
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda - Final-Amended

630 East Hopkins

San Marcos, TX 78666

Virtual Meeting6:00 PMTuesday, July 28, 2020

Due to COVID-19, this will be a virtual meeting. To view the meeting please go to 

http://www.sanmarcostx.gov/541/PZ-Video-Archives or watch on Grande channel 16 or 

Spectrum channel 10.

I. Call To Order

II. Roll Call

III. Chairperson's Opening Remarks

EXECUTIVE SESSION

NOTE: The Planning and Zoning Commission may adjourn into Executive Session to consider any item 

listed on this agenda if a matter is raised that is appropriate for Executive Session discussion. An 

announcement will be made of the basis for the Executive Session discussion. The Planning and Zoning 

Commission may also publicly discuss any item listed on the agenda for Executive Session.

IV. 30 Minute Citizen Comment Period

Persons wishing to comment during the citizen comment period must submit their written comments to 

planninginfo@sanmarcostx.gov no later than 12:00 p.m. on the day of the meeting. Timely submitted 

comments will be read aloud during the citizen comment portion of the meeting. Comments shall have a 

time limit of three minutes each. Any threatening, defamatory or other similar comments prohibited by 

Chapter 2 of the San Marcos City Code will not be read.

CONSENT AGENDA

Consider approval of the minutes of the regular meeting of June 9, 2020.1.

Consider approval of the minutes of the Design Guideline Workshop on June 25, 2020.2.

PC-20-37 (Cottonwood Creek Master Plan) Consider a request by Ramsey Engineering, 

LLC, on behalf of Cottonwood Creek JDR, Ltd., for renewal of a Master Plan for 

approximately 471.94 acres, more or less, out of the Farnham Frye, Rebecca Brown, and 

John F Geister Surveys, located at the intersection of Rattler Road and Highway 123. (T. 

Carpenter)

3.

PUBLIC HEARINGS

Interested persons may join and participate in any of the Public Hearing items (4-9) by: 

1) Sending written comments, to be read aloud*; or
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2) Requesting a link to speak during the public hearing portion of the virtual meeting, including which item 
you wish to speak on*.

*Written comments or requests to join in a public hearing must be sent to planninginfo@sanmarcostx.gov 
no later than 12:00 p.m. on the day of the hearing. Comments shall have a time limit of three minutes 
each.  Any threatening, defamatory or other similar comments prohibited by Chapter 2 of the San Marcos 
City Code will not be read.  To view the meeting please go to

http://sanmarcostx.gov/541/PZ-Video-Archives to view the live stream, or watch on Grande Channel 16 or 
Spectrum Channel 10.  For additional information on making comments during the Public Hearings please 
visit http://www.sanmarcostx.gov/3103/18805/Citizen-Comments-Virtual-Meetings

AC-20-03 (La Cima Multifamily) Hold a public hearing and consider a request by Eric 

Willis, on behalf of La Cima Commercial L.P., for an Alternative Compliance to the block 

size requirements in Section 4.4.3.2 of the Multifamily Residential Design Standards in 

Ordinance 2014-35 for a proposed multifamily residential development located at the 

northwest corner of West Centerpoint Road and Flint Ridge Road, Hays County, Texas. (A. 

Brake)

4.

AC-20-06 (724 Valley Street) Hold a public hearing and consider a request by Al Carroll on 

behalf of Marel and Rosa Alvarado for an Alternative Compliance Request to allow two lots 

that exceed a 3:1 ratio in length to width for approximately 0.34 acres out of the B. W. 

Breeding Addition, Located at 724 Valley Street. (W. Parrish)

5.

AC-20-10 (242 Guadalupe) Hold a public hearing and consider a request by Carlos 

Iglesias on behalf of Greater Texas Credit Union for an Alternative Compliance Request to 

allow a building expansion that does not meet the Build to Zone standards of Section 

4.3.3.3(E)1 and the Minimum Two Story requirements of Section 4.3.4.4 for a property 

located at 242 Guadalupe Street. (W. Parrish)

6.

ZC-20-09 (724 Valley Street) Hold a public hearing and consider a request by Al Carroll on 

behalf of Marel and Rosa Alvarado for a Zoning Change from Single Family - 6 (SF-6) to 

Neighborhood Density - 3 (ND-3), for approximately 0.34 acres out of the B. W. Breeding 

Addition, Located at 724 Valley Street. (W. Parrish)

7.

ZC-20-10 (The Barracks) Hold a public hearing and consider a request by Ed Theriot on 

behalf of McCoy Family Partnership One and Two for a Zoning Change from Future 

Development (FD) to Planning Area District - Medium Intensity (PAD-MI), for approximately 

109.5 acres out of the Barnett O. Kane, Cyrus Wickson, and J.M. Veramendi No. 1 

surveys, located near the intersection of Wonder World Drive and Hwy 123. (W. Parrish)

8.

ZC-20-14 (101 & 103 Lockhart Street) Hold a public hearing and consider a request by 

Andrew Nance, on behalf of Ryan Bragg, for a Zoning Change from Duplex (D) to 

Neighborhood Density - 3 (ND-3), for approximately 0.2938 acres consisting of lot 46 of 

the A.M. Ramsay Subdivision, located at 101 & 103 Lockhart Street. (T. Carpenter)

9.

V. Adjournment

VI. Addendum

Items # 3, #6 and #8 were added after the agenda was posted at 10:34 a.m.
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Notice of Assistance at the Public Meetings

The City of San Marcos does not discriminate on the basis of disability in the admission or access to its 

services, programs, or activities. Individuals who require auxiliary aids and services for this meeting should 

contact the City of San Marcos ADA Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) 

by dialing 7-1-1. Requests can also be faxed to 512-393-8074 or sent by e-mail to 

ADArequest@sanmarcostx.gov

I certify that the attached notice and agenda of items to be considered by the Planning and Zoning 

Commission was removed by me from the City Hall bulletin board on the 

_____________________________ day of _____________________________

_________________________________________________ Title: 

_________________________________________
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#20-467, Version: 1

AGENDA CAPTION:

Consider approval of the minutes of the regular meeting of June 9, 2020.

Meeting date:  July 28, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required: Click or tap here to enter text.

Account Number: Click or tap here to enter text.

Funds Available: Click or tap here to enter text.

Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable
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powered by Legistar™
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Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

Click or tap here to enter text.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Click or tap here to enter text.
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630 East Hopkins

San Marcos, TX 78666City of San Marcos

Meeting Minutes - Draft

Planning and Zoning Commission

6:00 PM Virtual MeetingTuesday, June 9, 2020

Due to COVID-19, this will be a virtual meeting. To view the meeting please go to 

http://www.sanmarcostx.gov/541/PZ-Video-Archives or watch on Grande channel 16 or 

Spectrum channel 10.

I.  Call To Order

With a quorum present the regular meeting of the San Marcos Planning and Zoning 

Commission was called to order by Chair Gleason at 6:01 p.m. on Tuesday, June 9, 2020 via 

Virtual Meeting due to COVID-19.

II.  Roll Call

Commissioner Mike Dillon, Commissioner Betseygail Rand, Commissioner 

Gabrielle Moore, Commissioner Travis Kelsey, Commissioner William Agnew, 

Commissioner Mark Gleason, Commissioner Kate McCarty, and Commissioner 

Griffin Spell

Present 8 - 

Commissioner Matthew HaverlandAbsent 1 - 

III.  Chairperson's Opening Remarks

EXECUTIVE SESSION

IV.  30 Minute Citizen Comment Period

Miguel Arredondo provided a comment that was read aloud during the meeting.  In it, he 

said that Items 14, 26, 32 and 35 and proposed changes to the Land Development Code 

would have a negative impact on affordability of homes.  He requested adopting the 

Housing Task Force's recommended language on meeting affordability outlined in 

Strategic Housing Action Plan instead of the Staff's amended text, omitting occupancy 

restrictions for CD3 Zoning Districts, denying the Pubic Hearing requirement for zoning 

map amendments to Neighborhood Density Districts, not requiring CUPs for accessory 

dwelling units, and not creating a CD2.5 Zoning District.

Keely Sonlitner provided a comment that was read aloud during the meeting.  She asked 

the Commission to postpone Items 20, 23, 26, 30, 32, 35, 36, 37 and 38 to phase 3 

because they are policy changes.  She said that an entire revision of the Code does not 

make sense, and the proposed changes negate the City's goals of affordable and 

diverse housing.

Sarah Simpson provided a comment that was read aloud during the meeting.  Ms. 

Simpson postponement of Items 14, 23, 26, 30, 32, 36, 3 and 38.  She advised against 
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June 9, 2020Planning and Zoning Commission Meeting Minutes - Draft

making changes to parking policy that would increase usage of high carbon 

transportation.  She also advised against changes to the Land Development Code that 

would make it harder for people to building or occupy affordable housing in all areas is 

unethical to ending discrimination in zoning practices.

Lisa Marie Coppoletta provided a comment that was read aloud during the meeting.  She 

said that some, but not all of her neighbors received postcards informing them that their 

neighborhood would be a dump site for the Hopkins Overlay project.  She said it's a toxic 

site.  She also said she advised the City there needed to be road blocks installed, which 

have not been added.  She said that her block did not get their trees trimmed, but those 

residents across Bishop on Belvin St. did, and an 18-wheeler got stuck on her block, 

hitting Live Oak trees.  

Laura Dupont provided a written comment that was read aloud during the meeting. She 

said she served on the Housing Taskforce, and gained a better understanding of the 

needs and wants of the community.  She added that a strategic plan was introduced, but 

at the time, the Planning and Zoning Commission chose not to adopt the plan as created, 

and asked why.  She added that Code SMTX was created after years of community 

initiative to better guide growth and development in the community, and said now it's in 

jeopardy of being dismantled, and asked why.  She added that polices and codes that 

favor one kind of neighbor does not show interest in inclusion and diversity.  She provided 

comments for Items 14 (Strategic Action Housing Plan), 26 (CD-3 Occupancy 

Restrictions), 32 ("Information Meetings") for Neighborhood Districts, 35 (Making ADUs a 

Conditional Use for all Zoning Districts and 38 (CD-2.5) for the Commission to review.

CONSENT AGENDA

1. PC-20-16 (Cottonwood Creek Phase 3 Unit 8) Consider a request by Pape Dawson Engineers, 

on behalf of Continental Homes of Texas, LP to approve the Final Plat consisting of 

approximately 21.471 acres, more or less, out of the Farnham Frye and John F. Geister 

Surveys. (T. Carpenter)

A motion was made by Commissioner Kelsey, seconded by Commissioner 

Dillon, that the Consent Agenda be approved. The motion carried by the 

following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

NON-CONSENT

2. Consider a recommendation to the City Council regarding text amendments to the San Marcos 

Development Code to address recommendations from the Alcohol Conditional Use Permit 

Committee, the Housing Task Force, the Historic Preservation Commission, and 
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June 9, 2020Planning and Zoning Commission Meeting Minutes - Draft

recommendations from City staff concerning application processing and requirements, block 

perimeter standards, Certificate of Appropriateness appeals, Concept Plat applicability, 

right-of-way dimensional standards, building type definitions, Neighborhood Density District 

zoning regulations, Character District zoning regulations, a new Special Events Facility use, 

multifamily parking standards, accessory dwelling units, neighborhood transitions, durable 

building materials, detention and water quality requirements for plats of four residential lots or 

less, detention requirements outside the Urban Stormwater Management District, delineation of 

water quality and buffer zones, channel design for water quality zone reclamation, sensitive 

geologic feature protection zones, geological assessment waivers, and Qualified Watershed 

Protection Plan applicability, and adoption of Appendix Q of the International Residential Code 

(S. Caldwell)

A motion was made by Commissioner Kelsey, seconded by Commissioner 

McCarty that the text amendments to the San Marcos Development Code by 

approved.

A motion was made by Commissioner Gleason seconded by Commissioner 

Spell, that Item #1 (Expand Administrative Approval Ability for Qualified 

Watershed Protection Plans) be approved with the condition that: It shall 

require the Commission to receive a presentation when the Water Quality 

Protection Plan is over 40 acres, exercising its Quasi-judicial ability. 

Commissioner Gleason removed the previous amendment.

A motion was made by Commissioner Gleason, seconded by Commissioner 

Spell that Item #1 (Expand Administrative Approval Ability for Qualified 

Watershed Protection Plans) be approved with the condition that: It shall 

require the Commission to receive an informational only presentation when 

the Water Quality Protection Plan is over 40 acres.  The motion carried by the 

following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Moore, seconded by Commissioner 

Kelsey, that Item #2 (Fee-in-Lieu of Detention & exemption to Water Quality 

Treatment Requirement-for platting 4 or less lots in Single Family Residential 

Zoning Districts) be approved with the condition that: It remove language for 

Single Family and reword to - Plats of four lots or less where the lots 

subdivided from the parent parcel do not exceed .5 acres each, are restricted by 
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zoning or deed to 65% Impervious Cover or less and are served by an existing 

street be approved.  The motion carried by the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Rand, seconded by Commissioner Spell, 

that Item #2 (Fee-in-Lieu of Detention & exemption to Water Quality 

Treatment Requirement-for platting 4 or less lots in Single Family Residential 

Zoning Districts) be approved with the condition that: It add the language: 

“An exemption is not allowed for the submittal of a series of plats of 4 lots of 

less with the intention of producing a tract that is greater than 4 lots be 

approved.  The motion carried by the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Moore, seconded by Commissioner 

Kelsey, that tem #4 (Fee-in-Lieu of Detention & exemption to Water Quality 

Treatment Requirement-for platting 4 or less lots in Single Family Residential 

Zoning Districts) be approved with the condition that: It  remove language for 

Single Family and reword to - Plats of four lots or less where the lots 

subdivided from the parent parcel do not exceed .5 acres each, are restricted by 

zoning or deed to 65% Impervious Cover or less and are served by an existing 

street be approved.  The motion carried by the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Gleason, second by Commissioner 
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Kelsey that Item #13A (Update Noise Ordinance) should be approved with the 

following condition: To change the verbiage to read that sound shall not come 

from the property.  

A motion was made by Commissioner Gleason, seconded by Commissioner 

Kelsey that Item #13A (Update Noise Ordinance) that the initial motion be 

amended so that the verbiage reads that: No activity coming from the property 

shall produce noise.  The motion carried by the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Rand, seconded by Commissioner 

Moore, that Item #13A (Update Noise Ordinance) be approved with the 

condition that: It shall remove Section 3, 7.4.2.1(A)(3).  The motion carried by 

the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey, Commissioner Agnew, Commissioner Gleason, Commissioner McCarty 

and Commissioner Spell

8 - 

Against: 0   

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Rand, seconded by Commissioner 

McCarty that Item #13 (Update Noise Ordinance) be approved with the 

condition that:  The City Council shall look into ways of installing continuous 

cloud streaming monitors around repeat noise offenders.  The motion was 

withdrawn.

A motion was made by Commissioner Moore, seconded by Commissioner 

Rand, that Item #14 (Add Strategic Housing Action Plan as zoning criteria) be 

approved with the condition to: Update the language to adopt the Housing 

Taskforce's recommended language to include: Meets affordability needs as 

defined in the Strategic Housing Action Plan.  The motion failed by the 

following vote:
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For: Commissioner Dillon, Commissioner Moore and Commissioner Kelsey3 - 

Against: Commissioner Rand, Commissioner Agnew, Commissioner Gleason, Commissioner 

McCarty and Commissioner Spell

5 - 

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Agnew, seconded by Commissioner 

McCarty, that Item #15 (Exempt small lot and infill development from the 

maximum lot width to depth requirement) be approved with the condition 

that: Infill language shall be removed, leaving the Code as is.  The motion 

carried by the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Agnew, Commissioner 

Gleason, Commissioner McCarty and Commissioner Spell

6 - 

Against: Commissioner Moore and Commissioner Kelsey2 - 

Absent: Commissioner Haverland1 - 

A motion was made by Commissioner Moore, seconded by Commissioner 

Kelsey, that item #20 (Allow recommendation and approval of less intense 

zoning classification) be approved with the condition to: Remove the proposed 

policy change.  The motion failed by the following vote:

For: Commissioner Dillon and Commissioner Moore2 - 

Against: Commissioner Rand, Commissioner Agnew, Commissioner Gleason, Commissioner 

McCarty and Commissioner Spell

5 - 

Absent: Commissioner Haverland and Commissioner Kelsey2 - 

A motion was made by Commissioner Moore to postpone Item #23 (Increase 

block perimeter in the ETJ). to Phase 3.  The motion failed for lack of second.

A motion was made by Commissioner Moore, seconded by Commissioner 

Rand, that Item #26 ( Add occupancy restrictions to CD-3 zoning district) be 

approved with the condition that: It be moved to Phase 3.                                                                                                                                                                                                                                            

A motion was made by Commissioner Moore, seconded by Commissioner 

Rand, to amend the initial motion so that Item #26 (Add occupancy to CD-3 

zoning district) be removed for consideration.  The motion failed by the 
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following vote:

For: Commissioner Rand and Commissioner Moore2 - 

Against: Commissioner Dillon, Commissioner Agnew, Commissioner Gleason, 

Commissioner McCarty and Commissioner Spell

5 - 

Absent: Commissioner Haverland and Commissioner Kelsey2 - 

A motion was made by Commissioner Moore, seconded by Commissioner 

Rand, that Item #30 (Create a Neighborhood Density District) be removed for 

consideration.  The motion failed by the following vote:

For: Commissioner Moore1 - 

Against: Commissioner Dillon, Commissioner Rand, Commissioner Agnew, Commissioner 

Gleason, Commissioner McCarty and Commissioner Spell

6 - 

Absent: Commissioner Haverland and Commissioner Kelsey2 - 

A motion was made by Commissioner Rand that Item #32 (Amend Table 4.1 

to provide clarity) be removed for consideration.  The motion failed for lack of 

second.

A motion was made by Commissioner Moore, seconded by Commissioner 

Rand, that Item #35 (Require CUP for ADU) be removed for consideration.  

The motion failed by the following vote:

For: Commissioner Rand and Commissioner Moore2 - 

Against: Commissioner Dillon, Commissioner Agnew, Commissioner Gleason, 

Commissioner McCarty and Commissioner Spell

5 - 

Absent: Commissioner Haverland and Commissioner Kelsey2 - 

A motion was made by Commissioner Moore to remove Item #36 (On Street 

Parking) for consideration.  The motion failed for lack of second.

A motion was made by Commissioner Moore to remove Item # 37 (Parking 

Exemptions Specific to CD-5 and CD-5D) for consideration.  The motion failed 

for lack of second.
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A motion was made by Commissioner Moore, seconded by Commissioner 

Rand, to remove Item #38 (Amend Character Districts) for consideration.  The 

motion failed by the following vote:

For: Commissioner Rand and Commissioner Moore2 - 

Against: Commissioner Dillon, Commissioner Agnew, Commissioner Gleason, 

Commissioner McCarty and Commissioner Spell

5 - 

Absent: Commissioner Haverland and Commissioner Kelsey2 - 

Chair Gleason called for a vote on the main motion to approve the text 

amendments to the San Marcos Development Code.  The motion carried by 

the following vote:

For: Commissioner Dillon, Commissioner Rand, Commissioner Agnew, Commissioner 

Gleason, Commissioner McCarty and Commissioner Spell

6 - 

Against: Commissioner Moore1 - 

Absent: Commissioner Haverland and Commissioner Kelsey2 - 

V.  Question and Answer Session with Press and Public.

There were no questions from the Press or Public.

VI.  Adjournment

The meeting was adjourned at 10:32 p.m.

Notice of Assistance at the Public Meetings

I certify that the attached notice and agenda of items to be considered by the Planning and Zoning 

Commission was removed by me from the City Hall bulletin board on the 

_____________________________ day of _____________________________

_________________________________________________ Title: 

_________________________________________
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City of San Marcos

Meeting Minutes 
City Council/Planning & Zoning Commission

6:30 PM Joint City Council/P&Z Design Guideline MeetingThursday, June 25, 2020

This meeting was held using conferencing software due to the COVID-19 rules.

I. Call To Order

With a quorum present, the joint workshop meeting of the San Marcos City Council and 

Planning and Zoning Commission was called to order by Mayor Hughson at 6:30 p.m. Thursday, 

June 25, 2020. The meeting was held virtually.

II. Roll Call Council Member Melissa Derrick, Mayor Jane Hughson, Mayor Pro Tem Ed 

Mihalkanin, Deputy Mayor Pro Tem Mark Rockeymoore, Council Member 

Maxfield Baker, Council Member Saul Gonzales, William Agnew,

Council Members 
Present: 6 - 

Council Members Absent: 1 - Council Member Joca Marquez and Mike Dillon

PRESENTATIONS

1. Receive a presentation from Staff and project consultants, Winter and Company, on the 

update to the downtown design guidelines; and provide direction to Staff.

Bert Lumbreras, City Manager, provided a brief introduction on the

downtown design guidelines and standards. He mentioned that in 2012, the

City contracted with Winter and Company to develop and adopt downtown

design guidelines and architectural standards to regulate the look and feel of

new buildings in the downtown area. Earlier this year, City Council provided

direction to update those standards under the guidance of the previous

consultants, Winter and Company. This presentation will address design issues,

create new graphics to clearly illustrate the standards and the guidelines, and

will tailor those standards to different contexts and areas within the downtown.

Mr. Lumbreras mentioned that the city has been working to collect initial

community feedback on the existing downtown standards by hosting 3 virtual

focus group meetings and conducting an initial kickoff survey that was offered

in English and Spanish and received approximately 550 responses from the
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June 25, 2020City Council/Planning & Zoning Commission Meeting Minutes

community.

Mr. Lumbreras introduced Andrea Villalobos, Senior Planner, with the 

Planning and Development Services Department to lead the presentation. 

Ms. Villalobos explained that the purpose of the presentation is provide 

information to City Council and the Planning and Zoning Commission (P&Z). 

Items to be discussed include the following:

1. Review the project background and scope.

2. Present initial community feedback regarding design issues and successes

3. Explain initial approach for key design topics

4. Gather input from City Council members and Commissioners regarding the

design topics and design contexts

5. Explain next steps for the project and the next opportunity for community

input

Ms. Villalobos introduced Nore Winter and Marcia Boyle of Winter and 

Company. Mr. Winter, President with Winter & Company stated 2012 they 

developed the Downtown Design Guidelines and Architectural Standards. 

These were built on top of recently adopted Smartcode (at that time) for 

downtown which focused on some basic building forms that established the 

basic shape and volume that was permitted in a range of building types.  At the 

time, the City wanted to add a layer of context sensitive design standards that 

began to recognize that within the downtown district there are actually 

sub-areas where different approaches to design would be thought to be 

appropriate. That was a key part of the project in 2012. There were 

supplements to the code and a complementary design guidelines document 

intended to help in interpreting those standards and also when considering 

alternative compliance options.

Mr. Winter stated in 2018 standards carried over into the new development 

code, and Appendix A of the Design Manual and noted the map with the areas 

of different Design Contexts shown. He noted different strategies for height 

and massing and general design character were refined for those different 

sub-areas. That served as the starting point for the revisions that occurred in 

2018. The city brought forward some of those standards into the new Land 

Development Code and expanded the range in which some of those standards 

applied particularly for some of those related to varied massing.   

The design guidelines that have been written specifically for downtown were 

added to a more comprehensive design manual that includes guidelines for 
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June 25, 2020City Council/Planning & Zoning Commission Meeting Minutes

historic preservation as well as for some other design areas within the city. 

Those are the ones that are currently used when reviewing new development in 

the downtown area. Mr. Winter stated that their work this year was 

to focus on the 2020 update and to look more closely at the issues that have been 

identified by the community based on concerns about some of the more recent 

developments, some of which has been considered to be successful and others 

that have raised issues, particularly about compatibility and how they reflected 

the character of San Marcos.  

Focus of 2020 update: 

• Include new standards to address design issues identified by the community

• Incorporation of new graphics to clearly illustrate the standards and

guidelines

• Tailor standards and guidelines to various contexts within downtown

The key topics to be addressed include:

• Massing of larger buildings to promote compatibility with traditional

downtown scale

• Articulation of facades

• Building materials

• Street level design that promotes a sense of place and activates the public

realm

• Transitions from high density zones to sensitive edges

Marcia Boyle, with Winter & Company, highlighted the feedback received 

from the community. They met with the Historic Preservation Commission, 

Heritage Association, Main Street Advisory Board, Downtown Design Task 

Force and Downtown Association Board. 

Ms. Boyle stated the feedback was similar at all three meetings plus the input 

from the community and the big ideas that came from these meetings include: 

Design excellence, Sense of place (design for San Marcos specifically), Four 

sided design, Visual continuity, Balancing old and new and responding to 

"context".

The detailed observations feedback included the following: Buildings are too 

long and monolithic, Parking opinions ranged from too much parking to too 

little, parking to parking not in the right locations, the scale of new buildings is 

too large - out of scale with existing buildings, views of the skyline are 

obstructed by new buildings, and lastly outdoor dining spaces are crucial.
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Ms. Boyle shared the online survey results that was open for approximately 

one month in both English and Spanish. There were 549 responses. Outreach 

included Social Media, Press Releases, Webpage, Focus groups, and Downtown 

permit contacts.

The survey had the following questions:

Demographics showed that respondent were: 

residents-69%, Texas State Student 8%, architects 1%, Developers 1%, San 

Marcos business owners 7%, and none or more than one of any of these 

categories 12%. 

Trends the survey asked - How do you feel about the current trends in the scale 

of new buildings in the downtown area? 

34% said very inappropriate, 31% said somewhat inappropriate, 11% said very 

appropriate, 17% somewhat appropriate and 7% were neutral.

Successful Projects the survey asked - What recent development projects 

downtown have had successful designs? 

The top 10 responses include none (59), Cheatham Street Flats (21), The Local 

(14), Industry (11), Frost Bank Building Renovation (10), Old Justice Building 

on Guadalupe St Renovation (10), CM Allen Parkway / Riverfront Design (9), 

Aquabrew (7), Gumby’s (6), and The View (6). 

Design Issues the survey asked - What, if any, design issues related to building 

design do you see downtown? 

The top 10 responses include the need for a consistent design (88), new 

buildings are too tall (84), scale/size (too large for downtown) (48), disruption 

of views and skyline (30), parking, materials and color (28), student apartments 

are an issue (26), traffic impacts of new construction (14), retaining and reusing 

historic buildings (10), and density is too high (9). 

Other topics the survey asked - If there are any other building design topics 

you believe should be addressed in this project?

The top 10 responses include: maintain historic character, (31) parking, (30)  

sustainable building and site design, (19)  building height, (18) pedestrian and 

bicycle friendly, (15) new building design, (15) green space/required 

landscaping, (12) prohibiting additional high rise apartments, (11)  landscaping 

with sustainable, native plants, xeriscaping, (11) and infrastructure 

improvements (10). 
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Favorite attributes the survey asked - As you walk downtown, what are some of 

your favorite attributes? 

The top 10 responses include: landscape beautification (78), shade/mature 

trees, shaded sidewalks (76), historic buildings (restored) and features (53), 

sidewalks and bike lane/paths (51), lively street scenes, including outdoor 

dining (47), small businesses/local feel/diversity in businesses (33), window 

shopping (31), courthouse and its lawn (25), murals and art (21).

The similar big ideas that came from both the focus groups and online survey 

include:

• Visual continuity and designs that are compatible with one another

• Preserving and reusing historic buildings, and designing new buildings to be

compatible with historic buildings

• Maintaining the San Marcos identity and character

• Addressing key topics including height, views, materials, sustainability,

parking

Mr. Winter continued the presentation to discuss the following design topics & 

analysis:

Massing - Existing guidelines are brief and high level and provide some 

additional detail but focus only on varied upper floor massing. Potential 

updates will include additional information and examples of how to apply 

varied building massing options and this will include options beyond varied 

upper floor massing. After a brief discussion by Council and Commissioners, 

the consensus was to include various massing with more detail such as the 

examples provided.

