education. The District also attracts 168 nonresident students from surrounding areas, partially offsetting 

the resident transfers out. 

Re: AEOs Sources: TEA Transfer Reports; 
PASA Interviews with Schools 
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Economy and Housing 

21 

Demographic Trends 

Past & Current Students 

Economy and Housing 

Student Projections 
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Demographic Study 

Components 



 

   

Point 1 Point 2 Point 3 

Estimated Mortgage Payments by Interest Rate 

Mortgage Interest Rate 
-

Home Price 3% 4% 5% 6% 7% 8% 

$200,000 $675 $764 $859 $959 $1,064 $1,174 

$300,000 $1,012 $1,145 $1,288 $1,439 $1,597 $1,761 

$400,000 $1,349 $1,528 $1,718 $1,919 $2,129 $2,348 

$500,000 $1,686 $1,910 $2,147 $2,398 $2,661 $2,935 

$600,000 $2,024 $2,292 $2,577 $2,878 $3,193 $3,522 

$700,000 $2,361 $2,674 $3,0016 $3,357 $3,726 $4,109 

Monthly payments rounded to the nearest dollar and reflect estimated principal and interest only, 

based on a 30-year fixed-rate mortgage with a 20% down payment. Taxes, insurance and other fees 

are not included. Source: TRERC 

Point 1 Point 2 Point 3 

Sales 
Year over Year 

-23.3% 

Median 

Price 

$334,995 

Months 

Inventory 

6.03 

Economic and Housing Highlights 

Re: Housing 

Projections 

22Source: TRERC 



 

Re: District 

Profile 

D Planning Units 

PASA's organizational scheme 

Small divisions of the District containing one or more housing developments or parcels of land 

Created by PASA using major roadways, current attendance zones, parcel ownership, etc. 

23 

Planning Units 

• PASA’s organizational scheme 

Planning Units 

• Small divisions of the District containing one or more housing developments or parcels of land 

• Created by PASA using major roadways, current attendance zones, parcel ownership, etc. 

Re: District 

Profile 
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  lmpactful Single-Family Developments 

Ten-Year Projected New Occupancies 

Re: Housing 
Projections 

D Developing Subdivisions 

D Planned Subdivisions 

K 

L 

M 

N 

0 

Developing and Planned Subdivisions 

Planning 
Unit 

103 

10 
2 

106 
5 

Development 
Units Currently 

Projected Occupied 
Status 

Porter Tract 300 0 Planned 

Avilla BTR 259 0 Planned 

Altonhof 235 0 Planned 

Hueco Springs 215 0 Planned 

Union Wine 205 0 Planned 

75.5% of projected additional 

housing occupancies in NBISD 

in the next decade are single­

family 

24 

75.5 % of projected additional 

housing occupancies in NBISD 

in the next decade are single -

family 

Re: Housing 

Projections 

Planned Subdivisions 

Developing Subdivisions 

Impactful Single -Family Developments 

Developing and Planned Subdivisions 

Ten-Year Projected New Occupancies 
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Largest Single-Family Subdivisions 

+1,801 
units by end of 

projection period 

3,679 
units 

at buildout 

Veramendi 
Veramendi is a 
master-planned 

community spanning 
over 2,400 acres. 

Development plans 
encompass single­
family, multi-family, 

and age-restricted 

residential 
properties, as well 

as commercial and 
in stituti o na I 

developments. 

Parks and open 
spaces round out 

the development of a 
I ive-wo rk-p I ay 

community. 

Re: Housing 
Projections 

Ten-Year Projected New Occupancies 

+963 
units by end of 

projection period 

1,899 
units 

at buildout 

Purlsong 
Chesmar Homes is 
underway with the 

infrastructure needed 
for this nearly 1,900-

home subdivision in 

the northern part of 
the District, along SH 
46. 

Chesmar indicates 
that first homes 

should be going 

vertical in 2026. 

Much of the timeline 
relies on the 
extension of utility 

infrastructure by 
Texas Water 

Company. 

+739 
units by end of 

projection period 

859 
units 

at buildout 

Park Place 
Century 

Communities and 

MI Homes are 
actively developing 

this subdivision, 

located off West 
Zipp Road, just 

across the street 

from Long Creek 
High School. 

+668 
units by end of 

projection period 

1,778 
units 

at buildout 

Voss Farms 
Lennar Homebuilders 

continues to add 

acreage to their 

successful Voss 
Farms subdivision. 