Commissioner Moore noted that buildings like this couldn’t be built today 

because of the parking requirements. She believes that we need to lower our 

parking requirements and ask people to walk to where they need to go. Given 

that, how can we recreate this nostalgic area like we want? Mr. Winter said we 

may not see buildings such as those we have now, but we can learn from them. 

Most of those buildings were on narrow lot widths but the architecture can be 

translated to a larger building.  It is true that parking is an elephant in the 

room for any downtown there is a transitional point of deciding to adjust 

parking ratios, it may affect the scale of the building, but from an architectural 

standpoint is not an important design guideline and we can address it. A 

storefront can wrap around the parking. For a parking level, there are other 

ways to make it interesting. That’s why the issue of four-sided design is so 

interesting.  People had commented on the blank walls along alleys that now 

we want people to walk there. Enhancing the pedestrian level will help support 

Page 5City of San Marcos



June 25, 2020City Council/Planning & Zoning Commission Meeting Minutes

revised parking policies. He can write a memo of related actions what will be 

outside of the scope of this project.  He can anticipate how to make any 

parking facility more supportive of a walking environment. 

Mayor Pro Tem Mihalkanin expressed his concern with design and rules of 

development and how these design standards will incentivize development. We 

have buildings that are fairly tall.  What would stop a developer from buying 

one side of the square and that is now a lot of increased lot sizes. A large 

amount of buildings are being torn down and built with a new structure. Is 

there anything in the rules that would encourage that? In new designs we there 

is shopping, second floor is sometimes business, and higher floors are 

residential. In order to do this you are talking about increasing the square 

footage of these buildings. Mr. Winter noted that a mix of uses adds to the 

vitality of the area. The code permits a range of building types, including the 

mixed use building form and this is what we see most. There might be some 

places that emphasizes townhomes or apartments exclusively and that could be 

part of what we should talk about.

Mayor Hughson asked how are we going to maintain the historic look? If 

someone wants to build something we want to ensure that the block looks 

similar to the other blocks, consensus was to ensure the historic look 

continues. Mr. Winter responded that knowing this desire is helpful, and does 

relate more to articulation. Commissioner Gleason spoke on rear massing and 

the alleyways and concern as they are near residential areas. We need to ensure 

the rear side of buildings is attractive. Council and the Commission agreed 

that we want new buildings to look similar to the existing historic buildings. 

Articulation - Existing guidelines are brief and do not provide visual examples 

on how to accomplish the expression types. The standards expand on the 

expression tools noted in the guidelines but are limited in how to articulate. 
Potential updates will expand on the existing list of expression tools and 

provide further examples in how to effectively and authentically articulate a 

building. 

Commissioner Spell noted that there are no visual examples in the old code. 

Mr. Winter responded that visual examples were not part of the format of that 

code. Mr. Spell stated that at the recent Real Places conference, it was noted 

that when the planning documents include visual examples of what a 

community wants such as articulation, height variation, massing, and setbacks, 

there is a better understanding of the concepts. Mr. Winter noted that the new 

code allows for it and visual examples will be provided.
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Council Member Derrick inquired about recent legislative action regarding 

regulation of building materials outside of the Downtown Historic District and 

that we still need design standards for anything that touches or abuts the 

historic district. Regardless of the type of material used, she would like to keep 

the decorative features included in the design standards as a preference. 

Mr. Winter said he was glad this topic was raised as everyone is still looking at 

what the limits will be. What is shown as suggestions that address how 

materials are used for a final effect, not which materials will be used. 

Consensus of the Council and Commission is to ensure the historic look 

continues throughout downtown with use of articulation.

Building Materials   

Mr. Winter said building materials are not currently addressed in the design 

guidelines. Design standards provide some information but focus on the 

“durable building material area,” not materials applied to the full building. 

Potential updates were mentioned and examples of what the community would 

like to see were shown and could be included in the final report, even if it is in 

an advisory section; if they can be regulated is still a question. 

Mayor Hughson asked Mr. Aguirre, Assistant City Attorney, to review the 

recent legislation. He noted that in a Historic District, the city can still regulate 

the building materials by a Certificate of Appropriateness, however elsewhere 

in the City you cannot regulate them other than through building codes. Some 

municipalities incentivize builders to use certain materials.

Council MemberDerrick noted that since still we have the ability to dictate 

what is used in our downtown area, she would like us to focus on what has 

been used downtown and have that codified rather than have then as design 

standards. We will need to have separate codes for historic downtown and 

another for sections that out as we move away from the historic square. 

Commissioner Moore asked if are there any materials that we are trying 

de-incentivize? Mayor Hughson noted that there are some materials in use in 

our city that are not durable over time. 

Commissioner Gleason said he is want to ensure out design standards are met, 

but any material used must be durable.It was noted that some materials that 

aren’t as durable as others can be crafted to look like historic scoring and/or 

fine detail and therefore could be used in certain areas where durability is less 
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of an issue. Mr. Winter noted he could include this. Council and Commission 

consensus was to ensure that building materials are durable as possible and 

reflect San Marcos historical buildings.

Street Level Design - Mr. Winter noted that existing guidelines include 

elements of street level design, but do not address it specifically. The standards 

for street level activation provide for a level of transparency and they do limit 

the amount of blank wall.  They reference the limited variations of articulation.

Potential Updates would include guidelines and standards that expand on 

current standards and provide further options for how to activate a street level 

including different surface treatments, creating a sense of scale, and providing 

visual interest, all of which is intended to promote pedestrian activity. It can 

apply to a garage or parking structure wall or an alley edge.

Mayor Hughson asked about newer standards, transparency, and storefronts 

that are all glass. Mr. Winter noted that traditional storefronts had a 12” or so 

base below the glass. To tie into design traditions we will need a base for the 

glass, even if it is a line on a full glass storefront that provides the concept of a 

base.

Mayor Pro Tem Mihalkanin noted that the building that previously housed the 

County Clerk Office (at the corner of W Hopkins and N Guadalupe) has a 

blank wall on the Hopkins side and only one street level exit. He suggests that 

type of design no longer be allowed. 

Mayor Hughson asked what can be done on a blank wall? Mr. Winter noted 

the options on the slide that show display windows, display cases, canopies and 

awnings, wall art, planters and landscaping. Any of these can be used as a 

retrofit not on just new construction. 

Commissioner Spell noted that awnings can create shade and it is important in 

summer especially when you are trying to promote walking.  We need to 

promote shade from trees and awnings.

Commissioner Rand stated that open doors and accessibility are best, but she 

does like murals and does not want to limit an artist’s design.

Commissioner Moore agrees with the comments about murals and awnings 

and would like deeper awnings and street trees, we are focusing on bottom 

floor retail but it may be better to have more residential units downtown. 
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Commissioner Gleason is not a fan of the long windows and we should have 

some type of textured siding on the building. 

Commissioner Kelsey supports street level design. He notes the bottom floor of 

the former CVS building has the look of windows with some art.  It is a good 

solution for an existing blank wall. This is exactly what we are stated we want.

Commissioner Gleason inquired that blank walls do allow some flexibility and 

sometimes there is some purpose for these such as utilities or air conditioning 

units so we need to ensure they are attractive.

Council and Commission provided consensus that we do not want blank walls 

if possible. Solutions when a blank wall is needed by the business (or already 

exists) that includes options of display windows, display cases, canopies and 

awnings, wall art, planters and landscaping. Also, consensus to not have any 

blank walks but also not full glass across the entire front. When glass is 

present, have a base. Awnings are desired as long as they are deep enough to 

provide shade, not just decorative

Transitions - Mr. Winter noted that the existing guidelines state where a 

neighborhood transition is needed, it is just stepping down the height of the 

building and we need more. Updated design guidelines and standards will 

expand on the current design guidelines information to explain how to 

effectively transition along sensitive edges and sensitive properties such as 

historic landmarks.

Council Member Derrick noted that The Vistas apartments is the best example 

of making their building fit into the edge of the historic area. While the height 

is large and massing is border line excessive, the breakup of the front wall with 

multiple recesses, the color scheme, the visible hipped roof and towers recall 

historic design of the 19th and 20th century structures surrounding it.

Council Member Baker noted that transition and height can give neighbors the 

sense that they are being spied upon so we need privacy/visual barriers in some 

cases such as trees. Mr. Winter noted some variables we can consider. One is 

stepping down the height and the distance from the sensitive edge. 

Landscaping can be helpful as a buffer. Regarding privacy, perhaps 

balconies/decks should not be allowed on some sides of tall buildings.

Mayor Pro Tem Mihalkanin inquired about transitional areas and how zoning 

can help identify what uses are appropriate for a transition area. Mayor 
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Hughson noted that much of this area is already zoned such that tall buildings 

are allowed.

Mr. Winter will look at what is permitted. He will look at this as being a design 

use instead of a land use issue. 

Council Member Gonzales inquired about the Victory Gardens area off 

Guadalupe Street; he wants to make sure we protect these neighbors and have 

proper transition. Traffic impact is a concern in this area. Consensus by the 

Council and Commission is to look at transition areas and ensure we protect 

residential areas that are in and next to the developing downtown.

Discussion Questions:

#1 Are there any other design topics you would like to see addressed in this 

project?  Are there any design topics that should be strengthened in this 

project?

Council Member Derrick asked Mr. Winter to look at our town and tell us 

what will bind us seamlessly to having this transition from the Approach, 

University Edge, to Downtown? What one design element would help connect 

these areas seamlessly? Mr. Winter will work on this.

Mayor Hughson noted simple things could be done to make a building fit in. 

On the Texas State campus, the Jackson Hall dormitory was a 12-story white 

box. A few years ago it was repainted beige and with brown stripes painted 

horizontally to make it look similar to the LBJ Student Center next door. 

Little things can make a big difference.

Council Member Baker noted the idea was mentioned of design excellence, 

that these are minimums in most things, but he would like a clear statement as 

to what design excellence means to us. What can we use as a city to incentivize 

those design standards. Look at corridors and how they may utilize massing 

and transition when going into downtown. Can we bring historical landmarks 

to life? Consensus by the Council and Commission is to have a statement that 

we seek overall historical in nature to some extent.

Commissioner Haverland is concerned about making such constrained 

guidelines that we would lose some flexibility in future development. Mayor 

said this can be addressed after we have the report and we refine the wording. 

Mr. Winter stated that we weren’t specific enough in certain areas before, but 

this does not mean dictating standards down to the doorknobs.
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Commissioner Moore stated that we made an attempt to simplify our code and 

is also concerned if we make too many barriers which may create challenges. 

People are seeking a slower way of life when people use to walk and bike and 

not have large structures with a number of cars. Would suggest more green 

infrastructure in our design standards.

Mayor Hughson stated we are not looking to create barriers but to define our 

standards. There was general consensus to include green infrastructure and 

sustainability.

Council Member Baker noted that the idea of design excellence has been 

mentioned. He asked if we could have a clear policy statement about the type 

of architecture we want, what design excellence means to us, and what can we 

do to incentive those standards?  Also, looking at the corridors, how we can 

use the height scale and massing on the approach to and from the downtown 

areas and to highlight local historic landmarks? Mr. Winter acknowledged the 

statements. There was consensus by the Council and the Commission that we 

need an overarching statement of where we want to go with these design 

standards, that we want to pay tribute to our town, and emphasize what is 

already here.

Commissioner Spell noted that the design standards from 2012 were set to be 

very broad and very simple and the consequence is that it did not give enough 

direction about what we want to see.  We now have new priorities. We need to 

be more specific in what we’ve already discussed.

Commissioner Haverland is concerned that we might have such constrained 

guidelines that we cannot be flexible in future development.  We can address 

that when we receive the report. Mr. Winter stated that we have both design 

standards and designs guidelines. Standards are the baseline requirements and 

guidelines offer flexibility using alternative compliance that is already in the 

code. A basic project follows the standards. He’s hearing that we need more 

restrictive standards as the baseline.  Good intent statements and the vision 

statement will be placed into the guidelines that will allow for creative solutions 

which meet the intent which is a stronger sense of connection with the historic 

nature of downtown.

Commissioner Moore noted that we attempted to simplify our code and fears 

that creating so many barriers will take us back and have the opposite effect of 

what we wish to have. The sense of connection and historic downtown is good.  
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We are seeking a slower way of life with people walking and biking more and 

fewer cars and large parking garages.  She suggests more green infrastructure 

in the standards including solar panels and pervious cover greenways.

Mayor Hughson said we are not creating barriers, but setting expectations. 

There was consensus by the Council and the Commission for sustainable, green 

components.

Council Member Baker inquired if we have a sense of the costs associated with 

different design expectations? His concern is the cost to business owners for 

the different options. Mr. Winter will consider this.

Commissioner Rand wants to ensure that street trees are also options for shade 

in terms of making it appealing to pedestrians. Mr. Winter stated that we are 

working on the design documents and streetscapes are already addressed in the 

code. We will be aware of this when working on building design. He noted that 

there are limits in the current code for forecourts which could work well along 

sidewalks. 

#2 Would you propose any changes to the existing design context boundaries?

Mayor Hughson noted the boundaries on the map for the Approach, Transit 

Oriented Development, Redidentail/Transition Edge, University Edge, which 

surround the Historic Downtown area.

Council Member Derrick stated that we need to have a hard edge at Moore 

Street with no commercial developments west of Moore Street. We also need to 

protect the Dunbar neighborhood from any businesses that would affect their 

quality of life.  

Mayor Hughson noted that this should be addressed in the Comprehensive 

Plan update. Mayor said this workshop is for design context boundaries and 

asked staff if this would happen in another avenue. Ms Villalobos said these 

may be directed more towards zoning but it is pretty consistent with what is on 

the ground currently. Most of the area marked on the map for the design 

context boundaries is CD-5D and a bit of T4. After extensive discussion about 

modifying the edge boundaries and where those decisions should be made, the 

consensus was to leave the boundaries where they are. Some of that discussion 

may be held when the Comprehensive Plan is updated. Mr. Winter said he will 

look at design that would reflect the context of the area and the square.

#3 Within the design contexts, where would you consider focusing density and 

growth downtown? Council Member Derrick would like to see the bulk of 
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density on University Edge or at Approach. Executive housing downtown is 

preferred over student housing.

Commissioner Spell stated the University Edge is more appropriate for student 

housing or commercial that is related to student activity considering 

walkability.  The Transit Oriented District might be useful for commercial 

development as compared to the Approach, Downtown, or Residential Edge.

Commissioner Rand wants to consider the area near bend in Edward Gary 

Street and towards the park because there are no single family homes.  There 

are vacancies there that if renovated, could vitalize that area.

Commissioner Gleason likes the Transit Oriented Development corner and the 

part of CM Allen that is not residential is underutilized.  The University Edge 

has least impact on historical structures.

Council Member Derrick pointed out that CM Allen is close to river so be 

careful about density and impervious cover there. The Consensus of the Council 

and Commission is more density at University Edge, Edward Gary/CM Allen 

(not the residential area).

Commissioner Haverland inquired about the Transit Oriented Development 

area and wants to ensure it remains transit-oriented. Mayor Hughson noted the 

proposed location for our central bus station is on Edward Gary Street next to 

Nelson Center.

#4 Where would you consider implementing a transition area (to residential 

neighborhoods) downtown? This has already been addressed in previous 

questions.

Mayor Hughson asked Mr. Winter if there was any other information he 

needed. Mr. Winter responded that he has many pages of notes and the 

direction he needs for the next step.

Ms. Villalobos asked if there were other questions or concerns. Council Member 
Derrick wants something like the Strand in Galveston or what The Winters 
Group did in Salt Lake City to keep the historical feel and we want it historic 
looking. Commissioner Moore stated that it is desirable that the area be 
walkable, bikeable, and historic. She would like nostalgic feeling places where 
we can slow down and be pedestrians again. The Council and Commission 
consensus was in enthusiastic agreement with Ms. Moore’s statement.

Ms. Villalobos provided the next steps.
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An interactive virtual community workshop: Thursday, July 23rd

• Upcoming deliverables

• August: Outline for changes to the design standards and guidelines

• Fall 2020: Draft 1 of changes to design standards and guidelines

III. Adjournment.

Mayor Hughson adjourned the Design Guidelines Workshop meeting on June 25, 2020 at

9:56 p.m.

Tammy K. Cook, Interim City Clerk Jane Hughson, Mayor
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630 East Hopkins
San Marcos, TX 78666

File #: PC-20-37, Version: 1

AGENDA CAPTION:

PC-20-37 (Cottonwood Creek Master Plan) Consider a request by Ramsey Engineering, LLC, on behalf of

Cottonwood Creek JDR, Ltd., for renewal of a Master Plan for approximately 471.94 acres, more or less, out

of the Farnham Frye, Rebecca Brown, and John F Geister Surveys, located at the intersection of Rattler Road

and Highway 123. (T. Carpenter)

Meeting date:  July 28, 2020

Department:  Planning & Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☒ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.
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File #: PC-20-37, Version: 1

☐ Core Services

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The Master Plan for Cottonwood Creek Subdivision was originally approved by the Planning and Zoning

Commission on May 28, 2002. Approval of the Master Plan may be extended for one-year periods by consent

of the Commission. It was last renewed by the Planning & Zoning Commission in August 2019.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff recommends approval of this master plan renewal as submitted.
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Summary 
Request:  Renewal of a Master Plan with potential for 2,219 residential lots, 555 

multifamily units, and 165 duplex units. 

Applicant: Ramsey Engineering, LLC 
3206 Yellowpine Terrace 
Austin, TX 78757 

Property Owner: Cottonwood Creek JDR, 
Ltd. 
333 Cheatham Street 
San Marcos, TX 78666 

Parkland Required: N/A Utility Capacity: Adequate 

Accessed from: Rattler Road New Street Names: NA 

Notification 

Application: N/A Neighborhood Meeting: N/A 

Published: N/A # of Participants: N/A 

Posted: N/A Personal: N/A 

Response: None as of the date of this report 

Property Description 

Location: Rattler Road at Highway 123 

Acreage: 471.94 PDD/DA/Other: N/A 

Existing Zoning: SF-6, DR, PH-ZL, TH, P, 
GC, MF-12, MF-18 

Preferred Scenario: Low Intensity /  
Medium Intensity / 
Open Space 

Proposed Use: Residential Subdivision   

CONA Neighborhood: Cottonwood Creek Sector: 5 

Surrounding Area 

 Zoning Existing Land Use Preferred Scenario 

North of Property: ETJ Vacant Low Intensity 

South of Property: ETJ Vacant Low Intensity 

East of Property: ETJ Vacant Low Intensity 

West of Property: P San Marcos High School Medium Intensity 
 

Staff Recommendation 

X Approval as Submitted  Approval with Conditions / Alternate  Denial 

 

Staff: Tory Carpenter, AICP, CNU-A Title : Planner Date: July 20, 2020  
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History 

The Master Plan for Cottonwood Creek Subdivision was originally approved by the Planning and Zoning 
Commission on May 28, 2002. Approval of the Master Plan may be extended for one-year periods by 
consent of the Commission. It was last renewed by the Planning & Zoning Commission in August 2019.  

Additional Analysis 

  

The Commission's Responsibility 

The Commission is charged with making the final decision regarding this proposed master plan extension.  
Because the last extension expires in August of this year, it is necessary to approve another extension at this 
meeting if the commission wishes to continue the Subdivision Master Plan. Your options are to grant 
consent to the extension of the Master Plan for another one-year period or to withhold consent. 
 
The commission shall not change the approved overall layout unless the subdivider agrees to the change or 
the commission finds that adherence to the previously approved overall layout will: 
 
1. Hinder the orderly subdivision of land in the area in accordance with this chapter; or 
2. Be detrimental to the public health, safety or general welfare. 
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PC-20-37 (Cottonwood Creek Master Plan) 
Consider a request by Ramsey Engineering, LLC, on behalf of 
Cottonwood Creek JDR, Ltd., for renewal of a Master Plan for 
approximately 471.94 acres, more or less, out of the Farnham Frye, 
Rebecca Brown, and John F Geister Surveys, located at the 
intersection of Rattler Road and Highway 123. (T. Carpenter)



• +/- 471.94  acres

• Approved in 2002

• Located in a Low Intensity 
Zone as designated on the 
Preferred Scenario Map. 





Staff has reviewed the request and determined the Final Plat complies
with the applicable development codes and recommends approval of
PC-20-37 as submitted.

Recommendation:



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: AC-20-03, Version: 1

AGENDA CAPTION:

AC-20-03 (La Cima Multifamily) Hold a public hearing and consider a request by Eric Willis, on behalf of La

Cima Commercial L.P., for an Alternative Compliance to the block size requirements in Section 4.4.3.2 of the

Multifamily Residential Design Standards in Ordinance 2014-35 for a proposed multifamily residential

development located at the northwest corner of West Centerpoint Road and Flint Ridge Road, Hays County,

Texas. (A. Brake)

Meeting date:  July 28, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  n/a

Account Number:  n/a

Funds Available:  n/a

Account Name:  n/a

Fiscal Note:

Prior Council Action: n/a

City Council Strategic Initiative:

N/A

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☒ Land Use - Set appropriate density & impervious cover limitations in environmentally sensitive areas to

avoid adverse impacts on water supply

☒ Neighborhoods & Housing - Diversified housing options to serve citizens with varying needs and interests

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable
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File #: AC-20-03, Version: 1

Master Plan: n/a

Background Information:

This property is part of the larger La Cima Development included in a Development Agreement with the City of

San Marcos (originally approved in 2014, amended in 2018 and most recently in March 2020).

The applicant is requesting an Alternative Compliance to deviate from the Multifamily Residential Design

Standards, including block requirements, building location requirements, fencing and screening requirements,

pedestrian and circulation requirements, and refuse and recycling dumpster requirements, which apply to the

Site and Building Design Criteria of the Multifamily Residential Design Standards found in Ordinance 2014-35.

Multifamily residential was added to the Development Agreement as a land use in 2018.  It was during this

amendment process that City Council agreed to allow the use with the understanding that the standards found

within this ordinance would be followed. Any deviations from these standards require approval from the City

Council.

Per the approved Development Agreement (Resolution 2020-50R), a request to annex and rezone the

property is required prior to development of the property. A schematic site development plan provided by the

applicant indicates that the maximum block size proposed is approximately 14.5 acres. However this site plan

has not been approved.

Council Committee, Board/Commission Action:

n/a

Alternatives:

n/a

Recommendation:

While the proposed multifamily deviations do not meet the intent statements found within Ordinance 2014-35,

the request is consistent with the criteria for approval of an Alternative Compliance. In addition, the entire La

Cima development is regulated by a Development Agreement. Due to these factors, Staff is providing a neutral

recommendation and leaves a decision of approval or denial up to the Planning and Zoning Commission and

City Council.

Should the Commission choose to recommend approval of the Alternative Compliance, Staff recommends the

following conditions:

General:
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File #: AC-20-03, Version: 1

1. This Alternative Compliance applies to multifamily constructed on the subject property. The remainder

of the property shall follow the regulations outlined in the La Cima Development Agreement (2020-

50R);

2. Alternative Compliance is contingent on MF-24 zoning change request; and

3. This Alternative Compliance shall not expire.
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Alternative Compliance La Cima Multifamily 

AC-20-03 Multifamily Residential 
Design Requirements 
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Summary 
Request:  An Alternative Compliance to various requirements for multifamily 

development in Section 4.4.3.2 of Ordinance 2014-35. 

Applicant: Eric Willis 
Natural Development 
Austin, LLC 
11612 FM 2244, Suite 140 
Austin, TX 78738 

Property 
Owner: 

La Cima Commercial LP 
303 Colorado Street, Suite 
2300 
Austin, TX 78701 

Alternative Compliance 
Expiration: 

The Alternative Compliance shall not expire. 

 
Notification 

Posted:  July 17, 2020 Personal: July 17, 2020 

Response: None as of date of Staff Report 

 
Property Description 

Legal Description: Approximately 14.5 acres, more or less, out of the John Williams Survey, 
Abstract A-490, Hays County 

Location: At the intersection of West Centerpoint Road and Flint Ridge Road 

Acreage: 14.5 +/- Central Business 
Area: 

No 

Existing Zoning: ETJ  Preferred 
Scenario: 

Low Intensity  

Existing Use: Vacant  Proposed Use: Multifamily 

CONA Neighborhood: N/A Sector: N/A 

Utility Capacity: Developer is responsible for 
extending utilities. 

  

 

Surrounding Area 

 Zoning Existing Land Use Preferred Scenario 

North of Property: ETJ  COSM Fire Station #2 Low Intensity 

South of Property: ETJ  Vacant   Low Intensity 

East of Property: ETJ Vacant Low Intensity 

West of Property: SF-4.5 Single Family Low Intensity 
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Staff Recommendation 

Comments from Other Departments 

Police Concerns with an increase in noise and traffic complaints as well as a potential 
increase in vehicular burglaries. PD will monitor the area once the proposed 
apartments start leasing to see if it becomes a major problem. 

Fire Concerns in relation to the fire code which can be addressed during site plan and 
building plan reviews. 

Public Services  Concerns with how the fire service hydrants will be located in the interior on private 
fire mains, as it will reduce the access to hydrants from public streets. This can be 
addressed during the site plan and building plan reviews. 

Engineering No Concerns; they do not want another street connection to Centerpoint Road. 

History 

This property is part of the larger La Cima Development included in a Development Agreement with the City 
of San Marcos (originally approved in 2014, and amended in 2018). The applicant is requesting an 
Alternative Compliance to deviate from the Multifamily Residential Design Standards, including block 
requirements, building location requirements, fencing and screening requirements, pedestrian and 
circulation requirements, and refuse and recycling dumpster requirements, which apply to the Site and 
Building Design Criteria of the Multifamily Residential Design Standards found in Ordinance 2014-35. 
Multifamily residential was added to the Development Agreement as a land use in 2018.  It was during this 
amendment process that City Council agreed to allow the use with the understanding that the standards 
found within Ordinance 2014-35 would be followed. Any deviations from these standards require approval 
from the City Council.  
 
Per the approved Development Agreement, a request to annex and rezone the property is required prior to 
development of the property. A schematic site development plan provided by the applicant indicates that 
the maximum block size proposed is approximately 14.5 acres. However this site plan has not been 
approved.  

Additional Analysis 

The La Cima Development Agreement did not address the process for bringing requests to the city council 
for approval of deviations from the Multifamily Residential Design Standards. Section 2.8.4.3(C) of the San 
Marcos Development Code outlines a process for Alternative Compliance requests that are determined by 
City Council. Staff found that this process was the best to bring these particular requests forward.  The first 
table below reviews the request against the criteria for approval of an Alternative Compliance under this 
particular section. 
 
The second table reviews the request against the intent statements of the Multifamily Residential Design 
Standards. The applicant will still be required to meet the remaining design requirements of Ordinance 
2014-35 as outlined in the approved Development Agreement. Section 1.04(A)(3) of the Development 
Agreement prohibits Purpose Built Student Housing. The applicant is aware that Purpose Built Student 
Housing is not allowed, and intends to build market rate apartments. 



Alternative Compliance La Cima Multifamily 

AC-20-03 Multifamily Residential 
Design Requirements 

 

3 
 

 Approval as Submitted X Approval with Conditions / Alternate  Denial 

While the proposed multifamily deviations do not meet the intent statements found within Ordinance 2014-
35, the request is consistent with the criteria for approval of an Alternative Compliance. In addition, the 
entire La Cima development is regulated by a Development Agreement. Due to these factors, Staff is 
providing a neutral recommendation and leaves a decision of approval or denial up to the Planning and 
Zoning Commission and City Council. 
 
Should the Commission choose to recommend approval of the Alternative Compliance, Staff recommends the 
following conditions: 

General: 
1. This Alternative Compliance applies to multifamily constructed on the subject property. The remainder of 

the property shall follow the regulations outlined in the La Cima Development Agreement; 

2. Alternative Compliance is contingent on MF-24 zoning change request; 

3. This Alternative Compliance shall not expire. 

Staff: Alison Brake, CNU-A Title: Historic Preservation Officer and Planner Date: July 20, 2020 
 

Evaluation 
Criteria for Approval (2.8.4.4) 

Consistent Inconsistent Neutral 

X   

The request is consistent with the policies embodied in the adopted 
Comprehensive Plan; 
This property is located within a Low Intensity zone but is regulated by a 
Development Agreement which regulates issues including but not limited to 
the schedule of annexation, the permitted uses and development standards, 
impervious cover, environmental and water quality standards and 
architectural design standards. 

X   

The request is consistent with the general purpose, intent and character 
of the development regulations applicable to the property; 
The request is consistent with the general purpose and character of the 
development regulations as set forth in the Development Agreement.  

  X 

There are special circumstances or conditions arising from the physical 
surroundings, shape, topography or other features affecting the subject 
property; 
None noted. 

X   

The request is detrimental to the public health, safety or welfare, or 
injurious to other property within the area; 
Staff does not feel that the request is detrimental to the public health, 
safety, or welfare, or is injurious to other property within the area.  

X   

The request either: 
a. Does not have an adverse impact upon adjacent property or 

neighborhoods, including but not limited to, parking, traffic, 
noise, odors, visual nuisances, and drainage; or 
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The multifamily residential design standards and Development 
Agreement include regulations to minimize adverse impacts. 

b. Includes Improvements either on-site or within the public 
rights-of-way to mitigate any such adverse impacts. 
The property fronts West Centerpoint Road and Flint Ridge Road, 
located to the east of the project site, will be constructed by the 
developer. The developer also will be responsible to construct the 
public road north of the project site, shown on the schematic site 
development plan. 

X   

The request shall not have the effect of preventing the orderly use and 
enjoyment of other property within the area in accordance with the 
provisions of this Development Code, or adversely affect the rights of 
owners or residents of adjacent property or neighborhoods; 
No adverse effects on surrounding properties or neighborhoods are noted. 
The applicant must still follow the remaining design requirements of 
Ordinance 2014-35 and the approved Development Agreement.  

X   

The request shall not result in any incompatibility of the development to 
which it relates with, or the character and integrity of, adjacent property 
or neighborhoods; and 
No incompatibilities with neighboring properties are anticipated.  

 X  

The request meets the standards for the applicable zoning district, or to 
the extent deviations from such standards have been requested, that such 
deviations are necessary to render the subject development or 
Improvement compatible with adjacent development or the 
neighborhood. 
The request would double the block size but as the adjacent property is 
regulated by a Development Agreement, the deviation should not make the 
development incompatible with the remainder of the La Cima property.     

Evaluation Multifamily Design Standards Intent Statements Compliance 
Findings (Ordinance 2014-35) 

Consistent Inconsistent Neutral 

  X 

Section 4.4.3.2(1)(a)(iii) Site Design – Block Requirements / Block Size 
a. The intent is to ensure that multifamily development is built to a 

scale that is compatible with surrounding areas and provides 
options for all modes of transportation. 
The design standards require that all blocks shall be limited to a 
maximum size of seven (7) acres. 
 
The subject property is 14.5 acres. While this is a little more than 
twice the required maximum block size, the property will be 
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encompassed by three public roads. West Centerpoint Road and 
Flint Ridge Road are located to the south and northeast of the 
property. A third public road is shown on the schematic site plan 
along the northern boundary of the development. This road will be 
required to be dedicated and constructed at the time of platting.  

 X  

Section 4.4.3.2(1)(b)(i) Site Design – Building Location 
b. The intent is to create an external orientation to the streetscape, 

and an internal orientation to the residential environment with 
unifying open space and pedestrian pathways. The pedestrian 
shall be given design consideration equal to the automobile 
through strategies including the placement of parking in less 
prominent locations 
The design standards require that at least 50% of the frontage along 
streets shall consist of principal buildings, publicly accessible plazas, 
transit stops, or other functional open space focused on the corner 
of the block.  
 
Building 5 on the schematic site plan is shown on a corner adjacent 
to a detention pond. The applicant states that they have multiple 
detention ponds around the site to minimize the slopes and 
structures. They also state that they do have some options to use 
slightly depressed areas for general park settings which would be 
worked out in the site plan development stage. This particular 
detention pond, according to the applicant, is the best location to 
catch runoff as it is at the lower end of the site.   

 X  

Section 4.4.3.2(1)(h) Site Design – Fencing and Screening 
h. The intent is to coordinate the design and location of fences to 

maximize interrelationship of buildings, public streets and open 
space while avoiding long, unarticulated fences that hinder 
connectivity 
The design standards and the development code require that the 
fence surrounding a multifamily residential development cannot 
exceed four (4) feet in height and must be located behind or even 
with the face of the buildings.  
 
The applicant is proposing to locate a six foot tall, 50% transparent 
fence halfway between the property line and the building setback 
lines. Along West Centerpoint Road, this would be approximately 32-
feet from the property line. Along Flint Ridge Road and the proposed 
road along the northern boundary, the fence would be located 
approximately 20-feet from the property line.  

 X  Section 4.4.3.2(1)(i)(i) Site Design – Pedestrian Access and Circulation  
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i. The intent is to enhance pedestrian safety and convenience by 
providing an integrated pedestrian circulation system throughout 
the development. Contact points between pedestrians and 
vehicular paths should be minimized; where necessary they should 
be designed to alert drivers to crossing pedestrians. 
The design standards require that pedestrian entrances connect 
sidewalks to the internal walkway and shall be open and not gated.  
 
The applicant states that they have the required pedestrian 
entrances but are requesting these entrances be gated with keypads 
citing security reason.  

 X  

Section 4.4.3.2(1)(m) Site Design – Refuse and Recycling Dumpsters   
m. The intent is to provide convenient access to dumpsters for 

residents to reduce littering and outside storage of trash. 
The design standards require trash and recycling dumpsters be 
located within 500 feet of the entrance to each ground floor unit. 
This is measured from the front entrance of each unit and along 
improved pedestrian paths. 
 
The applicant states that they would like to not include dumpsters 
throughout the site but rather utilize a valet trash compactor & 
recycle center. This is shown to be located between Buildings 1 and 2 
on the schematic site plan.  
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Property 
ID 

Owner Name Address Owner 
City 

Owner 
State 

Owner Zip 

159385 AREVALO DANIEL URANGA & 
DOMINGUEZ LEONOR TORRES 

105 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 

159395 BAWCOM JERRY GLOYD & VICKY 
SUE 

112 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 

159397 BROWNE, LARRY NOBLE & 
ANNETTE MARTINEZ 

104 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 

159402 CANO, PATRICIA DURAN & 
SANTIAGO PALMER JR 

121 LADY BUG RD  SAN 
MARCOS 

TX 78666-3493 

159396 CHAPA, TROY 108 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 

159406 HAMILTON, BILLY D 456 ACADEMY OAKS 
DR  

SAN 
MARCOS 

TX 78666-3489 

159391 HIGHLAND HOMES AUSTIN LLC 5601 DEMOCRACY DR 
STE 300 

PLANO TX 75024-3674 

143371 LA CIMA COMMERCIAL LP 303 COLORADO 
ST STE 2300 

AUSTIN TX 78701 

155272 LA CIMA MASTER COMMUNITY 
INC 

11149 RESEARCH BLVD 
STE 100 

AUSTIN TX 78759 

138488 LAZY OAKS RANCH LP 303 COLORADO ST 
STE 2300  

AUSTIN TX 78701-0021 

159408 LCSM PH 1-1 LLC 303 COLORADO ST 
STE 2300 

AUSTIN TX 78701 

159392 MCGILL, JEFFREY DEAN & LAURA 
ANN 

124 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 

159398 MENDEZ REYNALDO GAONA & 
MENDEZ CINTHYA ABIGAIL 

105 LADY BUG RD  SAN 
MARCOS 

TX 78666 

159407 MHI PARTNERSHIP LTD 7676 WOODWAY DR 
STE 104 

HOUSTON TX 77063-1521 

159390 MORA, DAVID JR 132 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 

159386 ROGERS REVOCABLE LIVING 
TRUST 
STEVEN WANYNE & CAROLINE 
LOUISE ROGERS CO-TRUSTEES 

109 TULIP GARDEN 
TRL 

SAN 
MARCOS 

TX 78666 

144184 SAN MARCOS BAPTIST ACADEMY 
FOUNDATION INC 
Attn: JOHN H GARRISON Ph.D. 

2801 RANCH ROAD 12 SAN 
MARCOS 

TX 78666 

159403 SCHUMANN CARLA ANN & SCOTT 
RONALD 

125 LADY BUG RD  SAN 
MARCOS 

TX 78666 

159410 SCOTT FELDER HOMES LLC 6414 RIVER PLACE 
BLVD STE 100  

AUSTIN TX 78730-1158 

159409 SHEELER, LAWRENCE M & CLAIRE 504 ACADEMY OAKS 
DR  

SAN 
MARCOS 

TX 78666 

159388 TAYLOR PAULA V & GARZA 
PATRICIA ANN 

117 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 



159387 WHALEN, RANDY K 113 TULIP GARDEN 
TRL  

SAN 
MARCOS 

TX 78666 
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Brake, Alison

From: Eric Willis <ericw@nd-austin.com>
Sent: Thursday, July 2, 2020 2:35 PM
To: Brake, Alison
Cc: Hernandez, Amanda; Eric Willis
Subject: [EXTERNAL] FW: AC-20-03 La Cima Multifamily

Good afternoon Alison and Amanda,

Thank you for the feedback from the City review team regarding the La Cima Mulitfamily site.

We have responses/ comments below in BLUE.

We are always happy to provide additional information and answer any question the City review team may have.

Sincerely,

Eric Willis / La Cima

President,
Natural Development Austin, LLC
11612 FM 2244, BLDG. 1, STE. 140
Austin, Texas 78738

C 512-695-2875
O 512-402-1790

From: Brake, Alison <ABrake@sanmarcostx.gov>
Sent: Friday, June 12, 2020 12:12 PM
To: Eric Willis <ericw@nd-austin.com>
Cc: Hernandez, Amanda <AHernandez@sanmarcostx.gov>
Subject: AC-20-03 La Cima Multifamily

Good afternoon Eric,

Staff has reviewed the alternative compliance to the block standards in Ordinance 2014-35 request and the following
comments/concerns have been noted:

Public Services Department: It is important to see how the fire service hydrants will be located in the interior on private
fire mains, as it will reduce the access to hydrants from public streets. This can be addressed during the site and building
plan reviews.

We will address this in the site development and building design phase as has been suggested.

Fire Marshall’s Office: The Fire Marshall stated that there were some concerns in relation to the fire code.  However,
those can be addressed during the site plan and building plan reviews. Please contact Kelly Kistner, Fire Marshall, should
you have questions, 512.393.8481, KKistner@sanmarcostx.gov



2

We will address this in the site development and building design phase as has been suggested.

Police Department: Assistant Chief Winkenwerder stated that the problem PD always sees with a mix of multi-family
and single family is noise and traffic complaints.  He stated that PD should expect complaints from the homes that area
to the west of the new multifamily area, specifically pool parties and noise complaints. Additionally, he stated that PD
sees apartment complexes as a target for burglars due to the density of targets.  Vehicle burglars count on large number
of vehicles so that they can quickly steal multiple items and leave the area.  Assistant Chief Winkenwerder stated that
PD should expect an increase in these types of calls also once the complex and townhomes are finished. Staff clarified
that Purpose Built Student Housing is prohibited in the Development Agreement to which Asst. Chief Winkenwerder
replied that PD will monitor the area once it starts leasing to see if it becomes a major problem.

The police departments concern regarding noise and traffic are obviously a concern with college
student-based housing projects in which people are coming and going at all hours.
I appreciate the communication with San Marcos PD by staff disclosing La Cima is a NON-Student
oriented Multifamily Community and thus the concerns regarding noise and traffic are mitigated by the
targeted demographics for this community.

Regarding complaints from homeowners to the west, please feel free to provide the PD with the
Concept Plan showing Townhomes planned to be developed immediately to the west of the
Multifamily Community. The Road between the Multifamily and the Townhomes, the Townhomes
themselves and the 100ft power line easement before you get to the first homes in Phase 1 Section 1
should be a more than adequate buffer for any noise generated from the Multifamily
Community.  Regarding pool activity, the location and size of the pool within the Community and the
targeted demographic should address any potential concerns regarding future complaints.

The police departments concern about apartment complexes as a “target” for burglars is exactly the
concern we have with allowing pedestrian access which are open and not gated to public streets. We
firmly believe gated access is the best way to deter such activity from occurring in the
community.  We also believe this is true with fencing around the Community instead of from edge of
building to edge of building.  The non-student demographic we are targeting will not want to live on
the first floor with any windows, especially bedroom windows, next areas that are accessible by the
public without restriction.  Again, a potential burglary issue that can be minimized and deterred with
fencing.

Planning Department: In addition to the block size requirement not being met, it appears that other requirements are
not being met as well. I’ve outlined a list of these requirements below and have attached a visual representation of
some of these instances:

1. Section 4.4.3.2(1)(b) Building Location
- Section 4.4.3.2(1)(b)(i) Minimum Building Frontage – At least 50% of the frontage along streets shall

consist of principal buildings, publicly accessible plazas, transit stops, or other functional open space
focused on the corner of the block.

§ The corner that Bldg. 5 is on is adjacent to a detention pond. Is this detention pond required in
this location? Could this detention pond be moved behind Bldg. 5 so that the building is
adjacent to the roadway? Could this detention pond be designed to be some kind of functional
open space? If it can be redesigned, there’s a possibility that Bldg. 5 would not have to be
realigned.

We have multiple detention ponds around the site to minimize the slopes and
structures. There are some options to use slightly depressed areas for general park
settings, but this would have to be worked out in the site plan development stage. The
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detention pond at that corner is the best location to catch runoff since it is at the lower
end of the site.  Is there any options to area detention outside our legal lot perimeter?

2. Section 4.4.3.2(2)(c) Parking
- Section 4.4.3.2(2)(c)(ii) Parking lots shall be located in the center and rear of the property rather than

between buildings and streets.
§ There appear to be instances around the site where the parking is in front of the building face;

essentially anything between the red fence line and the street. You’ll need to make sure that the
parking is located behind the face of the building.

The architect will adjust this on the revised site plan.

3. Section 4.4.3.2(2)(h) Fencing and Screening
- Section 4.4.3.2(2)(h)(i) Perimeter fences around MF developments, if used, shall be at least 50%

transparent. The location and height of fencing shall be subject to Section 6.1.3.3.
§ The red line on the attached site plan helps better illustrate the appropriate perimeter fence

location.

The fencing in the Community will meet the 50% transparency requirement.  The fence
design needs to be 6’ tall to address security concerns sited by the PD.

This is in violation of supplemental development standards which sets the maximum
height at 4’, but a 4’ fence is only good for dogs. We want to keep out unwanted people
who prey on men, women and children and steal their stuff.

The mark up on the concept plan showing the fence going from front building corners to
the adjacent front building corner is a flawed concept. This will allow the thugs, burglars
and thieves as mentioned in “Police Department” comments to enter and prey on our
residents.  I suggest we locate the perimeter fence half way between the property line
and the building setback lines.  On Centerpoint road this would be 32’ from the property
line and on Flint Ridge Road and the Townhomes Street, 20’ back from the property
line.  Of course, we need flexibility to work this fence around the existing trees and
detention ponds.

4. Section 4.4.3.2(2)(i) Pedestrian Access and Circulation
- Section 4.4.3.2(2)(i)(i) One pedestrian entrance shall be provided connecting the multifamily site to the

street for block faces up to 500 feet. 2 pedestrian entrances shall be provided for block faces longer than
500 feet. Pedestrian entrances shall connect sidewalks to the internal walkway network and shall be
open and not gated.

We have the required pedestrian entrances, but they are gated with keypads for
security reasons.  As we have already stated above and as pointed out by the police
department in their concerns mentioned above.

§ Pedestrian access is shown as gated, indicated by a purple circle. There are opportunities for
additional connection points to sidewalks, indicated by a blue line.

We don’t have a problem having more connection points, but we need them to be gated
with keypads.
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- Section 4.4.3.2(2)(i)(iv) Crosswalks shall be distinguished from driving surfaces  via painted striping or
materials such as pavers, bricks, stamped concrete, etc.

§ No crosswalks are indicated on the site plan. The yellow line on attached site plan helps
illustrate more crosswalks throughout the parking areas.

We will have crosswalks with painted stripping and accessible by ADA standards
connecting all buildings internally to other buildings.

5. Section 4.4.3.2(2)(m) Refuse and Recycling Dumpsters
- Section 4.4.3.2(2)(m)(ii) Location – All MF developments shall provide both trash and recycling

dumpsters located next to each other. Both shall be located within 500 feet of the entrance to each
ground floor unit measured from the front entrance of the unit and along improved pedestrian paths.

§ One valet trash compactor & recycle center shown on schematic site plan between Bldgs. 1 & 2.

We can put dumpsters throughout the site but that is exactly what we are trying to get
away from.  Unsightly dumpsters throughout site are ugly and generally have a smell
associated with them.

It would be best, for this alternative compliance request, for you outline all the ways in which you are requesting to vary
from Ordinance 2014-35. I recommend reviewing the entire ordinance once more before we proceed.

Thank you,

Alison Brake, CNU-A
Historic Preservation Officer & Planner | Planning & Development Services
630 E Hopkins, San Marcos, TX 78666
512.393.8232

Make Sure You Count in San Marcos!
Click here to respond to the US Census

CAUTION: This email is from an EXTERNAL source. Links or attachments may be dangerous.
Click the Phish Alert button above if you think this email is malicious .
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AC-20-03 (La Cima Multifamily 
Residential Design Standards)
Hold a public hearing and consider a request by Eric Willis for an 
Alternative Compliance to the various design requirements in 
Section 4.4.3.2 of the Multifamily Residential Design Standards in 
Ordinance 2014-35 for a proposed multifamily residential 
development located at the northwest corner of West Centerpoint
Road and Flint Ridge Road, Hays County, Texas (A. Brake)



Location:
• Approximately 14.5 acres at the 

intersection of West 
Centerpoint Road and Flint 
Ridge Road in La Cima
Development

• Proposing various deviations to 
Multifamily Residential Design 
Standards (Ord. 2014-35)

• Low Intensity Zone

• Current Configuration: Vacant

• Surrounding uses include:
• vacant and agricultural land
• Single Family
• City Facilities (Fire Station #2)



Context & History

• Alternative Compliance: 
Multifamily Residential 
Design Standards

• block size
• building location 
• fencing and screening 
• pedestrian and circulation 
• refuse and recycling 

dumpster 

• +/- 12 Buildings
• 288 Units



Proposed Concept



Schematic Site Plan



Code Requirement: All blocks shall 
be limited to a maximum size of 
seven (7) acres

Alternative Compliance Request
Section 4.4.3.2(1)(a)(iii) Block Requirements / Block Size

Applicant Request: A maximum block 
size of 14.5 acres.



Code Requirement: At least 50% of 
the frontage along streets shall 
consist of principal buildings, publicly 
accessible plazas, transit stops, or 
other functional open space focused 
on the corners of the block. 

Alternative Compliance Request
Section 4.4.3.2(1)(b)(i) Building Location

Applicant Request: Building 5 is 
adjacent to a detention pond*. This 
particular pond, according to applicant, 
is at the lower end of the site and best 
location to catch runoff. 
*location shown on next slide



Building Location 



Code Requirement: Perimeter 
fences around multifamily 
developments, if used, shall be at 
least 50% transparent. The location 
and height of fencing shall be subject 
to Section 6.1.3.3. Fence cannot 
exceed 4’ in height and must be 
located behind or even with the face 
of the buildings

Alternative Compliance Request
Section 4.4.3.2(1)(h) Fencing and Screening

Applicant Request: 6’ tall, 50% 
transparent fence that will be located 
halfway between the property line and 
the building setback lines. 



Code Requirement: Pedestrian 
entrances shall connect sidewalks to 
the internal walkway network and 
shall be open and not gated.

Alternative Compliance Request
Section 4.4.3.2(1)(i)(i) Pedestrian Access and Circulation

Applicant Request: Gated pedestrian 
entrances with keypads*

*locations shown on next slide



Pedestrian Access



Code Requirement: All multifamily 
developments shall provide both trash 
and recycling dumpsters located next 
to each other. Both shall be located 
within 500 feet of the entrance to 
each ground floor unit measured from 
the front of the entrance of the unit 
and along improved pedestrian paths.

Alternative Compliance Request
Section 4.4.3.2(1)(m) Refuse and Recycling Dumpsters

Applicant Request: Utilize a single 
valet trash compactor and recycle 
center – between Buildings 1 and 2



Staff is providing a neutral recommendation and leaves a decision of 
approval or denial up to the Planning and Zoning Commission and City 
Council.

Should the Commission choose to recommend approval of the Alternative 
Compliance, Staff recommends the following conditions:

General:

1. This Alternative Compliance applies to multifamily constructed on the 
subject property. The remainder of the property shall follow the 
regulations outlined in the La Cima Development Agreement (2020-
50R);

2. Alternative Compliance is contingent on MF-24 zoning change request; 
and 

3. This Alternative Compliance shall not expire.

Staff Recommendation
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Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: AC-20-06, Version: 1

AGENDA CAPTION:

AC-20-06 (724 Valley Street) Hold a public hearing and consider a request by Al Carroll on behalf of Marel and

Rosa Alvarado for an Alternative Compliance Request to allow two lots that exceed a 3:1 ratio in length to

width for approximately 0.34 acres out of the B. W. Breeding Addition, Located at 724 Valley Street. (W.

Parrish)

Meeting date:  June 23, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☒ Neighborhoods & Housing - Diversified housing options to serve citizens with varying needs and interests

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 7/21/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: AC-20-06, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The applicant is requesting an Alternative Compliance to deviate from the Irregularly-Shaped Lots standards in

the San Marcos Development Code. The applicant is proposing to take one lot, that is currently in

conformation and divide it into two lots, both of which would be considered severely elongated, as they would

be in excess of a 3 to 1 ratio in length to width.

In addition to the Alternative Compliance application, the applicant is submitting a Zoning Change request, to

rezone the property from SF-6 to ND-3. As part of this request, the applicant is required to submit an Existing

Neighborhood Regulating Plan (ENRP) overlay.

The submitted ENRP shows that the applicant intends to subdivide the existing lot, which measures

approximately 99 feet wide by 167 feet deep, into two lots measuring approximately 44.5 feet wide by 167 feet

deep. This request is possible as the ND-3 zoning district allows for the Cottage building type to be built on lots

that are a minimum of 40 feet wide and have a lot area of 4,500 square feet, which the proposed lots exceed.

However, the proposed configuration exceeds the 3:1 maximum ratio, and is instead approximately 3.75:1.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff submits this request to the Planning and Zoning Commission and recommends approval of the request

with the following condition:

1. Approval of Alternative Compliance request is contingent upon rezoning to ND-3

2. The Alternative Compliance shall not expire

City of San Marcos Printed on 7/21/2020Page 2 of 2

powered by Legistar™
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Alternative Compliance 724 Valley  

AC-20-06 Irregularly Shaped Lots 
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Summary 
Request:  An Alternative Compliance to the Irregularly Shaped Lots standards for in 

Section 3.6.3.1(B)(3) of the San Marcos Development Code. 

Applicant: Al Carroll, P.E. 
PO Box 968 
San Marcos, TX 78667 

Property Owner: Marel & Rosa Alvarado 
415 Pinafore St 
Buda, TX 78610 

Alternative Compliance 
Expiration: 

The Alternative Compliance shall not expire. 

 
Notification 

Posted:  NA Personal: May 22, 2020 

Response: Staff received a Petition against the request (attached) 

 
Property Description 

Legal Description: Lot S Block 5 B.W. Breeding Addition 

Location: The intersection of Valley Street and Luck Street Alley 

Acreage: .34 +/- Central Business 
Area: 

No 

Existing Zoning: “SF-6” Single Family-6 Proposed Zoning: “ND-3” Neighborhood 
Density - 3 

Preferred Scenario: Existing Neighborhood CONA 
Neighborhood: 

Dunbar 

Existing Use: Vacant Proposed Use: Two single family homes 
and an ADU 

Sector: 1 Utility Capacity: Adequate 

 

Surrounding Area 

 Zoning Existing Land Use Preferred Scenario 

North of Property: SF-6 Vacant  Existing Neighborhood 

South of Property: P Boys and Girls Club Existing Neighborhood 

East of Property: SF-6 House Existing Neighborhood 

West of Property: SF-6 House Existing Neighborhood 
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Comments from Other Departments 

Police No Concerns 

Fire No Concerns 

Public Services  No Concerns 

Engineering No Concerns 

History 

The applicant is requesting an Alternative Compliance to deviate from the Irregularly-Shaped Lots standards 
in the San Marcos Development Code. The applicant is proposing to take one lot that currently conforms 
with lot standards and divide it into two lots, both of which would be considered severely elongated, as they 
would be in excess of a 3 to 1 ratio in length to width.  
 
Section 3.6.3.1(B)(3) states that “Triangular, severely elongated (in excess of 3 to one length to width ratio) 
or tapered, or flag lots shall not be permitted except for use as dedicated parkland lots.”  
 
Section 3.6.3.1(B)(3)(a) specifically states that exceptions to these standards fall under the alternative 
compliance process in accordance with Section 2.8.4.1 of the San Marcos Development Code.  
 

Additional Analysis 

In addition to the Alternative Compliance application, the applicant is submitting a Zoning Change request, 
to rezone the property from SF-6 to ND-3. As part of this request, the applicant is required to submit an 
Existing Neighborhood Regulating Plan (ENRP) overlay. The purpose of the ENRP is to establish certain 
overlay characteristics such as the number of lots proposed, the allowed building types, transitional buffers, 
and parking locations.  
 
The submitted ENRP shows that the applicant intends to subdivide the existing lot, which measures 
approximately 99 feet wide by 167 feet deep, into two lots measuring approximately 44.5 feet wide by 167 
feet deep. This request is possible as the ND-3 zoning district allows for the Cottage building type to be built 
on lots that are a minimum of 40 feet wide and have a lot area of 4,500 square feet, which the proposed 
lots exceed. However, the proposed configuration exceeds the 3:1 maximum ratio, and is instead 
approximately 3.75:1.  
 
As this property is located within an existing previously developed neighborhood, the applicant is unable to 
shape the proposed lots to meet the 3:1 requirement, even though both lots exceed the minimum lot 
dimensional standards. Additionally, there are similarly shaped lots existing in the neighborhood near this 
property.   
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Staff Recommendation 

 Approval as Submitted X Approval with Conditions  Denial 

Staff recommends that the request be approved with the following conditions: 
General: 

1. Approval of Alternative Compliance is contingent on approval of rezoning to ND-3 

2. This Alternative Compliance shall not expire. 

 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: January 30, 2020 

valuation 
Criteria for Approval (2.8.4.4) 

Consistent Inconsistent Neutral 

X   

The request is consistent with the policies embodied in the adopted 
Comprehensive Plan; 
This property is located within an Existing Neighborhood as indicated on the 
Preferred Scenario Map. The Comprehensive Plan states that development 
within Existing Neighborhoods should be compatible with the surrounding 
neighborhood. There are several lots within close proximity to the proposed 
Alternative Compliance that have similar dimensions. 

X   
The request is consistent with the general purpose, intent and character 
of the development regulations applicable to the property; 
See Criteria for Approval in Section 3.6.5.1 below. 

 X  

There are special circumstances or conditions arising from the physical 
surroundings, shape, topography or other features affecting the subject 
property; 
None noted. 