With the addition of 

the tracts formerly 

known as Wunderlich 
and Kraft, the 

development now 

extends from FM 
1044 to West Klein 

Road. 

Voss Farms is 
expected to bu i Id out 

in the first ha If of the 

projection period. 

+578 
units by end of 

projection period 

708 
units 

at buildout 

Guadalupe 

Ridge 

Lennar 

Homebui Ide rs 1s 

underway with 

homes gaining first 

occupants in late 

2024. 

This development 

is located on West 
Zipp Road near the 

intersection of FM 

725. 
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Veramendi 

+1,801 
units by end of 

projection period 

3,679 
units 

at buildout 

• Veramendi is a 

master -planned 

community spanning 

over 2,400 acres. 

• Development plans 

encompass single -

family, multi -family, 

and age -restricted 

residential 

properties, as well 

as commercial and 

institutional 

developments. 

• Parks and open 

spaces round out 

the development of a 

live -work -play 

community. 

Largest Single -Family Subdivisions 

Ten-Year Projected New Occupancies 
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Purlsong 

+963 
units by end of 

projection period 

1,899 
units 

at buildout 

• Chesmar Homes is 

underway with the 

infrastructure needed 

for this nearly 1,900 -

home subdivision in 

the northern part of 

the District, along SH 

46. 

• Chesmar indicates 

that first homes 

should be going 

vertical in 2026. 

• Much of the timeline 

relies on the 

extension of utility 

infrastructure by 

Texas Water 

Company. 

Park Place 
• Century 

Communities and 

MI Homes are 

actively developing 

this subdivision, 

located off West 

Zipp Road, just 

across the street 

from Long Creek 

High School. 

Voss Farms 

+668 
units by end of 

projection period 

1,778 
units 

at buildout 

• Lennar Homebuilders 

continues to add 

acreage to their 

successful Voss 

Farms subdivision. 

• With the addition of 

the tracts formerly 

known as Wunderlich 

and Kraft, the 

development now 

extends from FM 

1044 to West Klein 

Road. 

• Voss Farms is 

expected to build out 

in the first half of the 

projection period. 

Guadalupe 

Ridge 

+578 
units by end of 

projection period 

708 
units 

at buildout 

• Lennar 

Homebuilders is 

underway with 

homes gaining first 

occupants in late 

2024. 

• This development 

is located on West 

Zipp Road near the 

intersection of FM 

725. 

Re: Housing 

Projections 

+739 
units by end of 

projection period 

859 
units 

at buildout 



  

 

Single-Family Development Concentration 

Ten-Year Projected New Occupancies 

October 2025 through October 2030 

Map Layers 

c:::J District Boundary 

Projected New SF Units 

0 <50 

0 50-100 

0 101-200 

0 201 - 300 

301 - 400 

- >400 

Re: Housing 
Projections 

Steady residential growth expected in Veramendi north of 

Loop 337 and in subdivisions south of County Line Road 

(Voss Farms, Park Place, Legend Heights, Highland Ridge, 

Winding Creek Ranch). 

Growth will extend north along SH 46, with notable 

activity in Purlsong. 

Copper Ridge is projected to near build-out. 

Additional tracts south of Zipp Road expected to enter 

the pipeline, supporting continued middle-income housing 

rowth. 

October 2025 through October 2035 

Map Layers 

c:::J District Boundary 

Projected New SF Units 

0 <50 

0 50-100 

0 101 - 200 

0 201 - 300 

301 - 400 

- >400 

Veramendi continues to provide new occupancies but 

will near build-out, prompting adjacent tracts along the 

Guadalupe River to come online. 

Purlsong will be in full development, with surrounding 

tracts between FM 1863 and SH 46 entering the 

housing market. 

Agricultural tracts to the south will begin transitioning 

into residential development. 

Land southwest of Zipp Road and FM 725 is expected 

to be highly desirable for moderate-income housing. 

26 

Single -Family Development Concentration 

Ten-Year Projected New Occupancies 

• Steady residential growth expected in Veramendi north of • Veramendi continues to provide new occupancies but 

October 2025 through October 2030 October 2025 through October 2035 

Loop 337 and in subdivisions south of County Line Road 

(Voss Farms, Park Place, Legend Heights, Highland Ridge, 

Winding Creek Ranch). 

• Growth will extend north along SH 46, with notable 

will near build -out, prompting adjacent tracts along the 

Guadalupe River to come online. 