X   

The request is detrimental to the public health, safety or welfare, or 
injurious to other property within the area; 
Staff does not feel that the request is detrimental to the public health, 
safety, or welfare, or is injurious to other property within the area. 

X   

The request either: 
a. Does not have an adverse impact upon adjacent property or 

neighborhoods, including but not limited to, parking, traffic, 
noise, odors, visual nuisances, and drainage; or 
The proposed zoning district and Existing Area Regulating Plan 
have standards to minimize adverse impacts, such as parking 
location standards. 

b. Includes Improvements either on-site or within the public 
rights-of-way to mitigate any such adverse impacts. 

X   

The request shall not have the effect of preventing the orderly use and 
enjoyment of other property within the area in accordance with the 
provisions of this Development Code, or adversely affect the rights of 
owners or residents of adjacent property or neighborhoods; 
No adverse effects on surrounding properties or neighborhoods are noted.  
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Evaluation Criteria for Approval (2.8.4.4) 
Consistent Inconsistent Neutral 

X   

The request shall not result in any incompatibility of the development to 
which it relates with, or the character and integrity of, adjacent property 
or neighborhoods; and 
The applicant is proposing to build two homes and an Accessory Dwelling 
Unit, which is compatible with the surrounding uses of homes and the Boys 
and Girls Club.  
 

X   

The request meets the standards for the applicable zoning district, or to 
the extent deviations from such standards have been requested, that such 
deviations are necessary to render the subject development or 
Improvement compatible with adjacent development or the 
neighborhood. 
The request meets all standards of the requested ND-3 zoning district, the 
Alternative Compliance request will not waive or modify any zoning 
standards.  
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Property ID Property Address Owner Mailing Address City State ZIP 
R24628 
 

630 CENTRE ALUTTO NICHOLAS STEPHEN & REBECCA 630 CENTRE ST SAN MARCOS TX 78666 

R21981 724 VALLEY ALVARADO, MAREL JR & ROSA L 415 PINAFORE ST  BUDA TX 78610 
R21983 734 VALLEY ARMSTEAD, ALBERT L 1421 W HOPKINS ST SAN MARCOS TX 78666 
R128947 319 JACKMAN BROWN PAMELS 319 JACKMAN ST SAN MARCOS TX 78666 
R21979 719 CENTRE VYAS WILLIE ET AL 719 CENTRE ST SAN MARCOS  TX 78666 
R21967 740 CENTRE CALLIHAN, BILLY RAY 740 CENTRE ST SAN MARCOS TX 78666 
R35323 752 GRAVEL CASTILLO, GLORIA 4612 MILBURN LN AUSTIN TX 78702 
R35321 738 GRAVEL DE LOS SANTOS ANITA 738 GRAVEL ST SAN MARCOS TX 78666 
R24669 314 HERNDON ESCOBAR, NICOLAS VARGAS 314 HERNDON SAN MARCOS TX 78666 
R21969 736 CENTRE FB PROPERTIES LLC PO BOX 705 SAN MARCOS TX 78667 
R24666 315 JACKMAN FLORES, PRISCILLA 1529 JERUSALEM 

DR 
ROUND ROCK TX 78664 

R21958 214 JACKMAN FOSTER NARCISIS & ESTATE OF WILEY R 214 JACKMAN ST SAN MARCOS TX 78666 
R21959 708 CENTRE FREEMAN ANNIE LEE ESTATE 721 GRAVEL ST SAN MARCOS  TX 78666 
R21962 721 MLK GARZA MANAGEMENT TRUST OF 1994 PO BOX 1898 SAN MARCOS TX 78666 
R24700 401 JACKMAN GIBERSON RICHARD J PO BOX 7555 BUDA TX 78610 
R21976 701 CENTRE GONZALES SAUL 816 STAGECOACH 

TRL 
SAN MARCOS TX 78666 

R21963 716 CENTRE GREATER BETHEL BAPTIST CHURCH PO BOX 1068 SAN MARCOS TX 78666 
R21984 743 CENTRE GRIFFIS JOHN 743 CENTRE ST SAN MARCOS TX 78666 
R21973 711 CENTRE HARRIS MELVIN 711 CENTRE ST SAN MARCOS TX 78666 
R21986 CENTRE HUTSON, WILLIAM R 107 CHURCH ST LANCASTER PA 17602 
R21960 706 CENTRE KENDRICK ODIE 1001 

MORNINGWOOD 
DR 

SAN MARCOS TX 78666 

R70609 725 CENTRE MAJORS, HENRY 210 ENDICOTT SAN MARCOS TX 78666 
R24667 606 VALLEY PACHECO MARCUS & JACLYN 612 VALLEY ST SAN MARCOS TX 78666 
R21972 712 VALLEY PATTERSON BENJAMIN G 121 S BISHOP ST SAN MARCOS TX 78666 



R24658 625 CENTRE PENTECOSTAL TEMPLE CHURCH OF GOD IN 
CHRIST 

PO BOX 1887 SAN MARCOS TX 78666 

R21955 JACKMAN PETERSON ARRON & LUELLA 2703 TRAILBLAZER 
LN 

MANVEL TX 77578 

R24657 311 JACKMAN PORTER BERNIE 1801 FRAZIER AVE AUSTIN TX 78704 
R35320 738 GRAVEL STANDARD GREG 438 VISTA VERDE BLANCO TX 78606 
R21956 712 CENTRE TAYLOR, ESTELLA 4804 GLENGARY CA BAKERSFIELD CA 93309 
R21974 JACKMAN TAYLOR, W C 4106 BELGRADE DR HOUSTON TX 77045 
R21978 312 JACKMAN TOWNSEND, LILLIE BELLE 312 JACKMAN SAN MARCOS TX 78666 
R21980 720 VALLEY WEBSTER, DEBORAH E 125 REDWOOD DR KYLE TX 78640 
R21970 214 ENDICOTT WILLIAM DONNIE L 214 ENDICOTT ST SAN MARCOS TX 78666 
  CATHY DILLON 1000 BURLESON SAN MARCOS  TX 78666 
  AMY KIRWIN 1131 W MLK DR SAN MARCOS TX 78666 
  OLLIE GILES 524 VALLEY ST SAN MARCOS TX 78666 
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AGREEMENT TO THE PLACEMENT OF NOTIFICAT!ON SIGNS

AND ACKNOWLEDGEMENT OF NOTIFICATION REQUIREMENTS

丁he City of San Marcos Development Code requires pub(ic no珊cation in the form of notification signs on the subject

P「OPe時Published notice, and l o「 personal notice based on the type of application p「esented to the Planning

Commission and / o「 City Counci上

●　Notification Sjgns: if requi「ed by code, Staff sha岬ace notification signs on each st「eet adjacent to the suPject

ProPerty and must be placed in a visible, unObstructed iocation near the property line.旧s unIawful fo「a person

to aite「 any notification sign, Or tO remOVe it w刷e the request is pending. Howeve「, any 「emOVal or alteration

that is beyond the controI of the app=cant sha‖ not co=Stitute a fallu「e to meet notification 「equjrements. /書shal/

be fhe鳩spons酬町of the applicant fo pehodieafty check si寄n /OCaffons fo ye硯y fhat肋e sjgns remain

h pface had have not been vanda施ed or removed柵e app〃canl sha〃加med由fely noufy fhe

responsめIe o飾c細/ of any面ssing or defecfルe s匂ns・ /t ;s unfaw如I for a peISOn fo alter any "O醐ca的n

Sjgr]’Or fo remove ;t w刷e肋e case is pending; howeve4 any remOVa/ or a/terauon that ,s beyond的e

COnfrol of the app〃can書sha〃 nof cons書itt,te aね施鳩fo meet no請柵oa書ion requ存ements.

●　Published Notice‥ if 「equi「ed by code, Staff sha= pu胡sh a notice in a newspaper of general circuIation in

accordance with City Codes and the Texas LocaI Gove「nment Code. " forany鳩ason, mOre的an one nofroe

ts requfrod fo be pub庵hed ;t may be at的e expense offhe app〃can1 771e鳩nO掘ca書ion fee sha// be $91

p/us a $13 technoIogy fee,

. PersonaI Notice‥ if required by code’Staff sha= mail pe「sonal notice in accordance with City Codes and the

Texas Local Govemment Code. /鼻for any reasonタmOre肋an one ”Ofice is reqt所ed to be ma〃ed /書may be

at肋e expense of肋e app/ica庇77]e鳩nO鯛Ca的両ee sha〃 be $91 pIus a $13 fechnoIogy fee.

I have read the above statements and agree to ute required pub〃c no据cafron, aS requ所e匂based on the attached

app〃ca歌on・ 777e CifyS P/annhg and Devefopment Serv/ces Depa万ment sfa# has my pemissbn fo p/ace s匂ns, aS

requrfect on fhe prqperty and / wW notfty Cify sta汗/f the sign(d申sねre damaged, mOVed or removed. / undersfand勅e

process of noti#cation and pub侮heahng and hereby submit勅e affached applica飲on fo川eview by the Cifyl

Print Name: MAREL ALVARADO JR. & ROSA ALVARADO

1__　　_　　十、_、 _　　　　　_　　__　十・置_

; F。冊Updated Octobe「, 2019

Pほ冊旧g & Deve庫rTlent Services. 630 Eas冊op航s. San Ma「cos. Texas 78666. 512-393-8230





EXISTING CONDITIONS
OF LOT S, BLOCK 5,

B.W. BREEDING ADDITION
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ENGINEERING  SURVEYING  PLANNING
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REPLAT OF LOT S, BLOCK 5,
B.W. BREEDING ADDITION

CREATING
LOT S1 & LOT S2, BLOCK 5,
B.W. BREEDING ADDITION

CITY OF SAN MARCOS
HAYS COUNTY, TEXAS

SURVEYOR:ENGINEER:

VICINITY MAP

PLAN 574X SM-19-1195000
SMS-MC207-19

FEBRUARY 24, 2020

N.T.S.

SOUTHWEST CORNER OF
LOT S, BLOCK 5
B. W. BREEDING ADDITION

REFERENCE TIE TO
CITY OF SAN MARCOS

BENCHMARK
(GPS# 06)

S55° 10' 27"W 2467.35'

ROW         RIGHT OF WAY

PRHCT      PLAT RECORDS OF HAYS COUNTY, TEXAS

DRHCT     DEED RECORDS OF HAYS COUNTY, TEXAS

IRON ROD FOUND



UTILITY POLE

I.R.        IRON ROD

(xx.xx')       RECORD DIMENSIONS

OVERHEAD UTILITIES

WIRE FENCE

VRS.         VARAS
FND          FOUND

SITE

ORIGINAL CONFIGURATION      N.T.S.
IRON ROD  W/ TRI-TECH
CAP SET I.P.        IRON PIPE

WATER METER

RELEASED FOR REVIEW  02/27/20
Preliminary, this document shall not be recorded for any purpose and shall not be used or viewed or
relied upon as a final survey document.

RELEASED FOR REVIEW  02/27/20
Preliminary, this document shall not be recorded for any purpose and shall not be used or viewed or
relied upon as a final survey document.



sanmarcostx.gov

AC-20-06 (Irregularly Shaped Lots)
Hold a public hearing and consider a request by Jermi Henry for 
an Alternative Compliance to the maximum block perimeter 
requirements in Section 3.6.6.1 of the San Marcos Development 
Code related to the proposed City of San Marcos Public Services 
Facility near the intersection of FM 110 and Hwy 123, Hays 
County, Texas. (W. Parrish)



Location:
• Approximately 0.34 acres 

along near the intersection 
of Valley Street and Luck 
Street Alley

• Existing Zoning: Single 
Family-6 “SF-6” 

• Requested Zoning: 
Neighborhood Density-3 
“ND-3”

• Current Configuration: 
Vacant 

• Surrounding uses 
include:

• Single Family
• Boys and Girls Club
• Vacant 



Context & History

• Alternative Compliance: 
Irregularly Shaped Lots

• Severely elongated, 
exceeding 3:1 length to 
width

• Proposed lots approximately 
3.75:1 length to width 

• Regulating Plan required 
with proposed Zoning 
Change

• Lots will exceed minimum 
requirements of ND-3 lot 
dimensional requirements 
for the Cottage building type



Code Requirement: Triangular, 
severely elongated (in excess of three 
to one length to width ratio) or 
tapered, or flag lots shall not be 
permitted except for use as dedicated 
parkland lots.

Alternative Compliance Request
Section 3.6.3.1(B)(3) 

Applicant Request: Applicant is 
requesting to waive the 3 to1 maximum 
and allow two lots that are 
approximately 3.75 to 1 





Existing vs Proposed Layout



Existing Neighborhood Regulating Plan



Analysis

Surrounding Neighborhood
• Property is in an Existing 

Neighborhood
• Several lots in the vicinity have 

similar proportions to the proposed 
lots

• Proposed lots exceed the 
minimum dimensional standards 
for proposed cottage buildings 
within the ND-3 zoning district. 

Purpose of the 3:1 Maximum
• Reduces possibility of future 

land locked lots.
• Helps to maintain adequate 

access to lots.
• Helps to ensure consistent 

block formation. 



Neighborhood Petition

Impact of Petition
• As this is an Alternative 

Compliance Case, this petition 
does not fall under Section 
2.2.4.2(A) of the Development 
Code

• Petition does not trigger 
supermajority requirement even if 
signed by more than 20% of 
property owners

• Map is for informative purposes

Petition received 6/22/2020 
• Petition provided to 

Commissioners via email
• Staff identified properties 

included in petition
• Petition map is not limited to 

property owners



Staff recommends that the request be approved with the 
following condition:

1. Approval of Alternative Compliance is contingent of approval of rezoning 
to ND-3

2. This Alternative Compliance shall not expire.

Staff Recommendation



From: Burrell, Cesly
To: Parrish, Will
Cc: Hernandez, Amanda
Subject: FW: [EXTERNAL] Neighborhood Opposition to subdividing 724 Valley st. (AC-20-06)
Date: Tuesday, June 23, 2020 5:28:49 AM
Attachments: Neighborhood Opposition to AC-20-06 (724 Valley request to subdivide).pdf

From: benjamin patterson  
Sent: Monday, June 22, 2020 3:09 PM
To: Planning Info <PlanningInfo@sanmarcostx.gov>
Subject: [EXTERNAL] Neighborhood Opposition to subdividing 724 Valley st. (AC-20-06)

Planning and Zoning Commission,

I have attached a letter opposing the Alternative Compliance Request (AC-20-06) exception to the 3:1 
Length to Width Requirement for 724 Valley street. This letter has been signed by 27 adjacent neighbors, 
17 of which live or own property within the 400' buffer. The opposition to this request is strong and many 
people asked when they can attend the meeting. I do not know how many neighbors will attend the virtual 
meeting, but it should not be assumed that everyone has the technological capabilities to partake in a 
public meeting in a virtual format. Please consider this letter and accompanying signatures and deny this 
request based on the opinions of the neighbors who have lived and/or owned property in the area for 
multiple generations.  

Thank you for your voluntary service to our town,
Ben Patterson
712 Valley st.

CAUTION: This email is from an EXTERNAL source. Links or attachments may
be dangerous. Click the Phish Alert button above if you think this email is
malicious .

mailto:CBurrell@sanmarcostx.gov
mailto:WParrish@sanmarcostx.gov
mailto:AHernandez@sanmarcostx.gov
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: AC-20-10, Version: 1

AGENDA CAPTION:

AC-20-10 (242 Guadalupe) Hold a public hearing and consider a request by Carlos Iglesias on behalf of

Greater Texas Credit Union for an Alternative Compliance Request to allow a building expansion that does not

meet the Build to Zone standards of Section 4.3.3.3(E)1 and the Minimum Two Story requirements of Section

4.3.4.4 for a property located at 242 N Guadalupe Street. (W. Parrish)

Meeting date:  July 28, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

City of San Marcos Printed on 7/21/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: AC-20-10, Version: 1

☐ Core Services

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The applicant is requesting an Alternative Compliance to deviate from the Build To Zone and Two Story Height

Requirements for a small expansion of an existing building zoned CD-5D located at 242 N Guadalupe Street.

This property is being converted from a law office to a credit union.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Click or tap here to enter text.

City of San Marcos Printed on 7/21/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


Alternative Compliance 242 Guadalupe 

AC-20-10 Build To Zone and Two 
Story Height Requirement 

 

1 
 

Summary 
Request:  An Alternative Compliance to the Build To Zone requirements in Section 

4.3.3.3 and the Minimum Two-Story requirements of Section 4.3.4.4 of the 
San Marcos Development Code. 

Applicant: Carlos Iglesias  
2080 N Hwy 360 Ste. 240 
Grand Prairie, TX 75050 

Property 
Owner: 

Greater Texas Credit Union 
4411 N. Lamar 
Austin, TX 78752 

Alternative Compliance 
Expiration: 

The Alternative Compliance shall expire upon further expansion of this 
building beyond the current request. 

 
Notification 

Posted:  N/A Personal: July 10, 2020 

Response: None as of date of Staff Report 

 
Property Description 

Legal Description: Lot N ½ of 1, Block 20, Original Town of San Marcos 

Location: 242 N Guadalupe Street 

Acreage: .17 +/- Central 
Business Area: 

Yes 

Existing Zoning: CD-5D Preferred 
Scenario: 

Downtown High Intensity 
Zone 

Existing Use: Vacant Proposed Use: Bank 

CONA Neighborhood: Downtown Sector: 1 

Utility Capacity: Good   

 

Surrounding Area 

 Zoning Existing Land Use Preferred Scenario 

North of Property: CD-5D Paid Parking Lot High Intensity 

South of Property: CD-5D Office / Commercial High Intensity 

East of Property: CD-5D Fire Station / Commercial High Intensity 

West of Property: CD-5D Commercial High Intensity 
 

 



Alternative Compliance 242 Guadalupe 

AC-20-10 Build To Zone and Two 
Story Height Requirement 

 

2 
 

 

History 

The applicant is requesting an Alternative Compliance to deviate from the Build To Zone and Two Story 
Height Requirements for a small expansion of an existing building zoned CD-5D located at 242 N Guadalupe 
Street.  This property is being converted from a law office to a credit union.  
 

Additional Analysis 

Section 4.3.3.3(E) of the San Marcos Development Code states that when an existing non-conforming 
building is expanded, the expansion should be placed in the build-to-zone. The build-to-zone within the CD-
5D zoning district is within 12 feet of the property line. The proposed addition of a foyer and trellis will 
extend the existing building to within 22 feet of the property line along Guadalupe, which is approximately 
10 feet short of the build-to-zone. The Trellis does extend to the property line along Hutchison Street. 
 
The intent of the build-to-zone is threefold: 

 Provide a range for building placement that strengthens the street edge, establishing a sense of 
enclosure by providing special definition; 

 The harmonious placement of buildings to establish the street edge is a principal means by which 
the character of an area or district is defined; and 

 Established to accommodate flexibility in specific site design while maintaining the established street 
edge.  

 
The proposed expansion is relatively minor and does bring the building more into conformance with the 
code by bringing the building closer to the build-to-zone along Guadalupe Street. The build-to-zone along 
Guadalupe is proposed to contain a landscaped courtyard area and pedestrian oriented access to the 
building.  
 
Section 4.4.3.6 of the San Marcos Development Code states that the minimum height for buildings within 
the CD-5D district is two stories. Section 4.3.4.4 states when there is a minimum two story-height 
requirement, it applies specifically to the first 30 feet of the building. It also states that a single story, with 
an interior height of 25 feet from finished floor to finished celling, can be used to satisfy the two-story 
requirement.  
 
The intent of the two-story requirement is to ensure that the building scale is compatible with other 
structures and the relationship of the building to the public space. A minimum building height also serves to 
promote a mixture of uses.  
 
The applicant is proposing a 10 foot tall trellis and a 21.5 foot tall tower to be used as a foyer. The trellis is 
not enclosed, and does not have a finished floor or finished celling. The foyer tower would extend 
approximately 5 feet and 10 inches higher than the existing building’s parapet.  
 
 

 



Alternative Compliance 242 Guadalupe 

AC-20-10 Build To Zone and Two 
Story Height Requirement 
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Staff Recommendation 

Comments from Other Departments 

Police No Concerns 

Fire No Concerns 

Public Services  No Concerns 

Engineering No Concerns 

 Approval as Submitted X Approval with Conditions  Denial 

Staff recommends that the request be approved with the following conditions: 
 

General: 
1. The site and building shall be constructed in a manner substantially similar to the provided site plan and 

building elevations; and 

2. The Alternative Compliance shall expire upon further expansion of this building beyond the current 

request. 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: July 15, 2020 
 

 

 

Evaluation 
Criteria for Approval (2.8.4.4) 

Consistent Inconsistent Neutral 

X   

The request is consistent with the policies embodied in the adopted 
Comprehensive Plan; 
The proposed addition brings the building more into conformance with the 
City’s adopted codes.  
 

X   

The request is consistent with the general purpose, intent and character 
of the development regulations applicable to the property; 
See Criteria for Approval in Section 4.3.3.3(F) and 4.3.4.4(D) below. 
 

 X  

There are special circumstances or conditions arising from the physical 
surroundings, shape, topography or other features affecting the subject 
property; 
None noted. 
 

X   

The request is detrimental to the public health, safety or welfare, or 
injurious to other property within the area; 
The request will not be detrimental to the public health, safety or welfare, 
or injurious to other property within the area. 
 



Alternative Compliance 242 Guadalupe 

AC-20-10 Build To Zone and Two 
Story Height Requirement 
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Evaluation Criteria for Approval (2.8.4.4) 
Consistent Inconsistent Neutral 

X   

The request shall not have the effect of preventing the orderly use and 
enjoyment of other property within the area in accordance with the 
provisions of this Development Code, or adversely affect the rights of 
owners or residents of adjacent property or neighborhoods; 
No adverse effects on surrounding properties or neighborhoods are noted. 
The applicant must still follow all other codes and regulations.  
 

X   

The request shall not result in any incompatibility of the development to 
which it relates with, or the character and integrity of, adjacent property 
or neighborhoods; and 
While the request does not bring the building into conformance with the 
adjacent buildings and properties, it does bring the building more into 
conformance.   
 

X   

The request meets the standards for the applicable zoning district, or to 
the extent deviations from such standards have been requested, that 
such deviations are necessary to render the subject development or 
Improvement compatible with adjacent development or the 
neighborhood. 
The request meets the standards of the CD-5D zoning district to the extent 
that the deviations from such standards have been requested.  
 



Alternative Compliance 242 Guadalupe 

AC-20-10 Build To Zone and Two 
Story Height Requirement 
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Evaluation 
Build-to-Zone Requirements (4.3.3.3) 

Consistent Inconsistent Neutral 

X   

The approved alternate meets the intent of the build-to-regulations: 
The intent of the build-to-regulations is to establish a sense of enclosure by 
providing special definition; define the character of an area or district, and 
accommodate flexibility while maintain the established street edge. The 
proposed expansion is minor and brings the building more into conformance 
with these regulations.  
 

X   

The approved alternate conforms with the Comprehensive Plan and 
adopted City plans; 
The Comprehensive Plan identifies the Downtown High Intensity Zone as an 
area of expected growth with a focus on multimodal transportation. The 
proposed building expansion brings the building closer to the sidewalk and 
adds a landscaped courtyard in place of a parking lot within the build-to-
zone. 

X   

The approved alternate does not substantially or negatively alter the 
build-to pattern that is harmonious with the existing built context.  
The proposed alternate brings the building more into conformance with the 
existing built context. 

X   

The change in percentage of building that occupies the build-to area of 
setback does not negatively impact pedestrian access, comfort or safety; 
and 
There is no change proposed to the percentage of building occupying the 
build-to-zone along Guadalupe, it is currently 0%, and is proposed to remain 
0%. 

X   

Site area that would have otherwise been occupied by buildings is not 
utilized for parking and is converted to an outdoor amenity area.  
The area that would have been occupied by the building is proposed to be a 
landscaped courtyard.   



Alternative Compliance 242 Guadalupe 

AC-20-10 Build To Zone and Two 
Story Height Requirement 
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Evaluation Minimum Two Story Requirements (Section 4.3.4.4) 
Consistent Inconsistent Neutral 

X   

The approved alternate meets the intent of the minimum two-story 
requirements: 
The intent of the build-to-regulations is to establish a sense of enclosure by 
providing special definition, define the character of an area or district, and 
accommodate flexibility while maintain the established street edge. The 
proposed expansion is minor and brings the building more into conformance 
with these regulations.  

 
 

X   

The approved alternate conforms with the Comprehensive Plan and 
adopted City plans; 
The proposed alternate brings the property more into conformance with the 
adopted City plans.  

X   

The approved alternate conforms with the Downtown Design Guidelines.  
The property is located within the Downtown area of the Downtown Design 
Context Map. Height related guidelines generally relate to requests for 
additional height, rather than reduced height. The Downtown Design 
Guidelines state that: 

 Flexibility for building height requirements may be considered 
where not visible from the square. Overall mass should maintain a 
sense of human scale and not appear out of character with the 
Downtown Historic District.   
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ZONECODE

CD-5D Character District 5-Downtown (CD-5D)
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Property 
ID 

Owner Name Property Address  Owner Address  City State Zip 

41480 202 NORTH LBJ VENTURE GROUP 
LP 

202 LBJ 2606 RANCH ROAD 620 N AUSTIN TX 78734-2628 

41474 230 N LBJ LLC 226 LBJ 912 NARANJO DR  GEORGETOWN TX 78628 
41652 300 NORTH LBJ DRIVE LLC 300 LBJ 10900 BEACHAM CT  AUSTIN TX 78739 
41630 AIKEN, C H 101 HOPKINS 242 Whitney RUN  Buda TX 78610-3008 
41625 B L SCOFIELD INC 145 HOPKINS 127 E Hopkins ST  San Marcos TX 78666-5611 
41620 BURNSIDE JOHN & ELLEN 235 LBJ 1045 ERICKSON RD  HELENA MT 59602-8323 
41478 CARSON FAMILY PROPERTIES 212 LBJ 407 S STAGECOACH TRL  

STE 203 
SAN MARCOS TX 78666-5063 

41623 CASEY MANAGEMENT TRUST 237-245 LBJ CASEY JAMES NEWMAN 
TRUSTEE 7801 
HEATHERCREST CIRCLE 

AUSTIN TX 78731 

41622 CHRYSTAL JANAA & TOM 225 LBJ 1447 FRIENDLY PATH  NEW BRAUNFELS TX 78132-4608 
41629 EAST HOPKINS LLC 105-107 HOPKINS 1801 CHALK ROCK CV  AUSTIN TX 78735-1733 
41661 FIRST UNITED METHODIST 

CHURCH OF SAN MARCOS 

 
129 W HUTCHISON ST SAN MARCOS TX 78666 

41646 GLASHEEN ROBERT F & MICHELE I 318 LBJ 204 KENDALL POINTE DR BOERNE TX 78015 
41617 GREATER TEXAS FEDERAL CREDIT 

UNION 
242 GUADALUPE 6411 N LAMAR BLVD  AUSTIN TX 78752 

41507 GREGSON J SCOTT 120 HOPKINS 120 W HOPKINS ST APT 200 SAN MARCOS TX 78666-5637 
41658 GUADALUPE BOBCAT 350 LTD 350 GUADALUPE %ENDEAVOR REAL ESTATE 

GROUP  
500 W 5th STREET 

AUSTIN TX 78701 

135947 GUADALUPE-REAL PROPERTY & 
INVESTMENTS LLC 

301 GUADALUPE P O BOX 5382 SHERMAN OAKS CA 91413 

41508 HOPKINS SQUARE LLC 100 HOPKINS PO BOX 160896 AUSTIN TX 78716-0896 
41510 HOPKINS SQUARE LLC - FROST 

CORNER #2 PROPERTY SERIES 
231 GUADALUPE 900 BLUEBONNET LN  AUSTIN TX 78704 

41657 JACK IN THE BOX PROPERTIES LLC 343 LBJ 9357 SPECTRUM CENTER 
BLVD  

SAN DIEGO CA 92123-1444 

41519 MLKSM LLC 137 GUADALUPE 510 HEARN ST # 200 AUSTIN TX 78703-4516 



41626 ONIONS R US LLC 129 HOPKINS 129 E HOPKINS ST STE 120 SAN MARCOS TX 78666-5636 
41650 ROTHER INVESTMENTS LLC 211/215 

HUTCHISON 
PO BOX 911 SAN MARCOS TX 78666 

41479 SAN MARCOS COMMUNITY 
PARTNERS LLC 

214 LBJ % LATIPAC COMMERCIAL 
P O BOX 162304 

AUSTIN TX 78716-2304 

27242 SAYYED INVESTMENTS HOLDINGS 
INC 

339 GUADALUPE 2611 MARCUS ABRAMS 
BLVD  

AUSTIN TX 78748-2954 

41655 SERUR TERRY WARREN & 
GRANBERRY SHERI SERUR 

313/315 LBJ PO BOX 874 SAN MARCOS TX 78667-0874 

41656 SHOW PLACE CINEMA 321-323 LBJ % LONE STAR THEATER INC 
1250 WONDER WORLD DR 

SAN MARCOS TX 78666-7530 

41624 SHY GROUP LP 139 HOPKINS 2686 BLACK BEAR DR  NEW BRAUNFELS TX 78132-4179 
168257 SHYPENN LTD 301 LBJ 2686 BLACK BEAR DR  NEW BRAUNFELS TX 78132-4179 
41476 SLACK JOHN MARK 232 LBJ 112 DOLLY ST  SAN MARCOS TX 78666 
41477 TARRANT, LINDA LEWIS 218-220 LBJ P O BOX 199 HUNT TX 78024-0199 
41619 TEXAS STATE UNIVERSITY - SAN 

MARCOS 
224 GUADALUPE Attn: VP FOR FINANCE AND 

SUPPORT SERVICES 
601 UNIVERSITY DR 

SAN MARCOS TX 78666 

41649 WEATHERFORD, LAURA 312 LBJ 2275 SUMMOT RIDGE DR SAN MARCOS TX 78666-4945 
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AC-20-10 (Build-to-Zone and Minimum 
Two Story Requirements)

AC-20-10 (242 Guadalupe) Hold a public hearing and consider a request 
by Carlos Iglesias on behalf of Greater Texas Credit Union for an 
Alternative Compliance Request to allow a building expansion that does 
not meet the Build to Zone standards of Section 4.3.3.3(E)1 and the 
Minimum Two Story requirements of Section 4.3.4.4 for a property 
located at 242 N Guadalupe Street



Location:
• Approximately 0.17 acres 

located at 242 N Guadalupe 
at the intersection of 
Guadalupe and Hutchison

• Existing Zoning: “CD-5D” 
Character District – 5 
Downtown 

• Current Configuration: 
Vacant excising non-
conforming building

• Surrounding uses 
include:

• Fire Station
• Commercial 
• Pay Parking Lot



Context & History

• Vacant building located on 
lot

• Previously a law firm
• Applicant is converting 

building into a Credit Union

• Applicant has two requests 
related to proposed building 
expansion:

• Allow building footprint to 
expand without expanding 
into build-two-zone; and

• Allow building expansion to 
be less than two stories in 
height.



Request 1

• Alternative Compliance: 
Build-To-Zone

• CD-5D build-to-zone is 0-
12 feet from the property 
line

• Applicant would like to 
expand building with a foyer 
and trellis

• Proposed building 
additions within 22 feet of 
the property line

• 10 feet short of build-to-
zone

• Applicant has proposed to 
construct courtyard with 
landscaped beds within 
build-to-zone.



Code Requirement: When an 
existing building is being expanded 
and the existing building does not 
meet the build-to requirement, the 
addition must be placed in the build-
to-zone.

Alternative Compliance Request
Section 4.3.3.3(E)1

Applicant Request: Applicant is 
requesting to waive the requirement 
that the expansion be placed in the 
build-to-zone. However, the applicant 
would expand the building toward the 
build-to-zone.



Proposed Trellis

Proposed Foyer

Proposed Courtyard



Landscape Plan



Request 2

• Alternative Compliance: 
Two Story Requirement

• CD-5D Minimum height is 
two stories

• Applicant proposes 21.5 foot 
tall tower foyer

• Property location on 
Downtown Design Context 
Map:

• Downtown



Code Requirement: 
• Minimum two-story height applies to the 

first 30 feet of the building.
• A building with a single story measuring a 

minimum of 25 feet from finished floor to 
finished celling can satisfy the two-story 
requirement.

Alternative Compliance Request
Section 4.3.4.4

Applicant Request: Applicant is 
requesting to waive the two-story 
requirement for the addition. The 
applicant has proposed a foyer that is 
21.5 feet tall. The proposed trellis is 10 
feet tall. 



View from Hutchison Street

View From Guadalupe Street
21 feet 6 inches



Downtown Design Context

• Downtown Design Context 
Height Strategy: Downtown

• Flexibility for building 
height requirements may 
be considered where it will 
not be visible from the 
square.

• Visibility of property from 
the square is very limited.

• Overall mass should 
maintain a sense of human 
scale and not appear out of 
character with the 
Downtown Historic District.

• Downtown Historic 
District is primarily 1 and 
2 story buildings



Staff recommends that the request be approved with the 
following condition:

1. The site and building shall be constructed in a manner substantially 
similar to the provided site plan and building elevations; and

2. The Alternative Compliance shall expire upon further expansion of this 
building beyond the current request.

Staff Recommendation



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ZC-20-09, Version: 1

AGENDA CAPTION:

ZC-20-09 (724 Valley Street) Hold a public hearing and consider a request by Al Carroll on behalf of Marel and

Rosa Alvarado for a Zoning Change from Single Family - 6 (SF-6) to Neighborhood Density - 3 (ND-3), for

approximately 0.34 acres out of the B. W. Breeding Addition, Located at 724 Valley Street. (W. Parrish)

Meeting date:  July 28, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☒ Neighborhoods & Housing - Diversified housing options to serve citizens with varying needs and interests

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 7/21/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: ZC-20-09, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

This property is located within the Dunbar neighborhood. It is a currently vacant lot that the owner is

proposing to re-zone to ND-3, which would allow them to divide the lot into two smaller lots. The applicant is

proposing that each lot will have one primary residence, and one lot will have an Accessory Dwelling Unit.

According to Section 4.1.2.5(D), this property is subject to the Single Family Preservation Buffer analysis

requirements. After review of the analysis, it has been determined that the surrounding property within the

buffer is primarily Single Family - 6 (SF-6), with approximately 59% of the surrounding property zoned SF-6.

The applicant is proposing to divide this lot into two smaller lots. These proposed lots are similar in size to the

existing lots behind them, facing Centre Street. However, while the proposed lots meet the minimum lot width

requirements for the proposed zoning district, ND-3, they exceed the maximum 3:1 depth to width ratio

platting requirement. In order for these lots to meet City of San Marcos requirements, an Alternative

Compliance request must be approved by the Planning and Zoning Commission.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff provides this request to the Commission for your consideration and recommends approval of the request

for a zoning change from Single Family - 6 (SF-6) to Neighborhood Density - 3 (ND-3).

City of San Marcos Printed on 7/21/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


Zoning Request 724 Valley Street 

ZC-20-09 
SF-6 to ND-3 

 
 

1 
 

Summary 
Request:  Re-zone approximately .34 acres currently in zoned Single Fmaily-6 (SF-6) to 

Neighborhood Density-3 (ND-3).   

Applicant: Al Carroll, P.E. 
P.O. Box 968 
San Marcos, TX 78667 

Property Owner: Marel & Rosa Alvarado 
415 Pinafore Street 
Buda, TX 78610 

Notification 

Application: March 30, 2020 
April 7, 2020 (updated) 

Neighborhood 
Meeting: 

April 14, 2020 

Published: April 26, 2020 # of Participants 0 

Posted: April 24, 2020 Personal: April 24, 2020 

Response: There has been no response as of the time of this Staff Report.   

Property Description 

Legal Description: Lot S Block 5 B.W. Breeding Addition 

Location: Intersection of Valley Street and Luck Street Alley. 

Acreage: .34 +/- PDD/DA/Other: N/A 

Existing Zoning: Single Family-6 (SF-6) Proposed Zoning: Neighborhood Density-3 
(ND-3) 

Existing Use: Vacant  Proposed Use: Residential 

Existing Occupancy: Restrictions Do Apply Proposed Occupancy: Restrictions Do Apply 

Preferred Scenario: Existing Neighborhood Proposed Designation: Existing Neighborhood 

CONA Neighborhood: Dunbar Sector: 1 

Utility Capacity: Adequate Floodplain: No 

Historic Designation: N/A My Historic SMTX 
Resources Survey 

Low 

    

Surrounding Area Zoning Existing Land Use Preferred Scenario 

North of Property: SF-6 Vacant  Existing Neighborhood 

South of Property: P Boys and Girls Club Existing Neighborhood 

East of Property: SF-6 Residence  Existing Neighborhood 

West of Property: SF-6 Residence   Existing Neighborhood 
 

  



Zoning Request 724 Valley Street 

ZC-20-09 
SF-6 to ND-3 
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Staff Recommendation 

X Approval as Submitted  Alternate Approval  Denial 

 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: January 20, 2020 
 

 

 

History 

This property is located within the Dunbar neighborhood. It is a currently vacant lot that the owner is 
proposing to re-zone to ND-3, which would allow them to divide the lot into two smaller lots. The applicant 
is proposing that each lot will have one primary residence, and one lot will have an Accessory Dwelling Unit.  
 

Additional Analysis 

This property is located three lots from the westernmost end of Valley Street. It is across Valley Street from 
the Boys and Girls Club, and between two single family residences. The last property on Valley Street (two 
lots down) is zoned Multifamily-24 (MF-24). 
 
The proposed zoning district, ND-3, allows five building types, including: Accessory Structure, House, 
Cottage, Zero Lot Line House, and Civic Building. The maximum building height allowed within this district is 
two stories.  
 
The applicant has stated that they intend to place one cottage home on each lot. Additionally the lot closest 
to Luck Street Alley would also include an Accessory Structure.  
 
According to Section 4.1.2.5(D), this property is subject to the Single Family Preservation Buffer analysis 
requirements. After review of the analysis, it has been determined that the surrounding property within the 
buffer is primarily Single Family – 6 (SF-6), with approximately 59% of the surrounding property zoned SF-6.     
 
The applicant is proposing to divide this lot into two smaller lots. These proposed lots are similar in size to 
the lots the existing lots behind them, facing Centre Street. However, while the proposed lots meet the 
minimum lot width requirements for the proposed zoning district, ND-3, they exceed the maximum 3:1 
depth to width ratio platting requirement. In order for these lots to meet City of San Marcos requirements, 
an Alternative Compliance request must be approved by the Planning and Zoning Commission.  
 

Comments from Other Departments 

Police No Comment  

Fire No Comment 

Public Services No Comment 

Engineering No Comment 
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Evaluation Criteria for Approval (Sec.2.5.1.4) 

Consistent Inconsistent Neutral  

X   

Whether the proposed zoning map amendment implements the 
policies of the adopted Comprehensive Plan and preferred 
scenario map. 
Table 4.1 of the San Marcos Development Code identifies 
Neighborhood Density Districts as districts that are C - 
Considered in Existing Neighborhoods, all other districts are 
identified as NP – Not Preferred. 

  N/A 

Whether the proposed zoning map amendment is consistent 
with any adopted small area plan or neighborhood character 
study for the area. 
Studies were not complete at the time of this request. 

  N/A 
Whether the proposed zoning map amendment is consistent 
with any applicable development agreement in effect. 
There are no development agreements associated with this site. 

X   

Whether the uses permitted by the proposed change in zoning 
district classification and the standards applicable to such uses 
shall be appropriate in the immediate area of the land to be 
reclassified.  
The uses proposed are consistent with surrounding uses and 
zoning.   

X   

Whether the proposed zoning will reinforce the existing or 
planned character of the area.  
The proposed district is consistent with the existing character of 
the area. There are two similarly sized (currently vacant) lots 
directly behind this one.  

X   
Whether the site is appropriate for the development allowed in 
the proposed district.  
Residential homes are appropriate for this site.  

 X  

Whether there are substantial reasons why the property cannot 
be used according to the existing zoning.  
The property can be used according to its current zoning, 
however it could not be subdivided into multiple lots. 
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Evaluation Criteria for 
Approval 

(Sec.2.5.1.4) 

Evaluation 

Criteria for Approval (Sec.2.5.1.4) 

X   

Whether there is a need for the proposed use at the proposed 
location.  
The rezoning does serve a public purpose as it furthers the goals 
and vision of the Comprehensive Plan by providing a diversity of 
housing types.  

X   

Whether the City and other service providers will be able to 
provide sufficient public facilities and services including schools, 
roads, recreation facilities, wastewater treatment, water supply 
and stormwater facilities, public safety, and emergency services, 
while maintaining sufficient levels of service to existing 
development.   
The property is located within an existing neighborhood with 
adequate services.  

X   

Whether the proposed rezoning will have a significant adverse 
impact on property in the vicinity of the subject property.  
Staff does not anticipate adverse impacts on adjacent property 
as the proposed use is consistent with the surrounding uses.  

X   

For requests to a Neighborhood Density District, whether the 
proposed amendment complies with the compatibility of uses 
and density in Section 4.1.2.5. 
The proposed use does comply with compatibility of uses and 
density in Section 4.1.2.5. The request is listed as “C” 
Considered and does not require a supermajority vote to 
approve. 

X   

The impact the proposed amendment has with regard to the 
natural environment, including the quality and quantity of water 
and other natural resources, flooding, and wildlife management.  
This property is located within an area that has very little 
environmental constraints according to the Land Use Suitability 
Map.  

X   
Any other factors which shall substantially affect the public 
health, safety, morals, or general welfare. 
None noted. 
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Property ID Property Address Owner Mailing Address City State ZIP 
R24628 
 

630 CENTRE ALUTTO NICHOLAS STEPHEN & REBECCA 630 CENTRE ST SAN MARCOS TX 78666 

R21981 724 VALLEY ALVARADO, MAREL JR & ROSA L 415 PINAFORE ST  BUDA TX 78610 
R21983 734 VALLEY ARMSTEAD, ALBERT L 1421 W HOPKINS ST SAN MARCOS TX 78666 
R128947 319 JACKMAN BROWN PAMELS 319 JACKMAN ST SAN MARCOS TX 78666 
R21979 719 CENTRE VYAS WILLIE ET AL 719 CENTRE ST SAN MARCOS  TX 78666 
R21967 740 CENTRE CALLIHAN, BILLY RAY 740 CENTRE ST SAN MARCOS TX 78666 
R35323 752 GRAVEL CASTILLO, GLORIA 4612 MILBURN LN AUSTIN TX 78702 
R35321 738 GRAVEL DE LOS SANTOS ANITA 738 GRAVEL ST SAN MARCOS TX 78666 
R24669 314 HERNDON ESCOBAR, NICOLAS VARGAS 314 HERNDON SAN MARCOS TX 78666 
R21969 736 CENTRE FB PROPERTIES LLC PO BOX 705 SAN MARCOS TX 78667 
R24666 315 JACKMAN FLORES, PRISCILLA 1529 JERUSALEM 

DR 
ROUND ROCK TX 78664 

R21958 214 JACKMAN FOSTER NARCISIS & ESTATE OF WILEY R 214 JACKMAN ST SAN MARCOS TX 78666 
R21959 708 CENTRE FREEMAN ANNIE LEE ESTATE 721 GRAVEL ST SAN MARCOS  TX 78666 
R21962 721 MLK GARZA MANAGEMENT TRUST OF 1994 PO BOX 1898 SAN MARCOS TX 78666 
R24700 401 JACKMAN GIBERSON RICHARD J PO BOX 7555 BUDA TX 78610 
R21976 701 CENTRE GONZALES SAUL 816 STAGECOACH 

TRL 
SAN MARCOS TX 78666 

R21963 716 CENTRE GREATER BETHEL BAPTIST CHURCH PO BOX 1068 SAN MARCOS TX 78666 
R21984 743 CENTRE GRIFFIS JOHN 743 CENTRE ST SAN MARCOS TX 78666 
R21973 711 CENTRE HARRIS MELVIN 711 CENTRE ST SAN MARCOS TX 78666 
R21986 CENTRE HUTSON, WILLIAM R 107 CHURCH ST LANCASTER PA 17602 
R21960 706 CENTRE KENDRICK ODIE 1001 

MORNINGWOOD 
DR 

SAN MARCOS TX 78666 

R70609 725 CENTRE MAJORS, HENRY 210 ENDICOTT SAN MARCOS TX 78666 
R24667 606 VALLEY PACHECO MARCUS & JACLYN 612 VALLEY ST SAN MARCOS TX 78666 
R21972 712 VALLEY PATTERSON BENJAMIN G 121 S BISHOP ST SAN MARCOS TX 78666 



R24658 625 CENTRE PENTECOSTAL TEMPLE CHURCH OF GOD IN 
CHRIST 

PO BOX 1887 SAN MARCOS TX 78666 

R21955 JACKMAN PETERSON ARRON & LUELLA 2703 TRAILBLAZER 
LN 

MANVEL TX 77578 

R24657 311 JACKMAN PORTER BERNIE 1801 FRAZIER AVE AUSTIN TX 78704 
R35320 738 GRAVEL STANDARD GREG 438 VISTA VERDE BLANCO TX 78606 
R21956 712 CENTRE TAYLOR, ESTELLA 4804 GLENGARY CA BAKERSFIELD CA 93309 
R21974 JACKMAN TAYLOR, W C 4106 BELGRADE DR HOUSTON TX 77045 
R21978 312 JACKMAN TOWNSEND, LILLIE BELLE 312 JACKMAN SAN MARCOS TX 78666 
R21980 720 VALLEY WEBSTER, DEBORAH E 125 REDWOOD DR KYLE TX 78640 
R21970 214 ENDICOTT WILLIAM DONNIE L 214 ENDICOTT ST SAN MARCOS TX 78666 
  CATHY DILLON 1000 BURLESON SAN MARCOS  TX 78666 
  AMY KIRWIN 1131 W MLK DR SAN MARCOS TX 78666 
  OLLIE GILES 524 VALLEY ST SAN MARCOS TX 78666 
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Section 5.1.1.2   Land Use Matrix

Table 5.1   Land Use Matrix

Types of Land Uses
Conventional 

Residential
Neighborhood 

Density Districts
Character Districts Special Districts

FD SF
-R

SF
-6
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-4

.5

ND
-3

ND
-3

.5

ND
-4

N-
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S
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-1
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-2
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Agricultural Uses

Barns or agricultural buildings P L -- -- -- -- -- -- P P L -- -- -- P -- -- -- -- Section 5.1.2.1

Stables P L -- -- -- -- -- -- -- P L -- -- -- P -- -- -- -- Section 5.1.2.2

Community Garden P P L L L L L -- P P L L L L P P P P P Section 5.1.2.3

Urban Farm P C C C C L L C P P L L C C P P -- P C Section 5.1.2.4

Plant Nursery L -- -- -- -- -- -- P -- L -- -- P P P P P -- P Section 5.1.2.5

Accessory Uses and Structures

Accessory Building/Structure P P P P P P P P P P P P P P P P P P P Section 5.1.3.1

Accessory Dwelling Unit L L L L L L P P -- P L P P P -- -- -- -- -- Section 5.1.3.1

Accessory Use, except as listed 
below:

P P P P P P P P P P P P P P P P P P P Section 5.1.3.2

Outdoor Storage -- -- -- -- -- -- -- -- -- -- -- -- -- -- P L P -- L Section 5.1.3.2

Outdoor Display -- -- -- -- -- -- -- L -- -- -- -- L L P -- -- -- L Section 5.1.3.2

Food Truck -- -- -- -- -- -- -- P -- -- -- -- P P P P P -- P Section 5.1.3.1

Drive-thru or Drive-in -- -- -- -- -- -- -- C -- -- -- -- C C P -- -- -- P Section 5.1.3.2

Home Occupation L L L L L L L -- -- L L L -- -- -- -- -- -- -- Section 5.1.3.4

Family Home Care P P P P P P P -- -- P P P -- -- -- -- -- -- -- Section 5.1.3.5

Short Term  Rental L L L L L L L P -- L L P P P -- -- -- L P Section 5.1.3.6

Residential Uses

Single Family Detached P L L L L L L -- -- P P P -- -- -- -- -- -- -- Section 5.1.4.1

Cottage Court -- -- -- -- -- L L -- -- -- P P -- -- -- -- -- -- -- Section 5.1.4.1

Two Family -- -- -- -- -- L L -- -- -- P P -- -- -- -- -- -- -- Section 5.1.4.1

Single Family Attached -- -- -- -- L L L L -- -- P P P P -- -- -- -- -- Section 5.1.4.1

Small Multi-Family
(up to 9 units)

-- -- -- -- -- L L L -- -- -- P P P -- -- -- -- -- Section 5.1.4.1

Courtyard Housing
(up to 24 units)

-- -- -- -- -- -- L L -- -- -- P P P -- -- -- -- -- Section 5.1.4.1

Multi-family
(10 or more units)

-- -- -- -- -- -- -- -- -- -- -- P P P -- -- -- -- -- Section 5.1.4.1

Purpose Built Student Housing -- -- -- -- -- -- -- -- -- -- -- -- C C -- -- -- -- -- Section 5.1.4.1

Manufactured Home -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- Section 5.1.4.1

Mobile Home Community -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- Section 5.1.4.1

Villalobos_Andrea
Rectangle

Villalobos_Andrea
Typewritten Text
Neighborhood Density-3 (ND-3)

Villalobos_Andrea
Typewritten Text
Single-Family-6 (SF-6) 

Villalobos_Andrea
Typewritten Text
VS.

Villalobos_Andrea
Rectangle



5:5

5
CH

AP
TER

Use Regulations

Adopted April 17, 2018   San Marcos Development Code 

Table 5.1   Land Use Matrix

Types of Land Uses
Conventional 

Residential
Neighborhood 

Density Districts
Character Districts Special Districts

FD SF
-R

SF
-6

SF
-4

.5

ND
-3

ND
-3

.5

ND
-4

N-
M

S

CD
-1

CD
-2
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-4
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-5
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Community Home L L L L L L P P -- P P P P P -- -- -- L --
Section 
5.1.4.12

Fraternity or Sorority Building -- -- -- -- -- -- C C -- -- -- C P P -- -- -- -- --
Section 
5.1.4.12

Commercial Uses

Professional Office -- -- -- -- -- -- L P -- -- -- L P P P P -- -- P Section 5.1.5.1

Medical, except as listed below: -- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.2

Urgent care, emergency clinic, or 
hospital

-- -- -- -- -- -- -- P -- -- -- -- P P P P -- -- P Section 5.1.5.2

Nursing/ retirement home -- -- -- -- -- -- P P -- -- -- P P P P -- -- -- P Section 5.1.5.2

Personal Services, except as listed 
below:

-- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.3

Animal care (indoor) C -- -- -- -- -- -- P -- -- -- -- P P P -- -- -- P Section 5.1.5.3

Animal care (outdoor) C -- -- -- -- -- -- -- -- -- -- -- -- -- C -- -- -- C Section 5.1.5.3

Funeral Home -- -- -- -- -- -- -- C -- -- -- -- C C P -- -- -- P Section 5.1.5.3

Adult Oriented Businesses See Section 18, Article 6 of the City Code

All Retail Sales, except as listed 
below:

-- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.4

Gasoline Sales -- -- -- -- -- -- -- L -- -- -- -- C C P -- -- -- P Section 5.1.5.4

Truck stop -- -- -- -- -- -- -- -- -- -- -- -- -- -- L -- -- -- L Section 5.1.5.4

Tattoo, body piercing -- -- -- -- -- -- C C -- -- -- C P P P -- -- -- P Section 5.1.5.4

Building material sales -- -- -- -- -- -- -- C -- -- -- -- C C P P P -- P Section 5.1.5.4

Vehicle Sales/ Rental -- -- -- -- -- -- -- C -- -- -- -- C C P -- -- -- P Section 5.1.5.4

Pawnshop -- -- -- -- -- -- -- C -- -- -- C P P P -- -- -- P Section 5.1.5.4

Restaurant/ Bar, as listed below:

Eating Establishment -- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.5

Bar -- -- -- -- -- -- -- C -- -- -- -- C C C -- -- -- C Section 5.1.5.5

Mobile Food Court -- -- -- -- -- -- -- C -- -- -- -- P P -- -- -- -- -- Section 5.1.5.5

Sale of Alcohol for on premise 
consumption

-- -- -- -- -- -- C C -- -- -- C C C C -- -- -- C Section 5.1.5.5

Overnight Lodging, as listed below: Section 5.1.5.6

Bed and Breakfast (up to 8 rooms) L C C C C L L P -- P C P P P -- -- -- -- P Section 5.1.5.6

Boutique Hotel (9 - 30 rooms) -- -- -- -- -- -- C P -- -- -- P P P -- -- -- -- P Section 5.1.5.6
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Table 5.1   Land Use Matrix

Types of Land Uses
Conventional 

Residential
Neighborhood 

Density Districts
Character Districts Special Districts

FD SF
-R
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-6
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ND
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Hotel/ Motel (more than 30 
rooms)

-- -- -- -- -- -- -- P -- -- -- -- P P -- -- -- -- P Section 5.1.5.6

Outdoor Recreation, except as listed 
below:

-- -- -- -- -- -- -- C -- -- -- -- P C P -- -- -- P Section 5.1.5.7

Golf Course C C C C C C C C C C C C C C -- -- -- C C Section 5.1.5.7

Traveler Trailers/ RVs Short Term 
stays

P -- -- -- -- -- -- -- -- -- -- -- -- -- P -- -- P -- Section 5.1.5.7

Shooting Range C -- -- -- -- -- -- -- -- -- -- -- -- -- C -- -- -- C Section 5.1.5.7

Indoor Recreation, except as listed 
below:

-- -- -- -- -- -- -- P -- -- -- -- P P P P P -- P Section 5.1.5.8

Gym/ Health club -- -- -- -- -- -- L P -- -- -- L P P P P P -- P Section 5.1.5.8

Smoking Lounge -- -- -- -- -- -- -- C -- -- -- -- P C -- -- -- -- P Section 5.1.5.8

Charitable Gaming Facility -- -- -- -- -- -- -- -- -- -- -- -- C -- C -- -- -- C Section 5.1.5.8

Public & Institutional

Civic, except as listed below: P L L L L L P P L L L P P P P P P P P Section 5.1.6.1

Day Care Center C -- -- -- C C L P -- C C L P P P -- -- -- P Section 5.1.6.1

Parks, Open Space, and Greenways P P P P P P P P P P P P P P P P P P P Section 5.1.6.2

Minor Utilities P P P P P P P P P P P P P P P P P P P Section 5.1.6.3

Major Utilities -- -- -- -- -- -- -- -- -- -- -- -- -- -- C C C -- -- Section 5.1.6.3

Antenna See Section 5.1.6.3D

Industrial

Light Industrial -- -- -- -- -- -- -- -- -- -- -- -- C -- -- P P -- C Section 5.1.7.1

Light Manufacturing -- -- -- -- -- -- -- C -- -- -- -- P P P P P -- P Section 5.1.7.2

Vehicle Service, as listed below: Section 5.1.7.3

Car Wash -- -- -- -- -- -- -- -- -- -- -- -- -- -- P P P -- C Section 5.1.7.3

Vehicle repair (minor) -- -- -- -- -- -- -- C -- -- -- -- P P P P P -- C Section 5.1.7.3

Vehicle repair (major) -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- -- -- C Section 5.1.7.3

Warehouse & Distribution -- -- -- -- -- -- -- -- -- -- -- -- C -- P P P -- P Section 5.1.7.4

Waste-Related service -- -- -- -- -- -- -- -- -- -- -- -- C -- P P P -- -- Section 5.1.7.5

Wholesale trade -- -- -- -- -- -- -- -- -- -- -- -- -- -- P P P -- P Section 5.1.7.6

Self Storage -- -- -- -- -- -- -- -- -- -- -- -- -- -- P P P -- C Section 5.1.7.7

Research and Development -- -- -- -- -- -- -- -- -- -- -- -- C C P P P -- C Section 5.1.7.8

Wrecking/Junk Yard -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- -- Section 5.1.7.9
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Zoning District Comparison Chart 

Topic 
Existing Zoning: 
Single Family-6 (SF-6) 

Proposed Zoning: 
Neighborhood Density-3 (ND-3)

Zoning Description The SF-6 district is intended to accommodate single family 
detached houses with a minimum lot size of 6,000 square feet. 
Characterized by smaller landscaped areas with moderate 
setbacks and more frequent pedestrian use. Uses that would 
substantially interfere with the residential nature of the district 
are not allowed. 