• Purlsong will be in full development, with surrounding 

tracts between FM 1863 and SH 46 entering the 

activity in Purlsong . 

• Copper Ridge is projected to near build -out. 

• Additional tracts south of Zipp Road expected to enter 

the pipeline, supporting continued middle -income housing 

housing market. 

• Agricultural tracts to the south will begin transitioning 

into residential development. 

• Land southwest of Zipp Road and FM 725 is expected 

growth. to be highly desirable for moderate -income housing. 

26Re: Housing 

Projections 



     New Multi-Family Development by Planning Unit 

Ten-Year Projected New Occupancies 

Re: Housing 
Projections 

Leasing 

0 Developing 

0 Planned 

0 Potential 

• Existing 

Planning 
Unit 

Multi-Family Developments 

Development Status Un its 

15.1% of projected additional 

housing occupancies in NBISD 

in the next decade are multi­

family 
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New Multi-Family Development by Planning Unit 

Re: Housing 

Projections 

15.1 % of projected additional 

housing occupancies in NBISD 

in the next decade are multi -

family 

27 

Multi-Family Developments 

Ten-Year Projected New Occupancies 



   Total Projected New Housing 

Re: Housing 

Projections 

2,000 

1,500 

1,000 

500 

0 

Housing Projections by Year of Occupancy 

0ct2025-
0ct2026 

0ct2026-
0ct2027 

■ Single-Family 

0ct2027-
0ct 2D'2B 

0ct2028-
0ct2029 

Single-Familiy BTR 

0ct2029-
0ct2030 

0ct2030-
0ct2031 

0ct2031-
Oct2032 

0ct2032-
Oct2O33 

Multi-Family ■ Manufactured Housing 

0ct2033-
0ct 2034 

Oct2034-
0ct2035 

Age-Restricted 

Housing Projections by Housing Type 

28 

Total Projected New Housing 

New Braunfels ISD is projected 

to see 17,330 additional 

housing occupancies over the 

next decade. The vast majority 

of growth will come from 

single -family housing (75.5%), 

followed by multi -family homes 

(15.1%). Smaller contributions 

include age -restricted housing 

(6.2%), build -to-rent (2.9%), 

and manufactured housing 

(0.3%). Annual projections 

indicate steady housing growth 

throughout the first eight years 

of the projection period, with a 

slight moderation towards the 

end of the projection period. 

Housing Projections by Housing Type 

Projected Additional Housing Occupancies in the next Decade 

17,330 

Re: Housing 

Projections 

28 

13,086 

75.5% of Total 

2,621 

15.1% of Total 

50 

0.3% of Total 

1,071 

6.2% of Total 

Single -Family Multi-Family Manufactured 

Housing (MH) 

Age -RestrictedBuild -To-Rent 

502 

2.9% of Total 

Housing Projections by Year of Occupancy 



 

 

Housing Summary 

Re: Housing 
Projections 

<•,easA & SURVEY ANALYSTS 
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Housing Summary 

• NBISD remains in a high -growth phase, with steady long -term expansion rather than sharp surges. 

• Veramendi continues to anchor the District as a major regional housing destination. 

• Lennar -driven activity in Voss Farms and surrounding southern subdivisions contributes significant cumulative 

growth. 

• Need for new housing is largely fueled by the strong economy and job growth in the region. 

Residential growth in NBISD will remain strong 

29Re: Housing 

Projections 

• Large undeveloped tracts north of Loop 337 and south of County Line Road will drive most future development. 

• Infrastructure —especially utilities and roads —will determine the pace of growth more than land availability. 

• Single -family housing will remain the dominant product, supplemented by MF, MH, and BTR projects. 

Land Availability & Infrastructure 

• Established central neighborhoods are producing fewer students as households age in place. 

• Newer subdivisions offset these declines with higher student -yield ratios but will eventually mature. 

• Long -range planning must balance rapid fringe -area growth with gradual density declines in the District’s core. 

New Construction vs. Neighborhood Regeneration 



Enrollment Projections 
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Demographic Trends 

Past & Current Students 

Economy and Housing 

Enrollment Projections 
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Demographic Study 

Components 































POPULAT ION & SURVEY ANALYST S 

"-' (979) 693-8962 

0 

www.pasatx.com 

Population & Survey Analysts 

303 Anderson Street 

College Station, TX 77840 

QUESTIONS? 

www.pasatx.com 

Population & Survey Analysts 

303 Anderson Street 

College Station, TX 77840 

(979) 693 -8962 
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