The ND-3 district is intended to accommodate single-family 
detached houses and encourage opportunities for home 
ownership. Additional building types are allowed that 
accommodated affordable alternatives for home 
ownership. ND-3 Should be applied in areas where the land 
use pattern is single-family or two-family with some 
mixture in housing types. Uses that would interfere with 
the residential nature of the district are not allowed.  

Uses Single-family residential (See Land Use Matrix) Residential (See Land Use Matrix) 

Parking Location No location standards Parking allowed in the Second and Third Layer 

Parking Standards 2 spaces per single-family dwelling unit, 1 space per ADU 2 spaces per single-family dwelling unit, 1 space for ADU 

Max Residential Units / 
acre 

5.5 units per acre (max) 10 units per acre (max) 

Occupancy Restrictions Apply Apply 
Landscaping Tree and shrub requirements Tree and shrub requirements 

Building Height (max) 2 stories 2 stories 
Setbacks 25' front setback, 5' side setback, 20' rear setback. 15’ front setback, 5’ side setback, 15’ rear set back. 

Impervious Cover (max) 50% 60% 
Lot Sizes Minimum 50’ wide 6,000 square feet. Allows a variety of lot sizes depending on Building Type. 
Streetscapes Residential Street: 5’ sidewalk for lots smaller than 1 acre, street 

trees every 40’ on center average, 7’ planting area.  
Residential Street: 5’ sidewalk for lots smaller than 1 acre, 
street trees every 40’ on center average, 7’ planting area. 

Blocks 3,000 ft. Block Perimeter max. 3,000 ft. Block Perimeter max. 
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SF-6
Section 4.4.1.3   Single Family - 6

Primary

Se
co

nd
ary

  

Property Line (ROW)
Key Metrics on Facing PageA For illustrative purposes only

General Description

The SF-6 district is intended to accommodate single family detached 
houses with a minimum lot size of 6,000 square feet.  Characterized 
by smaller landscaped areas with moderate setbacks and more 
frequent pedestrian use.  Uses that would substantially interfere with 
the residential nature of the district are not allowed.

Density

Units Per Gross Acre 5.5 max.

Impervious Cover 50% max.

Occupancy Restrictions Section 5.1.4.1

Transportation

Block Perimeter 3,000 ft. max Section 3.6.2.1

Streetscape Type Residential Section 3.8.1.10

Sidewalks are not required for lots greater than 1 acre

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

House Section 4.4.6.2

Cottage Section 4.4.6.3

Civic Section 4.4.6.15

A
B

C

E

D
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Building Standards

Principle Building Height 2 stories max. 35 ft. max.

Accessory Structure Height N/A 24 ft. max.

Lot

Building Type Lot Area Lot Width A

House 6,000 sq. ft. min. 50 ft min.

Cottage 6,000 sq. ft. min. 50 ft min.

Civic 6,000 sq. ft. min. 50 ft. min.

Setbacks - Principal Building

Primary Street 25 ft. min. B

Secondary Street 15 ft. min. C

Side 5 ft. min. D

Rear 20 ft. min. E

Setbacks - Accessory Structure

Primary Street 25 ft. min.

Secondary Street 15 ft. min.

Side 5 ft. min.

Rear 5 ft. min.
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Primary

Se
co

nd
ary

  

Property Line (ROW)
Key Metrics on Facing PageA For illustrative purposes only

ND-3
Section 4.4.2.1   Neighborhood Density - 3

General Description

The ND-3 district is intended to accommodate single-family detached 
houses and encourage opportunities for home ownership.  Additional 
building types are allowed that accommodate affordable alternatives 
for home ownership.  ND-3 should be applied in areas where the 
land use pattern is single-family or two-family with some mixture in 
housing types.  Uses that would interfere with the residential nature of 
the district are not allowed.

Density

Units Per Gross Acre 10 max.

Impervious Cover 60% max.

Occupancy Restrictions Section 5.1.4.1

Transportation

Block Perimeter 2,800 ft. max Section 3.6.2.1

Streetscape Type Residential Section 3.8.1.10

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

House Section 4.4.6.2

Cottage Section 4.4.6.3

Zero Lot Line House Section 4.4.6.6

Civic Section 4.4.6.15

A
B

C

E

D
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Building Standards

Principle Building Height 2 stories max. 35 ft. max.

Accessory Structure Height N/A 24 ft. max.

Building Width 60 ft. max.

Lot

Building Type Lot Area Lot Width A

House 6,000 sq. ft. min. 60 ft. min.

Cottage 4,500 sq. ft. min. 40 ft. min.

Zero Lot Line House 2,500 sq. ft. min. 25 ft. min.

Civic 4,500 sq. ft. min. 50 ft. min.

Setbacks - Principal Building

Principal Street
15 ft. min or Avg front 
setback (Section 4.4.2.5) B

Secondary Street 15 ft. min. C

Side 5 ft. min. D

Rear 15 ft. min. E

Rear, abutting alley 5 ft. min. E

Setbacks - Accessory Structure

Principal Street 20 ft. min.

Secondary Street 15 ft. min.

Side 5 ft. min.

Rear 3 ft. min.

Parking Location 

Layer (Section 4.3.3.1) Surface Garage

First Layer Not Allowed Not Allowed

Second Layer Allowed Section 7.1.4.1

Third Layer Allowed Section 7.1.4.1



 

ZC-20-09 (724 Valley Street) Zoning Change Review (By Comp Plan Element) 

LAND USE – Preferred Scenario Map / Land Use Intensity Matrix 
 YES NO 

(map amendment required) 

Does the request meet the intent of the Preferred 
Scenario Map and the Land Use Intensity Matrix? 

X 
 

 

ECONOMIC DEVELOPMENT – Furthering the goal of the Core 4 through the three strategies 
STRATEGY SUMMARY Supports Contradicts Neutral 

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities   

Applicant has not 
indicated that educational 
facilities will be included. 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, 
utilities and infrastructure for 
business 

  

Applicant has not 
indicated that 

infrastructure will be 
extended. 

The Community of 
Choice 

Provides / Encourages safe & 
stable neighborhoods, quality 
schools, fair wage jobs, community 
amenities, distinctive identity  

  

Applicant has not 
indicated that 

opportunities for jobs and 
services will be included. 

 

ENVIRONMENT & RESOURCE PROTECTION – Land Use Suitability & Development Constraints 
 1 

(least) 
2 3 

(moderate) 
4 5 

(most) 

Level of Overall Constraint    X  
Constraint by Class  

Cultural X     
Edwards Aquifer  X    
Endangered Species X     
Floodplains X X    
Geological X     
Slope X     
Soils    X  
Vegetation X     
Watersheds    X  
Water Quality Zone X     

 

  



ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: Purgatory Creek 

 

 0-25% 25-50% 50-75% 75-100% 100%+ 

Modeled Impervious Cover Increase Anticipated for 
watershed 

 X    

Notes: Purgatory Creek is a direct tributary of the San Marcos River, which contains the endangered Texas Wild 
Rice. This watershed encompasses the majority of the downtown redevelopment zone; however, because this area 
already has a high impervious cover value (around 80-90%), the increase of loadings from redevelopment is not as 
high as the increase observed with the developments on previously undeveloped land. 

 
NEIGHBORHOODS  – Where is the property located 

CONA Neighborhood(s): Dunbar 

Neighborhood Commission Area(s): 1 

Neighborhood Character Study Area(s): N/A 

 

TRANSPORTATION – Level of Service (LOS), Access to sidewalks, bicycle lanes and public transportation 
 A B C D F 

Existing Daily LOS                            Valley Street 
                                                            

 
  

         

Existing Peak LOS                            Valley Street 
                                                            

 
 

    
 

 

Preferred Scenario Daily LOS         Valley Street   
 

 

 

 
 

Preferred Scenario Peak LOS         Valley Street      
 

This property is located at the intersection of two neighborhood streets. These streets have traffic levels so low 
that they were not included within the Level of Service study.  
 
 
 
 

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 YES NO 

Will Parks and / or Open Space be Provided?     X 

Will Trails and / or Green Space Connections be Provided?   X 

This is a small replat fee in lieu of dedication is more appropriate.  

Maintenance / Repair Density Low 
(maintenance) 

 Medium  High 
(maintenance) 

Wastewater Infrastructure  X     

Water Infrastructure  X     

 
Public Facility Availability 

 YES NO 

Parks / Open Space within ¼ mile (walking distance)?  X  
Wastewater service available?    X  
Water service available?  X  



 N/A Good Fair Poor 

Sidewalk Availability X    

Sidewalks are required to be built as part of the development.  

 YES NO 

Adjacent to existing bicycle lane?  X 

Adjacent to existing public transportation route?  X 

Notes: The Transportation Master Plan indicates that there will be a Greenway located within Purgatory Creek that 
will function as a shared use path in the future, extending from the San Marcos River to Purgatory Park.  
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Property: 724 Valley Street
EXISTING CONDITIONS ANALYSIS

PROPOSED ZONING REGULATIONS
Existing Lot

Zoning District Neighborhood Density - 3 (ND-3)

Building Type

Cottage / Accessory Dwelling Unit

Max. Units 3, one cottage per lot and one Acessory Dwelling Unit on lot closest 
to Luck Street Alley

Required Streetscape

Residential

Street Type Existing (no new streets required)

Transitional Protective Yard N/A

Residential  Infill 
Compatibility N/A (proposing new lot configuration)

Parking location Surface Parking: Second or Third Layer

PROXIMITY TO PARKLAND EXISTING STREETSCAPES

EXISTING ZONING AND BUILDING TYPES

Property: 724 Valley Street
EXISTING NEIGHBORHOOD REGULATING PLAN
ORDINANCE #: 2019-####

EXISTING STREETS AND STREETSCAPES
Valley Street

Street Type

Neighborhood Street
Existing ROW: 50’

PROPOSED ZONING
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REPLAT OF LOT S, BLOCK 5,
B.W. BREEDING ADDITION

CREATING
LOT S1 & LOT S2, BLOCK 5,
B.W. BREEDING ADDITION

CITY OF SAN MARCOS
HAYS COUNTY, TEXAS

SURVEYOR:ENGINEER:

VICINITY MAP

PLAN 574X SM-19-1195000
SMS-MC207-19

FEBRUARY 24, 2020

N.T.S.

SOUTHWEST CORNER OF
LOT S, BLOCK 5
B. W. BREEDING ADDITION

REFERENCE TIE TO
CITY OF SAN MARCOS

BENCHMARK
(GPS# 06)

S55° 10' 27"W 2467.35'

ROW         RIGHT OF WAY

PRHCT      PLAT RECORDS OF HAYS COUNTY, TEXAS

DRHCT     DEED RECORDS OF HAYS COUNTY, TEXAS

IRON ROD FOUND



UTILITY POLE

I.R.        IRON ROD

(xx.xx')       RECORD DIMENSIONS

OVERHEAD UTILITIES

WIRE FENCE

VRS.         VARAS
FND          FOUND

SITE

ORIGINAL CONFIGURATION      N.T.S.
IRON ROD  W/ TRI-TECH
CAP SET I.P.        IRON PIPE

WATER METER

RELEASED FOR REVIEW  02/27/20
Preliminary, this document shall not be recorded for any purpose and shall not be used or viewed or
relied upon as a final survey document.
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Preliminary, this document shall not be recorded for any purpose and shall not be used or viewed or
relied upon as a final survey document.
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ZC-20-09 (724 Valley Street)

ZC-20-09 (724 Valley Street) Hold a public hearing and consider a 
request by Al Carroll on behalf of Marel and Rosa Alvarado for a Zoning 
Change from Single Family – 6 (SF-6) to Neighborhood Density – 3 (ND-
3), for approximately .34 acres out of the B. W. Breeding Addition, 
Located at 724 Valley Street. (W. Parrish) 



Location:
• Approximately .34 acres

• Current Configuration: 
Vacant

• Surrounding uses include:
• Single Family Residential
• Boys and Girls Club
• Vacant

• Located within the Dunbar 
Neighborhood



Context & History
• Existing Zoning: Single 

Family-6 (SF-6)

• Proposed Zoning: 
Neighborhood Density-3 
(ND-3)

• Proposed ND-3 zoning 
allows for single lot to be 
divided into two.

• Applicant is proposing two 
lots, each with a cottage 
building type and one lot 
would have an Accessory 
Dwelling Unit (ADU). 







Comprehensive Plan 
Analysis

Step 1: Where is the property 
located on the Comprehensive Plan?

“Established, primarily residential
areas intended to maintain their
existing character and to follow
development and redevelopment
patterns that are compatible with the
existing character.” (4.1.1.6)

Located in an Existing 
Neighborhood



Comprehensive Plan Analysis
Step 2: Is the request consistent with the Comprehensive Plan / 
District Translation Table?

Applicant is requesting a “Neighborhood Density District” (ND-3) 
within an Existing Neighborhood. The Code directs us to Section 

4.1.2.4 – 4.1.2.5



Comprehensive Plan Analysis
Step 3: What is the designated 
Neighborhood Density Category?

Single Family-6 (SF-6) is consistent 
with a “Low Density” Neighborhood 

Density Category

Step 4: Which Neighborhood Zoning 
District is appropriate in this category?

ND-3 Zoning is “Considered”



Single-Family 
Preservation Buffer Zoning Map

59%

41%



ND-3 Zoning Analysis:
• The ND-3 district is intended to 

accommodate single-family detached 
houses and encourage opportunities 
for home ownership. Additional 
building types are allowed that 
accommodated affordable 
alternatives for home ownership. ND-
3 Should be applied in areas where 
the land use pattern is single-family 
or two-family with some mixture in 
housing types. Uses that would 
interfere with the residential nature of 
the district are not allowed. 

• Allowable Building Types: House,
Cottage, Accessory Dwelling Unit, 
Zero Lot Line House, and Civic 
Building.

• Proposed rezoning aligns with vision 
of the Comprehensive Plan, which 
states that the community needs 
diversified housing options. 

• The property is vacant. 



Existing Neighborhood Regulating Plan





Environmental Analysis

• Located within the Purgatory 
Creek Watershed. 

• Located on potentially 
erosive soils.

• Not located in floodplain.

• Not located within any 
Edwards Aquafer Zone.

• Not located on significant 
slopes.





Staff Recommendation:

Staff provides this request to the Commission for your
consideration and recommends approval of the request for
a zoning change from “SF-6” Single Family - 6 to “ND-3”
Neighborhood Density – 3.





City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ZC-20-10, Version: 1

AGENDA CAPTION:

ZC-20-10 (The Barracks) Hold a public hearing and consider a request by Ed Theriot on behalf of McCoy

Family Partnership One and Two for a Zoning Change from Future Development (FD) to Planning Area District

- Medium Intensity (PAD-MI), for approximately 109.5 acres out of the Barnett O. Kane, Cyrus Wickson, and

J.M. Veramendi No. 1 surveys, located near the intersection of Wonder World Drive and Hwy 123. (W. Parrish)

Meeting date:  July 28, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☒ Land Use - Direct Growth, Compatible with Surrounding Uses

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 7/21/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: ZC-20-10, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

This property is primarily located within the Medical District Medium Intensity Area, with a small portion

located within an Employment Area. It is currently vacant, and zoned Future Development (FD). The owner is

proposing to re-zone to a Medium Intensity Planning Area, which would allow them some flexibility in in

determining zoning districts.

Some regulations that are specific to Planning Areas include a requirement for minimum 10% affordable

housing requirement and increased parkland standards. Additionally, there is a regulating plan requirement in

order to manage zoning district allocations, transportation plans (blocks, bike infrastructure, transit stops,

etc.), park planning and maintenance, utility plans, and phasing.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the request for compliance with the criteria set forth is Section 2.5.1.4 of the San Marcos

Development Code and recommends approval of the request as submitted.

City of San Marcos Printed on 7/21/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


Zoning Request The Barracks  

ZC-20-10 
FD to Medium Intensity Planning Area 

 
 

1 
 

Summary 
Request:  Re-zone approximately 109 acres currently zoned Future Development (FD) to 

Medium Intensity Planning Area.   

Applicant: Ed Theriot 
7401B Hwy 71 Ste. 160 
Austin, TX 78735 

Property Owner: McCoy Family Partnership  
514 Deacon W Drive 
College Station, TX 77842 

Notification 

Application: May 29, 2020 Neighborhood 
Meeting: 

NA 

Published:  # of Participants NA 

Posted:  Personal:  

Response: There has been no response as of the time of this Staff Report.   

Property Description 

Legal Description: Approximately 109 acres out of the Barnett O. Kane, Cyrus Wickson, and J.M. 
Veramendi No. 1 surveys, Hays County, Texas.  

Location: Near the intersection of Wonder World Drive and Hwy 123 

Acreage: 109 +/- PDD/DA/Other: N/A 

Existing Zoning: Future Development (FD) Proposed Zoning: Medium Intensity Planning 
Area 

Existing Use: Vacant  Proposed Use: Residential / Commercial 

Existing Occupancy: NA Proposed 
Occupancy: 

No 

Preferred Scenario: Medium Intensity Medical 
District / Employment Area 

Proposed 
Designation: 

Medium Intensity Medical 
District / Employment Area 

CONA Neighborhood: Dunbar Sector:  

Utility Capacity: Adequate / will be extended 
by developer 

Floodplain: No 

Historic Designation: NA My Historic SMTX 
Resources Survey 

NA 

    

Surrounding Area Zoning Existing Land Use Preferred Scenario 

North of Property: FD / MF-24 Vacant / Multifamily  Medium Intensity 

South of Property: FD / LI Vacant  Employment Area 

East of Property: LI / ETJ / MF-12  Vacant Medium Intensity / 
Existing Neighborhood 

West of Property: FD / LI / HI Vacant / Industrial Employment Area 
 

  



Zoning Request The Barracks  

ZC-20-10 
FD to Medium Intensity Planning Area 
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Staff Recommendation 

X Approval as Submitted  Alternate Approval  Denial 

 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: January 20, 2020 

History 

This property is primarily located within the Medical District Medium Intensity Area, with a small portion 
located within an Employment Area. It is currently vacant, and zoned Future Development (FD). The owner 
is proposing to re-zone to a Medium Intensity Planning Area, which would allow them some flexibility in in 
determining zoning districts.  
 

Additional Analysis 

Planning Area Districts are intended for larger greenfield tracts in low to medium intensity areas or 
Employment Areas where residential and commercial uses are anticipated. The Planning Area District allows 
for flexibility in zoning of specific parcels of land within the district, with minimum and maximum 
percentages allowed for each zoning district within the Planning Area. 
 
 The Medium Intensity Planning area allows for the following allocation of zoning districts: 
 

 
 
The applicant is proposing a master planned community that includes townhomes, multifamily, and 
commercial uses. The townhomes will be on their own individual lots, and be a for sale product. As the 
townhomes are anticipated to make up the majority of residential zoned property, it is anticipated that they 
will be zoned CD-3 and CD-4. The applicant is also anticipating a multifamily component, which may be 
located in a CD-4 or CD-5 zoning district. Any future Purpose Built Student Housing will be required to 
submit a CUP and is only allowed within the CD-5 zoning district. Commercial uses closer to Hwy 123 will 
most likely be zoned CD-4 or CD-5.  
 
Some regulations that are specific to Planning Areas include a requirement for minimum 10% affordable 
housing requirement and increase parkland standards. Additionally there is a regulating plan requirement in 
order to manage zoning district allocations, transportation plans (blocks, bike infrastructure, transit stops, 
etc.), park planning and maintenance, utility plans, and phasing.     
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ZC-20-10 
FD to Medium Intensity Planning Area 
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Comments from Other Departments 

Police No Comment  

Fire No Comment 

Public Services Property is split between SMEU and Bluebonnet Electric Co Op 

Engineering No Comment 

Evaluation Criteria for Approval (Sec.2.5.1.4) 

Consistent Inconsistent Neutral  

X   

Whether the proposed zoning map amendment implements the 
policies of the adopted Comprehensive Plan and preferred scenario 
map. 
Table 4.1 of the San Marcos Development Code identifies Character 
Districts as districts that are C - Considered in Low Intensity Zones, 
all other districts are identified as NP – Not Preferred. 

  N/A 

Whether the proposed zoning map amendment is consistent with 
any adopted small area plan or neighborhood character study for the 
area. 
Studies were not complete at the time of this request. 

  N/A 
Whether the proposed zoning map amendment is consistent with 
any applicable development agreement in effect. 
There are no development agreements associated with this site. 

X   

Whether the uses permitted by the proposed change in zoning 
district classification and the standards applicable to such uses shall 
be appropriate in the immediate area of the land to be reclassified.  
The uses proposed are consistent with surrounding uses and zoning.   

X   

Whether the proposed zoning will reinforce the existing or planned 
character of the area.  
The proposed district is consistent with the existing character of the 
area. There is multifamily zoned lots in the immediate vicinity of the 
request and the applicant is proposing commercial uses along Hwy 
123.  

X   
Whether the site is appropriate for the development allowed in the 
proposed district.  
A mix of residential and commercial uses is appropriate for the site  

X   

Whether there are substantial reasons why the property cannot be 
used according to the existing zoning.  
The property is currently zoned FD, which does not allow any of the 
proposed uses. FD does allow the development of large lot single 
family homes, however this is inconsistent with the Comprehensive 
Plan and Preferred Scenario Map for this area. 
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Evaluation Criteria for 
Approval 

(Sec.2.5.1.
4) 

Evaluat
ion 

Criteria for Approval (Sec.2.5.1.4) 

X   

Whether there is a need for the proposed use at the proposed 
location.  
The rezoning does serve a public purpose as it furthers the goals and 
vision of the Comprehensive Plan by providing a diversity of housing 
types.  

X   

Whether the City and other service providers will be able to provide 
sufficient public facilities and services including schools, roads, 
recreation facilities, wastewater treatment, water supply and 
stormwater facilities, public safety, and emergency services, while 
maintaining sufficient levels of service to existing development.   
The property is located within a Medium Intensity Zone with 
adequate services. The developer will be responsible for extending 
services within the property. 

X   

Whether the proposed rezoning will have a significant adverse 
impact on property in the vicinity of the subject property.  
Staff does not anticipate adverse impacts on adjacent property as 
the proposed use is consistent with the surrounding uses.  

  X 

For requests to a Neighborhood Density District, whether the 
proposed amendment complies with the compatibility of uses and 
density in Section 4.1.2.5. 
This request is for a Medium Intensity Planning Area, which only 
allows Character Districts. 

X   

The impact the proposed amendment has with regard to the natural 
environment, including the quality and quantity of water and other 
natural resources, flooding, and wildlife management.  
This property is located alongside Cottonwood Creek, which does 
have a floodplain associated with it. The applicant has identified 
areas near the creek to be open space. Development near the 
floodplain is regulated by the San Marcos Development Code.   

X   
Any other factors which shall substantially affect the public health, 
safety, morals, or general welfare. 
None noted. 
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Property 
ID Owner Name Property Address Owner Address City  State Owner Zip 

127252 
2061 CLOVIS BARKER 
LLC 2061 CLOVIS BARKER 

JCL 48 INVESTMENT LLC (22.222%) 
17401 RUSH PEA CIRCLE AUSTIN TX 78738-4045 

15913 CCMCCOY LLC WONDER WORLD DR @ SH 123 8608 CALERA DR  AUSTIN TX 78735-1570 
116339 CIVIC 2000 LLC 1000 CIVIC CENTER 5100 W HIGHWAY 290 STE 2-200 AUSTIN TX 78735-9003 

130244 
CLOVIS BARKER 
BUSINESS PARK LP 1600 CLOVIS BARKER 223 HULL RD  SUGAR LAND TX 77498-5007 

164597 
DBI SAN MARCOS 
PROPERTY LP CLOVIS BARKER 

ATTN: WILLIAM W HALL, VP 
DBEARDEN INVESTMENTS-GP LLC SUGAR LAND TX 77498-5007 

100646 
GENLYTE THOMAS 
GROUP LLC 1500-1600 CLOVIS BARKER 

% WIDE LITE DIVISION  
1611 CLOVIS BARKER RD SAN MARCOS TX 78666 

146393 
HAYDEN FIFTH AVENUE 
LLC 1271 SADLER 

Attn: ASHLEY HAYDEN  
3 MONROE PKWY LAKE OSWEGO OR 97035 

11894 
HERNANDEZ 
CHRISTINA 1416 WONDER WORLD 205 ALMQUIST ST  HUTTO TX 78634-3296 

15899 
MARTINEZ JAIME J 
RUSSEK SH 123 910 RIO VERDE 

NEW 
BRANFELS TX 78130-2419 

15912 
MCCOY FAMILY 
PARTNERSHIP ONE CLOVIS BARKER P O BOX 1028 SAN MARCOS TX 78667-1028 

15914 
MCCOY FAMILY 
PARTNERSHIP TWO SH 123 P O BOX 1028 SAN MARCOS TX 78667-1028 

98196 PAP CO INC 2190 CLOVIS BARKER 
A TEXAS CORP 
103 W MIMOSA CIR SAN MARCOS TX 78666 

88899 
PAVESTONE COMPANY 
LP 1900 CLOVIS BARKER 

Attn: KAREN KULP-TAX DEPT. 
5 CONCOURSE PKWY ATLANTA GA 30328-6111 

130248 PAVESTONE LLC CLOVIS BARKER 
Attn: KAREN KULP-TAX DEPT. 
5 CONCOURSE PKWY ATLANTA GA 30328-6111 

11962 PENA, ANNA MARIA WONDER WORLD 18310 W LOCK ST TONIBALL TX 77375 
97327 RAINS, DONALD P 2011 CLOVIS BARKER 2011 CLOVIS BARKER RD  SAN MARCOS TX 78666 

71251 

REMME-MCCOY 
PROPERTY SOLUTIONS 
LLC 2200 SH 123 2206 LAKE AUSTIN BLVD  AUSTIN TX 78703-4548 

119269 
RIO MARC 
DEVELOPMENT LTD SH 123 

407 S STAGECOACH TRL  
STE 203 SAN MARCOS TX 78666-5063 

124559 
SADLER ROAD MF HJ 
LP 1451 SADLER 

4611 BEE CAVE RD  
STE 203 AUSTIN TX 78746 

123034 
SAN MARCOS THREE 
HOLDINGS LLC 1351 SADLER 

Attn: JACK H SANDERS 
145 N HIGHLAND DR MANY LA 71449 



97328 SM, LEASING INC 2019 CLOVIS BARKER 2019 CLOVIS BARKER RD SAN MARCOS TX 78666 
98197 STE OIL COMPANY INC 2001 CLOVIS BARKER 2001 CLOVIS R BARKER RD  SAN MARCOS TX 78666-9573 
11895 VELASQUEZ, DOMINGO WONDER WORLD 5968 FM 621 MARTINDALE TX 78655 

105768 

WEST TEXAS 
COMMERCIAL 
PROPERTIES LTD 2110 CLOVIS R BARKER 6021 43RD ST  LUBBOCK TX 79407-3712 

11900 WW MULTIFAMILY LP 1416 WONDER WORLD 11500 CITRUS CV  AUSTIN TX 78750-3672 
 



Zoning District Comparison Chart 
 
Topic 

Existing Zoning: 
Future Development (FD) 

Proposed Zoning: 
Medium Intensity Planning Area (MI-PA) 

Zoning 
Description 

The Future Development (FD) District is intended to serve as 
a temporary zoning district for properties that shall develop 
in the future, but have been newly annexed and/or are not 
yet ready to be zoned for a particular Use. Characterized by 
primarily agricultural use with woodlands and wetlands and 
scattered buildings. 

MI-PA is intended for larger greenfield tracts in medium intensity 
areas where residential uses and commercial uses are developed 
as part of a master plan. The planning area district creates urban 
environments with a mix of housing, civic, retail and service 
choices within a compact, walkable environment. These walkable 
environments are defined by an area encompassed within a one- 
quarter to one-half-mile radius. This distance is 
the average most pedestrians will walk before they consider other 
modes of transportation. 

Uses Residential and Agricultural (See Land Use Matrix) Residential and commercial. (See Land Use 
Matrix) 

Parking 
Location 

No location standards Varies based on district 

Parking 
Standards 

2 spaces per dwelling unit (if single family detached) Varies based on use 

Max 
Residential 
Units / acre 

0.4 units per acre (max) Based on parking 

Occupancy 
Restrictions 

N/A N/A 

Landscaping Tree and shrub requirements Parking lot and Street Tree requirements 

Building 
Height (max) 

2 stories CD-1: N/A CD-4: 3 stories 
CD-2: N/A                           CD-5: 5 stories 
CD-3: 2 Stories 

Setbacks 50’ front, 25’ secondary street, 20’ side, 20% rear Based on Zoning District 



 
Topic 

Existing Zoning: 
Future Development (FD) 

Proposed Zoning: 
Planning Area (PA) 

Impervious 
Cover (max) 

30% CD-1: 20%                        CD-4: 80% 
CD-2: 20%                        CD-5: 100% 
CD-3: 60% 

Lot Sizes Allows a variety of lot sizes depending on Building 
Type. 

Lot size varies depending on zoning district and 
building type. 

Streetscapes Residential Street: 5’ sidewalk for lots smaller than 1 acre, 
street trees every 40’ on center average, 7’ 
planting area. 

Residential and Main Street. 

Blocks No Block Perimeter Required CD-1 and CD-2: N/A 
CD-3: 2,800 ft. block perimeter 
CD-4: 2,400 ft. block perimeter 
CD-5: 2,000 ft. block perimeter 
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Section 5.1.1.2   Land Use Matrix

Table 5.1   Land Use Matrix

Types of Land Uses
Conventional 

Residential
Neighborhood 

Density Districts
Character Districts Special Districts

FD SF
-R

SF
-6

SF
-4

.5

ND
-3

ND
-3

.5

ND
-4

N-
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CD
-1

CD
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Agricultural Uses

Barns or agricultural buildings P L -- -- -- -- -- -- P P L -- -- -- P -- -- -- -- Section 5.1.2.1

Stables P L -- -- -- -- -- -- -- P L -- -- -- P -- -- -- -- Section 5.1.2.2

Community Garden P P L L L L L -- P P L L L L P P P P P Section 5.1.2.3

Urban Farm P C C C C L L C P P L L C C P P -- P C Section 5.1.2.4

Plant Nursery L -- -- -- -- -- -- P -- L -- -- P P P P P -- P Section 5.1.2.5

Accessory Uses and Structures

Accessory Building/Structure P P P P P P P P P P P P P P P P P P P Section 5.1.3.1

Accessory Dwelling Unit L L L L L L P P -- P L P P P -- -- -- -- -- Section 5.1.3.1

Accessory Use, except as listed 
below:

P P P P P P P P P P P P P P P P P P P Section 5.1.3.2

Outdoor Storage -- -- -- -- -- -- -- -- -- -- -- -- -- -- P L P -- L Section 5.1.3.2

Outdoor Display -- -- -- -- -- -- -- L -- -- -- -- L L P -- -- -- L Section 5.1.3.2

Food Truck -- -- -- -- -- -- -- P -- -- -- -- P P P P P -- P Section 5.1.3.1

Drive-thru or Drive-in -- -- -- -- -- -- -- C -- -- -- -- C C P -- -- -- P Section 5.1.3.2

Home Occupation L L L L L L L -- -- L L L -- -- -- -- -- -- -- Section 5.1.3.4

Family Home Care P P P P P P P -- -- P P P -- -- -- -- -- -- -- Section 5.1.3.5

Short Term  Rental L L L L L L L P -- L L P P P -- -- -- L P Section 5.1.3.6

Residential Uses

Single Family Detached P L L L L L L -- -- P P P -- -- -- -- -- -- -- Section 5.1.4.1

Cottage Court -- -- -- -- -- L L -- -- -- P P -- -- -- -- -- -- -- Section 5.1.4.1

Two Family -- -- -- -- -- L L -- -- -- P P -- -- -- -- -- -- -- Section 5.1.4.1

Single Family Attached -- -- -- -- L L L L -- -- P P P P -- -- -- -- -- Section 5.1.4.1

Small Multi-Family
(up to 9 units)

-- -- -- -- -- L L L -- -- -- P P P -- -- -- -- -- Section 5.1.4.1

Courtyard Housing
(up to 24 units)

-- -- -- -- -- -- L L -- -- -- P P P -- -- -- -- -- Section 5.1.4.1

Multi-family
(10 or more units)

-- -- -- -- -- -- -- -- -- -- -- P P P -- -- -- -- -- Section 5.1.4.1

Purpose Built Student Housing -- -- -- -- -- -- -- -- -- -- -- -- C C -- -- -- -- -- Section 5.1.4.1

Manufactured Home -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- Section 5.1.4.1

Mobile Home Community -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- Section 5.1.4.1
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Table 5.1   Land Use Matrix

Types of Land Uses
Conventional 

Residential
Neighborhood 

Density Districts
Character Districts Special Districts

FD SF
-R

SF
-6

SF
-4

.5

ND
-3

ND
-3

.5

ND
-4

N-
M

S

CD
-1

CD
-2

CD
-3

CD
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-5
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Community Home L L L L L L P P -- P P P P P -- -- -- L --
Section 
5.1.4.12

Fraternity or Sorority Building -- -- -- -- -- -- C C -- -- -- C P P -- -- -- -- --
Section 
5.1.4.12

Commercial Uses

Professional Office -- -- -- -- -- -- L P -- -- -- L P P P P -- -- P Section 5.1.5.1

Medical, except as listed below: -- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.2

Urgent care, emergency clinic, or 
hospital

-- -- -- -- -- -- -- P -- -- -- -- P P P P -- -- P Section 5.1.5.2

Nursing/ retirement home -- -- -- -- -- -- P P -- -- -- P P P P -- -- -- P Section 5.1.5.2

Personal Services, except as listed 
below:

-- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.3

Animal care (indoor) C -- -- -- -- -- -- P -- -- -- -- P P P -- -- -- P Section 5.1.5.3

Animal care (outdoor) C -- -- -- -- -- -- -- -- -- -- -- -- -- C -- -- -- C Section 5.1.5.3

Funeral Home -- -- -- -- -- -- -- C -- -- -- -- C C P -- -- -- P Section 5.1.5.3

Adult Oriented Businesses See Section 18, Article 6 of the City Code

All Retail Sales, except as listed 
below:

-- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.4

Gasoline Sales -- -- -- -- -- -- -- L -- -- -- -- C C P -- -- -- P Section 5.1.5.4

Truck stop -- -- -- -- -- -- -- -- -- -- -- -- -- -- L -- -- -- L Section 5.1.5.4

Tattoo, body piercing -- -- -- -- -- -- C C -- -- -- C P P P -- -- -- P Section 5.1.5.4

Building material sales -- -- -- -- -- -- -- C -- -- -- -- C C P P P -- P Section 5.1.5.4

Vehicle Sales/ Rental -- -- -- -- -- -- -- C -- -- -- -- C C P -- -- -- P Section 5.1.5.4

Pawnshop -- -- -- -- -- -- -- C -- -- -- C P P P -- -- -- P Section 5.1.5.4

Restaurant/ Bar, as listed below:

Eating Establishment -- -- -- -- -- -- L P -- -- -- L P P P -- -- -- P Section 5.1.5.5

Bar -- -- -- -- -- -- -- C -- -- -- -- C C C -- -- -- C Section 5.1.5.5

Mobile Food Court -- -- -- -- -- -- -- C -- -- -- -- P P -- -- -- -- -- Section 5.1.5.5

Sale of Alcohol for on premise 
consumption

-- -- -- -- -- -- C C -- -- -- C C C C -- -- -- C Section 5.1.5.5

Overnight Lodging, as listed below: Section 5.1.5.6

Bed and Breakfast (up to 8 rooms) L C C C C L L P -- P C P P P -- -- -- -- P Section 5.1.5.6

Boutique Hotel (9 - 30 rooms) -- -- -- -- -- -- C P -- -- -- P P P -- -- -- -- P Section 5.1.5.6
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Table 5.1   Land Use Matrix

Types of Land Uses
Conventional 

Residential
Neighborhood 

Density Districts
Character Districts Special Districts

FD SF
-R

SF
-6

SF
-4

.5

ND
-3

ND
-3

.5

ND
-4

N-
M

S

CD
-1

CD
-2
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Hotel/ Motel (more than 30 
rooms)

-- -- -- -- -- -- -- P -- -- -- -- P P -- -- -- -- P Section 5.1.5.6

Outdoor Recreation, except as listed 
below:

-- -- -- -- -- -- -- C -- -- -- -- P C P -- -- -- P Section 5.1.5.7

Golf Course C C C C C C C C C C C C C C -- -- -- C C Section 5.1.5.7

Traveler Trailers/ RVs Short Term 
stays

P -- -- -- -- -- -- -- -- -- -- -- -- -- P -- -- P -- Section 5.1.5.7

Shooting Range C -- -- -- -- -- -- -- -- -- -- -- -- -- C -- -- -- C Section 5.1.5.7

Indoor Recreation, except as listed 
below:

-- -- -- -- -- -- -- P -- -- -- -- P P P P P -- P Section 5.1.5.8

Gym/ Health club -- -- -- -- -- -- L P -- -- -- L P P P P P -- P Section 5.1.5.8

Smoking Lounge -- -- -- -- -- -- -- C -- -- -- -- P C -- -- -- -- P Section 5.1.5.8

Charitable Gaming Facility -- -- -- -- -- -- -- -- -- -- -- -- C -- C -- -- -- C Section 5.1.5.8

Public & Institutional

Civic, except as listed below: P L L L L L P P L L L P P P P P P P P Section 5.1.6.1

Day Care Center C -- -- -- C C L P -- C C L P P P -- -- -- P Section 5.1.6.1

Parks, Open Space, and Greenways P P P P P P P P P P P P P P P P P P P Section 5.1.6.2

Minor Utilities P P P P P P P P P P P P P P P P P P P Section 5.1.6.3

Major Utilities -- -- -- -- -- -- -- -- -- -- -- -- -- -- C C C -- -- Section 5.1.6.3

Antenna See Section 5.1.6.3D

Industrial

Light Industrial -- -- -- -- -- -- -- -- -- -- -- -- C -- -- P P -- C Section 5.1.7.1

Light Manufacturing -- -- -- -- -- -- -- C -- -- -- -- P P P P P -- P Section 5.1.7.2

Vehicle Service, as listed below: Section 5.1.7.3

Car Wash -- -- -- -- -- -- -- -- -- -- -- -- -- -- P P P -- C Section 5.1.7.3

Vehicle repair (minor) -- -- -- -- -- -- -- C -- -- -- -- P P P P P -- C Section 5.1.7.3

Vehicle repair (major) -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- -- -- C Section 5.1.7.3

Warehouse & Distribution -- -- -- -- -- -- -- -- -- -- -- -- C -- P P P -- P Section 5.1.7.4

Waste-Related service -- -- -- -- -- -- -- -- -- -- -- -- C -- P P P -- -- Section 5.1.7.5

Wholesale trade -- -- -- -- -- -- -- -- -- -- -- -- -- -- P P P -- P Section 5.1.7.6

Self Storage -- -- -- -- -- -- -- -- -- -- -- -- -- -- P P P -- C Section 5.1.7.7

Research and Development -- -- -- -- -- -- -- -- -- -- -- -- C C P P P -- C Section 5.1.7.8

Wrecking/Junk Yard -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- P -- -- Section 5.1.7.9
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FD
Section 4.4.1.1   Future Development District

Primary

Se
co

nd
ary

 

Property Line (ROW)
Key Metrics on Facing PageA

E
D

B

A

C

For illustrative purposes only

General Description

The Future Development (FD) District is intended to serve as a 
temporary zoning district for properties that shall develop in the future, 
but have been newly annexed and/or are not yet ready to be zoned 
for a particular Use.  Characterized by primarily agricultural use with 
woodlands and wetlands and scattered buildings.

Density

Units Per Gross Acre .4 max.

Impervious Cover 30% max.

Transportation

Streetscape Type Residential Section 3.8.1.10

Sidewalks are not required for lots greater than 1 acre

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

House Section 4.4.6.2

Civic Section 4.4.6.15
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CD-1
Section 4.4.3.1   Character District - 1

For illustrative purposes only

General Description

The CD-1 District is intended for the preservation of open space and 
to protect the most sensitive natural resources in San Marcos.  It may 
include widely dispersed rural single family homes but is primarily 
characterized by extensive, undisturbed landscapes.

Density

Units Per Gross Acre N/A

Impervious Cover 20% max.

Transportation

Block Perimeter N/A
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CD-2
Section 4.4.3.2   Character District - 2

Primary

Se
co

nd
ary

  

Property Line (ROW)
Key Metrics on Facing PageA

E
D

B

A

C

For illustrative purposes only

General Description

The CD-2 District is intended for the development of single-family 
and agricultural uses in a rural setting. Characterized by primarily 
agricultural with woodlands and wetlands and scattered buildings.

Density

Units Per Gross Acre .1 max.

Impervious Cover 20% max.

Transportation

Block Perimeter N/A

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

House Section 4.4.6.2

Civic Section 4.4.6.15

Building Standards

Principal Building Height 3 stories max. 45 ft. max.

Accessory Structure N/A N/A
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CD-3
Section 4.4.3.3   Character District - 3

Primary

Se
co

nd
ary

  

Property Line (ROW)
Key Metrics on Facing PageA For illustrative purposes only

General Description

The CD-3 district is primarily intended to accommodate one and 
two family houses.  Uses that would substantially interfere with the 
residential nature of the district are not allowed.

Density

Impervious Cover 60% max.

Units Per Gross Acre 10 max.

Transportation

Block Perimeter 2,800 ft. max. Section 3.6.2.1

Streetscape Type Residential Section 3.8.1.10

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

House Section 4.4.6.2

Cottage Section 4.4.6.3

Cottage Court Section 4.4.6.4

Duplex Section 4.4.6.5

Zero Lot Line House Section 4.4.6.6

Civic Building Section 4.4.6.15

A
B

C

E

D
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CD-4
Section 4.4.3.4   Character District - 4

A
B C

D

E

Primary

Se
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y 

Property Line (ROW)
Key Metrics on Facing PageA For illustrative purposes only

General Description

The CD-4 district is intended to accommodate a variety of residential 
options including single-family, two-family and multifamily with 
limited commercial or mixed use on the corners.  

Density

Impervious Cover 80% max.

Transportation

Block Perimeter 2,400 ft. max Section 3.6.2.1

Streetscape Type
Residential
Conventional 
Mixed Use

Section 3.8.1.10
Section 3.8.1.7
Section 3.8.1.8

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

Cottage Section 4.4.6.3

Duplex Section 4.4.6.5

Townhouse Section 4.4.6.7

Courtyard Housing Section 4.4.6.9

Apartment Section 4.4.6.10

Live/ Work Section 4.4.6.11

Neighborhood Shopfront Section 4.4.6.12

Civic Building Section 4.4.6.15



4:64

Zoning regulations4

CH
AP

TER

San Marcos Development Code   Adopted April 17, 2018

CD-5
Section 4.4.3.5   Character District - 5

General Description

The CD-5  district is intended to provide for a variety of residential, 
retail, service and commercial uses. To promote walkability and 
compatibility, auto-oriented uses are restricted. CD-5 promotes mixed 
use and pedestrian-oriented activity.

Density

Impervious Cover 100% max.

Transportation

Block Perimeter 2,000 ft. max Section 3.6.2.1

Streetscape Type
Main Street
Multi-Way

Section 3.8.1.6
Section 3.8.1.9

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

Townhouse Section 4.4.6.7

Apartment Section 4.4.6.10

Live/ Work Section 4.4.6.11

Mixed Use Shopfront Section 4.4.6.14

Civic Building Section 4.4.6.15

Primary

Se
co

nd
ar

y 

Property Line (ROW)
Key Metrics on Facing PageA

A
For illustrative purposes only

B

C
DE

F
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Section 4.4.3.7   Planning area District

Table 4.14   Planning Area District Allocation

Preferred Scenario Area Planning Area Description District
% Allocation 
(Buildable Land)

Employment Center
Employment Planning Area.  The intention of the employment planning 
area is to accommodate large employers or a corporate campus that can 
incorporate some residential or mixed use.

CD-4
CD-5
EC
LI

0 - 10%
10 - 40%
60 - 90%
0 - 30%

High Intensity Zone
High Intensity Planning Area. The intention of the high intensity planning 
area is to accommodate high intensity and high density infill development 
within a compact mixed use area.

CD-1, 2, or 3
CD-4
CD-5

0 - 10%
10 - 30%
60 - 90%

Medium Intensity Zone
Medium Intensity Planning Area.  The intention of the medium intensity 
planning are is to accommodate new master planned communities with 
diverse housing types developed around a 5 minute walk to all services.

CD-1, 2, or 3
CD-4
CD-5

10 - 30%
30 - 60%
10 - 30%

Low Intensity Area

Conservation Planning Area. The intention of the conservation planning area 
is to preserve large areas of environmentally sensitive or prime agricultural 
lands while providing for clustered residential development in appropriate 
areas.

CD-1 or 2
CD-3
CD-4
CD-5

50% min.
20 -40%
10 - 30%
0 - 5%

PA



 

 

 

ZC-20-10 (The Barracks) Zoning Change Review (By Comp Plan Element) 

LAND USE – Preferred Scenario Map / Land Use Intensity Matrix 
 YES NO 

(map amendment required) 

Does the request meet the intent of the Preferred 
Scenario Map and the Land Use Intensity Matrix? 

X 
 

 

ECONOMIC DEVELOPMENT – Furthering the goal of the Core 4 through the three strategies 
STRATEGY SUMMARY Supports Contradicts Neutral 

Preparing the 21st 
Century 
Workforce 

Provides / Encourages 
educational opportunities 

  

Applicant has not 
indicated that 

educational facilities 
will be included. 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, 
utilities and infrastructure for 
business 

  

Applicant has not 
indicated that 

infrastructure will be 
extended. 

The Community of 
Choice 

Provides / Encourages safe & 
stable neighborhoods, quality 
schools, fair wage jobs, 
community amenities, 
distinctive identity  

Applicant has indicated 
that they do intend for 
some commercial uses 
which would provide 

jobs and services 

  

 

ENVIRONMENT & RESOURCE PROTECTION – Land Use Suitability & Development Constraints 
 1 

(least) 
2 3 

(moderate) 
4 5 

(most) 

Level of Overall Constraint   X   
Constraint by Class  

Cultural    X  
Edwards Aquifer X     
Endangered Species X     
Floodplains X X  X X 
Geological X     
Slope X     
Soils X     
Vegetation X     
Watersheds X     
Water Quality Zone X   X X 

 

  



 

 

ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: Cottonwood Creek 

 

 0-25% 25-50% 50-75% 75-100% 100%+ 

Modeled Impervious Cover Increase Anticipated for 
watershed 

    X 

Notes: This watershed currently has very little impervious cover compared to its size. Cottonwood Creek 
is not a tributary to the San Marcos River, with larger more concentrated growth, best management 
practices such as retention ponds and biofiltration gardens can be incorporated into the site planning 
process. 

 
NEIGHBORHOODS  – Where is the property located 

CONA Neighborhood(s): Cottonwood Creek 

Neighborhood Commission Area(s): 5 

Neighborhood Character Study Area(s): N/A 

 

TRANSPORTATION – Level of Service (LOS), Access to sidewalks, bicycle lanes and public transportation 
 A B C D F 

Existing Daily LOS                            Highway 123 X 
  

         

Existing Peak LOS                            Highway 123 X 
 

    
 

 

Preferred Scenario Daily LOS         Highway 123    X 
 

 
 

Preferred Scenario Peak LOS         Highway 123     X 
 

The Transportation Demand Model shows that Highway 123 is anticipated experience a decrease in Level of Service 
in the future. One reason for this is the anticipated growth to the south. Additional connectivity based on the 
requirements of our 2018 Transportation Master Plan may help alleviate the anticipated congestion.  

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 YES NO 

Will Parks and / or Open Space be Provided?    X  

Will Trails and / or Green Space Connections be Provided?  X  

The applicant has indicated there will be Open Space within the development. As this is a residential component to 
this development Parkland Dedication is required.  

Maintenance / Repair Density Low 
(maintenance) 

 Medium  High 
(maintenance) 

Wastewater Infrastructure  X     

Water Infrastructure  X     

 
Public Facility Availability 

 YES NO 

Parks / Open Space within ¼ mile (walking distance)?  X  
Wastewater service available?    X  
Water service available?  X  



 

 

 

 N/A Good Fair Poor 

Sidewalk Availability X    

Sidewalks are required to be built as part of the development.  

 YES NO 

Adjacent to existing bicycle lane?  X 

Adjacent to existing public transportation route?  X 

Notes: The Transportation Master Plan indicates that this development will be required to construct bicycle 
infrastructure along HWY 123 and Cottonwood Parkway. This infrastructure is anticipated to be part of a larger 
network in the future.  

 



(Aaron Longoria)

aaron@barrackstownhomes.com



04/02/2020



04/02/2020
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ZC-20-10 (The Baracks)
ZC-20-10 (The Barracks) Hold a public hearing and consider a request 
by Ed Theriot on behalf of McCoy Family Partnership One and Two for a 
Zoning Change from Future Development (FD) to Planning Area District 
– Medium Intensity (PAD-MI), for approximately 109.5 acres out of the 
Barnett O. Kane, Cyrus Wickson, and J.M. Veramendi No. 1 surveys, 
located near the intersection of Wonder World Drive and Hwy 123. (W. 
Parrish)



Location:
• Approximately 109 acres

• Current Configuration: 
Vacant

• Surrounding uses include:
• Multifamily
• Nursing home
• Vacant
• Industrial

• Located primarily within 
Medical District Medium 
Intensity Zone, and 
partially within an 
Employment Area



Context & History
• Existing Zoning: Future 

Development (FD)

• Proposed Zoning: Medium 
Intensity - Planning Area

• Proposed zoning allows 
applicant to assign 
Character Districts 1-5 to 
parcels within the 
development.

• Planning Area zoning is 
intended for greenfield 
development to provide 
flexibility to master 
developer.



What is a Medium Intensity 
Planning Area?
• Planning Area’s allow master 

developers the flexibility to 
shift development plans over 
time to meet demand. 

• Developers may choose from 
allowed character districts, 
with each district having a 
maximum allowed 
percentage. 

• Developers submit a 
regulating plan to ensure 
compliance over time with 
regulations. 

• Planning Areas also have 
additional standards

• Increased parkland 
requirements

• Minimum 10% of units 
must meet affordable 
housing standards of 
4.3.1.1.





Comprehensive Plan 
Analysis

Step 1: Where is the property 
located on the Comprehensive Plan?

“Central Texas Medical Center has the
potential to be come and economic hub
and bring additional healthcare related
employment to San Marcos. Mixed
uses will allow residents to live, work,
and do many day-to-day tasks within
the district. The close proximity of
these different uses along with
connected sidewalks and bike paths
will promote pedestrian activity.”

Located Primarily in Medical 
District Medium Intensity 

Area



Comprehensive Plan Analysis
Step 2: Is the request consistent with the Comprehensive Plan / 
District Translation Table?
Applicant is requesting a “Medium Intensity Planning Area” (MI-PA) 
primarily within an Medium Intensity Zone. The Code directs us to 

Section 4.1.2.4 – 4.1.2.5



Medium Intensity -
Planning Area Zoning 
Analysis:
• The Medium Intensity Planning Area 

is to accommodate new master 
planned communities with diverse 
housing types developed around a 5 
minute walk to all services.

• Allowable Building Types: House,
Cottage, Accessory Dwelling Unit, 
Zero Lot Line House, Duplex, Cottage 
Court, Townhouse, Courtyard 
Housing, Apartment, Live/Work. 
Neighborhood Shopfront, Mixed Use 
Shopfront, and Civic Building.

• Proposed rezoning aligns with vision 
of the Comprehensive Plan, which 
states that the community needs 
diversified housing options. 

• The property is vacant. 



At this time, Developer is primarily 
interested in developing:
• For Sale townhomes
• Multifamily 

Townhomes:
• Can be developed in CD-4 and CD-5 

zoning districts

Purpose Built Student Oriented 
Housing
• Not requested at this time
• Only allowed in CD-5
• Would require a CUP

Applicant intends for Commercial 
Uses along SH 123 in the future. 
Commercial uses allowed in:
• CD-4 (limited) 
• CD-5



Development Plan



Environmental Analysis

• Located within the 
Cottonwood Creek 
Watershed. 

• Cottonwood Creek floodplain 
flows through the property. 
Applicant has identified this 
as Non-Buildable Area on 
Development Plan. 

• Not located within any 
Edwards Aquafer Zone.

• Not located on significant 
slopes.





Staff Recommendation:

Staff provides this request to the Commission for your
consideration and recommends approval of the request for
a zoning change from “FD” Future Development to “MI-PA”
Medium Intensity – Planning Area.







City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ZC-20-14, Version: 1

AGENDA CAPTION:

ZC-20-14 (101 & 103 Lockhart Street) Hold a public hearing and consider a request by Andrew Nance, on

behalf of Ryan Bragg, for a Zoning Change from Duplex (D) to Neighborhood Density - 3 (ND-3), for

approximately 0.2938 acres consisting of lot 46 of the A.M. Ramsay Subdivision, located at 101 & 103

Lockhart Street. (T. Carpenter)

Meeting date:  July 28, 2020

Department:  Planning & Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☒ Neighborhoods & Housing - Diversified housing options to serve citizens with varying needs and interests

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 7/21/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: ZC-20-14, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The applicant intends to convert the existing duplex into two zero-lot-line homes. This proposal also includes

the creation of an additional lot which the applicant intends to construct one new zero-lot-line home.

Council Committee, Board/Commission Action:

 N/A

Alternatives:

N/A

Recommendation:

Staff recommends approval of the request as presented.

City of San Marcos Printed on 7/21/2020Page 2 of 2
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Zoning Request 101 & 103 Lockhart Street 

ZC-20-14 
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Summary 
Request:  Zoning change from Duplex (D) to Neighborhood Density 3 (ND-3) 

Applicant: Andrew Nance 
109 E Hopkins St, Ste 208 
San Marcos, TX 78666 

Property Owner: Ryan Bragg 
35 Zabila St 
Rancho Mission Viejo, CA 
792694 

Notification 

Application: June 30, 2020 Neighborhood Meeting: July 6, 2020 

Published: July 12, 2020 # of Participants 0 

Posted: July 9, 2020 Personal: July 9, 2020 

Response: None as of the date of this report 

Property Description 

Legal Description: Lot 46 of the AM Ramsay Subdivision 

Location: The corner of Lockhart Street and Third Street 

Acreage: 0.2938 PDD/DA/Other: N/A 

Existing Zoning: Duplex (D) Proposed Zoning: Neighborhood Density 3 
(ND-3) 

Existing Use: Duplex Proposed Use: Single-family Attached / 
Single-family Detached 

Existing Occupancy: Restrictions Do Not 
Apply 

Occupancy: Restrictions Apply 

Preferred Scenario: Existing Neighborhood Proposed Designation: Same 

CONA Neighborhood: Millview East Sector: 7 

Utility Capacity: Adequate Floodplain: No 

Historic Designation: N/A My Historic SMTX 
Resources Survey 

No 

    

Surrounding Area Zoning Existing Land Use Preferred Scenario 

North of Property: MU Detached Single-Family Existing Neighborhood 

South of Property: SF-4.5 Detached Single-Family Existing Neighborhood 

East of Property: SF-6 Detached Single-Family Existing Neighborhood 

West of Property: MR Detached Single-Family Existing Neighborhood 
 

  



Zoning Request 101 & 103 Lockhart Street 

ZC-20-14 
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Staff Recommendation 

X Approval as Submitted  Alternate Approval  Denial 

 

Staff: Tory Carpenter, AICP, CNU-A Title : Planner Date: July 21, 2020 
 

 

 

 

  

 

History 

 

Additional Analysis 

 
The applicant intends to convert the existing duplex into two zero-lot-line homes. This proposal also 
includes the creation of an additional lot upon which the applicant intends to construct one new zero-lot-
line home.  
 

Comments from Other Departments 

Police No Comment  

Fire No Comment 

Public Services No Comment 

Engineering No Comment 

Evaluation 
Compatibility of Uses & Density Criteria (Sec.4.1.2.5) 

Consistent Inconsistent Neutral 

  X 
Helps prevent the impacts of high density uses on low density areas 
 

X   
Limits changes in neighborhood density categories unless directed by 
a small area plan or neighborhood character study  
 

X   
Encourages more opportunities for home ownership 
The proposal includes three homes on three separate lots. Each of 
these lots can be purchased by a potential home owner.  

X   

Ensures a diversity of housing to serve citizens with varying needs and 
interests  
This proposal includes two attached houses, which is a limited 
housing type in San Marcos.  
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Evaluation Criteria for Approval (Sec.2.5.1.4) 

Consistent Inconsistent Neutral  

X   

Whether the proposed zoning map amendment implements the 
policies of the adopted Comprehensive Plan and preferred scenario 
map 
Table 4.1 of the San Marcos Development Code identifies 
Neighborhood Density Districts as districts that are C - Considered in 
Existing Neighborhoods, all other districts are identified as NP – Not 
Preferred. 

  N/A 
Whether the proposed zoning map amendment is consistent with any 
adopted small area plan or neighborhood character study for the area 
Studies were not complete at the time of this request. 

  N/A 
Whether the proposed zoning map amendment is consistent with any 
applicable development agreement in effect  
There are no development agreements associated with this site. 

X   

Whether the uses permitted by the proposed change in zoning district 
classification and the standards applicable to such uses shall be 
appropriate in the immediate area of the land to be reclassified  
The uses proposed are consistent with surrounding uses and zoning.   

X   

Whether the proposed zoning will reinforce the existing or planned 
character of the area  
The proposed district is consistent with the existing character of the 
area. There is a variety of housing types in the immediate area, 
include multifamily, single-family, manufactured homes, and 
duplexes.  

X   
Whether the site is appropriate for the development allowed in the 
proposed district  
Residential homes are appropriate for this site. 

 X  

Whether there are substantial reasons why the property cannot be 
used according to the existing zoning  
The property is currently being used as a duplex, which is consistent 
with the current zoning of “D,” Duplex.  

X   

Whether there is a need for the proposed use at the proposed 
location  
The rezoning serves a public purpose as it furthers the goals and 
vision of the Comprehensive Plan by providing a diversity of housing 
types. 
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Evaluation Criteria for Approval (Sec.2.5.1.4) 

Consistent Inconsistent Neutral  

X   

Whether the City and other service providers will be able to provide 
sufficient public facilities and services including schools, roads, 
recreation facilities, wastewater treatment, water supply and 
stormwater facilities, public safety, and emergency services, while 
maintaining sufficient levels of service to existing development   
The property is located within an existing neighborhood with 
adequate services. 

X   

Whether the proposed rezoning will have a significant adverse impact 
on property in the vicinity of the subject property  
Staff does not anticipate adverse impacts on adjacent property as 
the proposed use is consistent with the surrounding uses. 

X   

For requests to a Neighborhood Density District, whether the 
proposed amendment complies with the compatibility of uses and 
density in Section 4.1.2.5 
The proposed use does comply with compatibility of uses and density 
in Section 4.1.2.5. The request is listed as “C” Considered and does 
not require a supermajority vote to approve. 

X   

The impact the proposed amendment has with regard to the natural 
environment, including the quality and quantity of water and other 
natural resources, flooding, and wildlife management  
This property is located within an area that has no environmental 
constraints according to the Land Use Suitability Map. 

  X 
Any other factors which shall substantially affect the public health, 
safety, morals, or general welfare 
None noted. 



Pg. 1City of San Marcos Planning and Development Services Department

Property: 101 & 103 Lockhart Street
EXISTING CONDITIONS ANALYSIS

PROXIMITY TO PARKLAND EXISTING STREETSCAPES

EXISTING ZONING AND BUILDING TYPES

Property: 101 & 103 Lockhart Street
EXISTING NEIGHBORHOOD REGULATING PLAN
ORDINANCE #: 2019-####

EXISTING STREETS AND STREETSCAPES
Third  Street & Lockhart Street

Street Type

Neighborhood Street
Existing ROW: 50’

PROPOSED ZONING

PROPOSED ZONING REGULATIONS
Lots 3
Zoning District Neighborhood Density - 3 (ND-3)

Building Type

Zero Lot Line House

Max. Units 1 per lot

Required Streetscape

Residential

Street Type Existing (no new streets required)

Transitional Protective Yard N/A

Residential Infill 
Compatibility N/A

Parking location Surface Parking: Second or Third Layer

Parkland Development Fee & Fee in Lieu

1 2        3
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Property ID Subject Address Owner Name Address City State Zip
38775 209 THIRD ST ALVAREZ MANUEL & JANIE 209 3RD ST SAN MARCOS TX 78666-6628
38763 101-103 LOCKHART ST BRAGG RYAN & JENNY K 35 ZABILA ST RANCHO MISSION VIEJO CA 92694-1823
38776 208 A THIRD ST BURLESON MARY ESTATE 208 A THIRD ST SAN MARCOS TX 78666
38780 116 SECOND ST BW BOWDEN PROPERTIES INC 307 HUNTERS GLEN DR SAN MARCOS TX 78666-7154
38743 315 A-H MILL ST CASWELL JAMES D PO BOX 18298 AUSTIN TX 78760
38741 301 MILL ST ESPINOSA PETRONILO JR 301 MILL ST SAN MARCOS TX 78666
38740 309 MILL ST ESPINOZA, HENRY, Jr 309 MILL ST SAN MARCOS TX 78666
38759 216 LOCKHART ST FLORES ANNA LISA 216 LOCKHART ST SAN MARCOS TX 78666
38772 204 THIRD ST FLORES STEVEN RHETT 16322 SHOAL ST CROSBY TX 77532-5250
38760 116 THIRD ST GALLEGOS MAGDALENA & PABLO JR 116 THIRD ST SAN MARCOS TX 78666

101914 108 SECOND ST GARBELOTTI CARL JOHN & STACEY I 221 RIO VISTA DR CIBOLO TX 78108-4205
38785 219 THIRD ST GARCIA NATIVIDAD & ISABEL 219 THIRD ST SAN MARCOS TX 78666
38762 203 THIRD ST ST GARZA, TERESA M P O BOX 928 SAN MARCOS TX 78667-0928
38789 105 SEGUIN ST GONZALEZ, OLGA M 406 KNOX SAN MARCOS TX 78666
38796 205 THIRD ST HAMILTON ADELL EST 205 THIRD ST SAN MARCOS TX 78666
38764 201 SECOND ST HARRIS, NETTIE E 201 SECOND ST SAN MARCOS TX 78666
38752 109 SECOND ST HART RONALD K & HILL DARRELL P O BOX 11 SAN MARCOS TX 78667-0011
38777 207 SECOND ST HERNANDEZ, MIGUEL 207 SECOND ST SAN MARCOS TX 78666
60736 410 LOCKHART ST HOUSING AUTHORITY OF THE CITY OF SAN MARCOS 1201 THORPE LN SAN MARCOS TX 78666
38787 220 SEGUIN ST ISLAS PEDRO T & JOSEFA G REVOCABLE LIVING TRUST 220 3RD ST SAN MARCOS TX 78666
38781 102 SEGUIN ST IVARRA-ESPINOZA, GABRIELLA P O BOX 319 MARTINDALE TX 78655-0319
38761 119 THIRD ST JUAREZ GERALD LIFE ESTATE 119 THIRD ST SAN MARCOS TX 78666
38792 115 SEGUIN ST LOMBARDO GUADALUPE R 115 SEGUIN ST SAN MARCOS TX 78666-6624
38790 109 SEGUIN ST LOPEZ, JOE C 109 SEGUIN SAN MARCOS TX 78666
38791 113 SEGUIN ST MIRANDA JOSEPHINE & ESTATE OF LUCAS 113 SEGUIN ST SAN MARCOS TX 78666
38771 205 SECOND ST MOORE STAN & PARSONS CAROLINE 205 SECOND ST SAN MARCOS TX 78666
38773 207 THIRD ST RANGEL, JONAS 207 3RD ST SAN MARCOS TX 78666
38742 319 MILL ST RODRIGUEZ, ANITA 319 MILL ST SAN MARCOS TX 78666
38784 217 THIRD ST RODRIGUEZ, JAMES L 217 THIRD ST SAN MARCOS TX 78666
38793 117 SEGUIN ST ROSE VILLAGE GREEN APTS LP P O BOX 40879 INDIANAPOLIS IN 46240-0879
38750 107 SECOND ST SANDOVAL SALLY 107 SECOND ST SAN MARCOS TX 78666
38753 112 SECOND ST SCOTT, ANGELIQUE PEREZ 101 MADISONS CV BUDA TX 78610
38758 301 SECOND ST SCOTT, SHANE 301 SECOND ST SAN MARCOS TX 78666
38744 405 MILL ST SOLIS VICTOR JR & 417 INDIAN BLANKET SAN MARCOS TX 78666
35825 209 MILL ST TEXAS STATE UNIVERSITY-SAN MARCOS 601 UNIVERSITY DR SAN MARCOS TX 78666-4684
38751 110 THIRD ST WYMORE, LARA 110 THIRD ST SAN MARCOS TX 78666
38765 200 SECOND ST YBARRA, CATARINO 200 SECOND ST SAN MARCOS TX 78666

Neighborhood Commissioner Shane Scott 301 SECOND ST SAN MARCOS TX 78666

Notification List



Zoning District Comparison Chart 
 
Topic 

Existing Zoning: 

Duplex (D) 
Proposed Zoning: 

Neighborhood Density-3 (ND-3) 

Zoning Description The D Duplex Residential District is intended for 
development of single-family residences and associated uses 
as well as for development on larger parcels of land of low 
density two-family duplex units. The D Duplex Residential 
District is intended to replace existing DP zoned areas. D zoning 
is not to be applied to properties for new duplex development. 

The ND-3 district is intended to accommodate single-family 
detached houses and encourage opportunities for home 
ownership. Additional building types are allowed that 
accommodated affordable alternatives for home 
ownership. ND-3 Should be applied in areas where the land 
use pattern is single-family or two-family with some 
mixture in housing types. Uses that would interfere with 
the residential nature of the district are not allowed.  

Uses Duplex & single-family detached. (See Land Use Matrix) Residential (See Land Use Matrix) 

Parking Location No location standards 
 

Parking allowed in the Second and Third Layer 
 

Parking Standards 2 spaces per single-family dwelling unit.  2 spaces per single-family dwelling unit, 1 space for ADU 
  

Max Residential Units / 
acre 

6 units per acre (max) 
 

10 units per acre (max) 

Occupancy Restrictions Do not apply Apply 

Landscaping Tree and shrub requirements 
 

Tree and shrub requirements 
 

Building Height (max) 2 stories 2 stories 

Setbacks Based on Zoning District 
 

15’ front Setback, 0’ side setback, 15’ rear set back. 

Impervious Cover (max) 75% 60% 

Lot Sizes Minimum 90’ wide 11,000 square feet. Allows a variety of lot sizes depending on Building Type. 

Streetscapes Residential Street: 5’ sidewalk for lots smaller than 1 acre, street 
trees every 40’ on center average, 7’ planting area.  

Residential Street: 5’ sidewalk for lots smaller than 1 acre, 
street trees every 40’ on center average, 7’ planting area. 

Blocks 3,000 ft. Block Perimeter max. 3,000 ft. Block Perimeter max. 
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Property Line (ROW)
Key Metrics on Facing PageA For illustrative purposes only

ND-3
Section 4.4.2.1   Neighborhood Density - 3

General Description

The ND-3 district is intended to accommodate single-family detached 
houses and encourage opportunities for home ownership.  Additional 
building types are allowed that accommodate affordable alternatives 
for home ownership.  ND-3 should be applied in areas where the 
land use pattern is single-family or two-family with some mixture in 
housing types.  Uses that would interfere with the residential nature of 
the district are not allowed.

Density

Units Per Gross Acre 10 max.

Impervious Cover 60% max.

Occupancy Restrictions Section 5.1.4.1

Transportation

Block Perimeter 2,800 ft. max Section 3.6.2.1

Streetscape Type Residential Section 3.8.1.10

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

House Section 4.4.6.2

Cottage Section 4.4.6.3

Zero Lot Line House Section 4.4.6.6

Civic Section 4.4.6.15

A
B

C

E

D
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Adopted: April 17, 2018   San Marcos Development Code 

Building Standards

Principle Building Height 2 stories max. 35 ft. max.

Accessory Structure Height N/A 24 ft. max.

Building Width 60 ft. max.

Lot

Building Type Lot Area Lot Width A

House 6,000 sq. ft. min. 60 ft. min.

Cottage 4,500 sq. ft. min. 40 ft. min.

Zero Lot Line House 2,500 sq. ft. min. 25 ft. min.

Civic 4,500 sq. ft. min. 50 ft. min.

Setbacks - Principal Building

Principal Street
15 ft. min or Avg front 
setback (Section 4.4.2.5) B

Secondary Street 15 ft. min. C

Side 5 ft. min. D

Rear 15 ft. min. E

Rear, abutting alley 5 ft. min. E

Setbacks - Accessory Structure

Principal Street 20 ft. min.

Secondary Street 15 ft. min.

Side 5 ft. min.

Rear 3 ft. min.

Parking Location 

Layer (Section 4.3.3.1) Surface Garage

First Layer Not Allowed Not Allowed

Second Layer Allowed Section 7.1.4.1

Third Layer Allowed Section 7.1.4.1
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Legacy Districts

Adopted April 17, 2018   San Marcos Development Code 

Section 9.2.1.4   D, Duplex Residential District

A. Purpose. The D Duplex Residential District is intended for
development of single-family residences and associated uses
as well as for development on larger parcels of land of low
density two-family duplex units. The D Duplex Residential
District is intended to replace existing DP zoned areas. D zoning
is not to be applied to properties for new duplex development.

B. Authorized Uses. Permitted and conditional uses, as authorized
in the Land Use Matrix in Section 9.3.1.2. Accessory uses as
authorized in Section 9.3.2.1.

C. Additional Development Standards. See Section 9.1.1.1

D. Additional Area, Building and Height Requirements:

1. Minimum Lot Area:

a. Duplex, duplex condominium: 11,000 square feet

b. All other uses: 6,000 square feet

2. Minimum Lot Width:

a. Single-family dwelling, group home, two-unit
townhouse: 50 feet per lot

b. All other uses: 90 feet per lot

3. Minimum Lot Frontage:

a. Single-family dwelling, group home, two-unit
townhouse: 35 feet per lot

b. All other uses: 60 feet per lot

4. Minimum Side Yard, Interior:

a. Single-family dwelling, group home, two-unit
townhouse: five feet

b. All other uses: Ten feet

c. No side setback required for the common wall side of
two-unit townhouses

E. Additional Requirements. See Chapters 1, 2, 3, 6, and 7 for
additional standards as applicable.



 

ZC-20-14 (101 & 103 Lockhart Street) Zoning Change Review (By Comp Plan Element) 

LAND USE – Preferred Scenario Map / Land Use Intensity Matrix 
 YES NO 

(map amendment required) 

Does the request meet the intent of the Preferred 
Scenario Map and the Land Use Intensity Matrix? 

X 
 

 

ECONOMIC DEVELOPMENT – Furthering the goal of the Core 4 through the three strategies 
STRATEGY SUMMARY Supports Contradicts Neutral 

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities   

Applicant has not 
indicated that educational 
facilities will be included. 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, 
utilities and infrastructure for 
business 

  

Applicant has not 
indicated that 

infrastructure will be 
extended. 

The Community of 
Choice 

Provides / Encourages safe & 
stable neighborhoods, quality 
schools, fair wage jobs, community 
amenities, distinctive identity  

  

Applicant has not 
indicated that 

opportunities for jobs and 
services will be included. 

 

ENVIRONMENT & RESOURCE PROTECTION – Land Use Suitability & Development Constraints 
 1 

(least) 
2 3 

(moderate) 
4 5 

(most) 

Level of Overall Constraint X     
Constraint by Class  

Cultural X     
Edwards Aquifer X     
Endangered Species X     
Floodplains X     
Geological X     
Slope X     
Soils X     
Vegetation X     
Watersheds X     
Water Quality Zone X     

 

  



ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: Sewel Park 

 

 0-25% 25-50% 50-75% 75-100% 100%+ 

Modeled Impervious Cover Increase Anticipated for 
watershed 

X     

Notes: The Sewell subcatchment will have a higher overall impervious cover with the Preferred Scenario (58%) 
compared to the trend scenario (53%). Most of the changes with the Preferred Scenario will occur on previously 
developed urban areas. This means that developments for the Preferred Scenario, such as the midtown area, will 
have a high amount of impervious cover. The increase in impervious cover with the Preferred Scenario could result 
in a 7 percent increase of TSS with a similar increase in bacteria (8.8%) generally during rain events.    

 
NEIGHBORHOODS  – Where is the property located 

CONA Neighborhood(s): Millview East 

Neighborhood Commission Area(s): 7 

Neighborhood Character Study Area(s): N/A 

 

TRANSPORTATION – Level of Service (LOS), Access to sidewalks, bicycle lanes and public transportation 
 A B C D F 

Existing Daily LOS                            Third Street 
                                                           Lockhart Street 

 
  

         

Existing Peak LOS                            Third Street 
                                                           Lockhart Street 

 
 

    
 

 

Preferred Scenario Daily LOS         Third Street 
                                                             Lockhart Street 

 
 

 
 

 

 

 
 

Preferred Scenario Peak LOS         Third Street 
                                                             Lockhart Street 

     
 

This property is located at the intersection of two neighborhood streets. These streets have traffic levels so low 
that they were not included within the Level of Service study.  
 
 
 

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 YES NO 

Will Parks and / or Open Space be Provided?     X 

Will Trails and / or Green Space Connections be Provided?   X 

This is a small replat and the fee in lieu of dedication is more appropriate.  

Maintenance / Repair Density Low 
(maintenance) 

 Medium  High 
(maintenance) 

Wastewater Infrastructure  X     

Water Infrastructure  X     

 
Public Facility Availability 

 YES NO 

Parks / Open Space within ¼ mile (walking distance)?  X  
Wastewater service available?    X  
Water service available?  X  



 

 N/A Good Fair Poor 

Sidewalk Availability X    

Sidewalks are required to be built as part of the development.  

 YES NO 

Adjacent to existing bicycle lane?  X 

Adjacent to existing public transportation route?  X 

Notes:  

 



PLANNING AND DEVELOPMENT SERVICES 
 7/08/2020                                        ZC-20-14 

Notice of Public Hearing 
Zoning Change Request 

“D” Duplex to “ND-3” Neighborhood Density - 3 
101 & 103 Lockhart Street 

 
ZC-20-14 (101 & 103 Lockhart Street) Hold a public hearing and consider a request by Andrew Nance, on 
behalf of Ryan Bragg, for a Zoning Change from Duplex (D) to Neighborhood Density – 3 (ND-3), for 
approximately 0.2938 acres consisting of lot 46 of the A.M. Ramsay Subdivision, located at 101 & 103 
Lockhart Street. (T. Carpenter) 
 
The San Marcos Planning and Zoning Commission will consider the above request at an upcoming public hearing and will 
either approve or deny the request. This recommendation will be forwarded to the San Marcos City Council. Before making 
a decision, the Commission and Council will hold public hearings to obtain citizen comments. Because you are listed as the 
owner of property located within 400 feet of the subject property, we would like to notify you of the following public hearings 
and seek your opinion of the request: 
 

• A public hearing will be conducted by the Planning and Zoning Commission via virtual meeting on Tuesday, July 
28 2020 at 6:00 p.m. You may watch the public hearing using the following link: http://sanmarcostx.gov/541/PZ-
Video-Archives. Or email planninginfo@sanmarcostx.gov for information on how to participate in the public hearing. 
 

• A public hearing will be held at the City Council Meeting on Tuesday, August 18, 2020 at 6:00 p.m. in the Council 
Chambers in City Hall, 630 East Hopkins. If current orders related to COVID-19 are extended, virtual meeting 
information will be provided at the following website: https://sanmarcostx.gov/421/City-Council-Videos-Archives  

 
All interested citizens are invited to watch or participate in the public hearing by the means described above. If you cannot 
participate in the virtual public hearing of the Planning and Zoning Commission or the City Council meeting, but wish to 
comment, you may write to the below address. Your written comments will be given to the Planning & Zoning Commission 
and City Council if they are received before 12 PM on the day of the meeting. 
 
 Development Services-Planning  
 630 East Hopkins 
 San Marcos, TX 78666 
 planninginfo@sanmarcostx.gov  
 
For more information regarding this request, contact the case manager, Tory Carpenter, at 512.393.8234. When calling, 
please refer to case number ZC-20-14. 
 
As of the date of this notice, there are no other means of participating in the public hearing. However, please check for 
updates on the City’s website at: www.sanmarcostx.gov to see if other means of participating in the public hearing become 
available. 
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, programs, 
or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of San Marcos ADA 
Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests can also be faxed to 
512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov 
 
PLANNING AND DEVELOPMENT SERVICES 
Enclosure: Map (See Reverse) 
 
 
 

CITY HALL ● 630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8230 ● FACSIMILE 855.759.2843 
SANMARCOSTX.GOV  

http://sanmarcostx.gov/541/PZ-Video-Archives
http://sanmarcostx.gov/541/PZ-Video-Archives
mailto:planninginfo@sanmarcostx.gov
https://sanmarcostx.gov/421/City-Council-Videos-Archives
mailto:planninginfo@sanmarcostx.gov
http://www.sanmarcostx.gov/
mailto:ADArequest@sanmarcostx.gov
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BRAGG-LOCKHART 

101/103 LOCKHART STREET, SAN MARCOS TX 78666

ZONING CHANGE STUDIES

PROJECT:

ADDRESS:

DECRIPTION:

A06

LOT INFORMATION

ZONING:  ND3 - ZERO LOT LINE HOUSES
AREA: 0.29 ACRE
DENSITY: 10 UNITS / ACRE
# UNITS PER LOT: 1 (3 LOTS) + ADU WITH OWNER OCCUPY

NOTES
1.

2.

3.

4.

5.

6.

FRONT S.B. AVERAGING OR 15'-0" BY ZONE.  NOTE: EXISTING STRUCTURES PARTICIPATE IN ESTABLISHING AVERAGE.

PROPOSED TANDEM PARKING

EXISTING PARKING

CONFIRM LOCATION OF SMEU POWER LINES AND GUY WIRES.  PREFERENCE WOULD BE TO WORK AROUND EXISTING 
CONDITIONS, THOUGH SMEU WILL MOST LIKELY REQUIRE OWNER TO PAY FOR RELOCATION, UPGRADE OR REMOVAL.

EXISTING STRUCTURE TO BE CONVERTED TO ZERO-LOT LINE HOUSE WITH AREA SEPARATION WALL

NEW LOT - ZERO LOT-LINE HOUSE.  WHERE DETACHED MUST MAINTAIN A MIN. OF 10' FROM NEAREST STRUCTURE.

Date:  December 7, 2019
Time: 12:20:43 PM

Andrew Nance
tree has been removed



sanmarcostx.gov

ZC-20-14 (101 & 103 Lockhart Street) 

Hold a public hearing and consider a request by 
Andrew Nance, on behalf of Ryan Bragg, for a Zoning 
Change from Duplex (D) to Neighborhood Density – 3 
(ND-3), for approximately 0.2938 acres consisting of 
lot 46 of the A.M. Ramsay Subdivision, located at 101 
& 103 Lockhart Street. (T. Carpenter)



Location:
• Approximately 0.2938 

acres

• Current Configuration: 
One duplex lot. 

• Surrounding uses include:
• Single Family Residential
• Multifamily
• Duplexes
• Mobile Homes

• Located within the Millview 
West Neighborhood



Context & History
• Existing Zoning: Duplex 

(D)

• Proposed Zoning: 
Neighborhood Density-3 
(ND-3)

• Proposed ND-3 zoning 
allows for single lot to be 
divided into three.

• Proposal includes 
converting existing duplex 
into two zero-lot-line homes 
and the additional of a new 
residence. 





Comprehensive Plan 
Analysis

Step 1: Where is the property 
located on the Comprehensive Plan?

“Established, primarily residential
areas intended to maintain their
existing character and to follow
development and redevelopment
patterns that are compatible with the
existing character.” (4.1.1.6)

Located in an Existing 
Neighborhood



Comprehensive Plan Analysis
Step 2: Is the request consistent with the Comprehensive Plan / 
District Translation Table?

Applicant is requesting a “Neighborhood Density District” (ND-3) 
within an Existing Neighborhood. The Code directs us to Section 

4.1.2.4 – 4.1.2.5



Comprehensive Plan Analysis
Step 3: What is the designated 
Neighborhood Density Category?

Duplex (D) is consistent with a “Low 
Density” Neighborhood Density 

Category

Step 4: Which Neighborhood Zoning 
District is appropriate in this category?

ND-3 Zoning is “Considered”



Single-Family 
Preservation Buffer Zoning Map



ND-3 Zoning Analysis:
• The ND-3 district is intended to 

accommodate single-family detached 
houses and encourage opportunities 
for home ownership. Additional 
building types are allowed that 
accommodated affordable 
alternatives for home ownership. ND-
3 Should be applied in areas where 
the land use pattern is single-family 
or two-family with some mixture in 
housing types. Uses that would 
interfere with the residential nature of 
the district are not allowed. 

• Allowable Building Types: House,
Cottage, Accessory Dwelling Unit, 
Zero Lot Line House, and Civic 
Building.

• Proposed rezoning aligns with vision 
of the Comprehensive Plan, which 
states that the community needs 
diversified housing options. 

• The property is vacant. 



Existing Neighborhood Regulating Plan



Environmental Analysis



Staff Recommendation:

Staff provides this request to the Commission for your
consideration and recommends approval of the request for
a zoning change from “D” Duplex to “ND-3” Neighborhood
Density – 3.
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