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Out of town unresponsive
landlords not following
resident limits on
unrelated. Trashy
yards and parking
on both sides of street.

Landlords able to
pay cash overpaying
families trying to buy
homes drive up prices

Empty lots currently
serving as habitat

and wild spaces
being bulldozed for
house construction

Students living on
Hillcrest causing
junky yards
and lots of cars

One of the best city
neighborhoods but
too many homes are
becoming rent homes

With only 30% owner
occupied homes in the
city we should be looking
at ways to attract
and keep homeowners.
It was s time for a
homestead exemptin

LIGHT
POLUTION

THE RIVER IS THE LIFEBLOOD OF
SAN MARCOS AND A TREASURE- IT
NEEDS TO BE PROTECTED, AND
ALL OF THE HIGH DENSITY
DEVELOPMENT AROUND THE
CITY AND VERTICAL CONSTRUCTION
IN THE DOWNTOWN CORRIDOR
MUST BE CONSIDERED CAREFULLY-
MORE CAREFULLY THAN IT HAS BEEN

Pedestrians in our
neighborhood have to cross
Hopkins St to get
to the Recreation Center and
the Library. There either
needs to be a stop light
installed or a pedestrian
bridge over Hopkins St.

LindseyHill and
ripple affects on the
surrounding, stable,
historic, diverse
family neighborhood.

University landgrabbed 14.1 acres in
an established neighborhood of
stAbility, under the citys noses. 
Those housing lots and taxes forever 
gone. Where there is smoke,there is 
fire - thisshould be addressed by the 
mayor andcity manager. TXST needs 
to be heldaccountable for their share 
of the load in this town.

This are is sometimes forgotten
but is most crucial to our
cultural identity and location
between all other surrounding
districts, the interstate, the
river, and downtown. This is a
wonderful part of our
city and its identity.

As our city grows to the West/Southwest we must remember where our buffer zones begin and end. 
There must be a distinct line drawn and adhered to by the city in order to bring further stability to 
an endangered neighborhood crucial to the health of this community. Bishop and Moore Street are 
the boundaries and should be seen as the proverbial line in the sand when it comes to re-zoning and 
compatible land uses.

Developers wanting to continue to
build over environmentally
crucial and sensitive areas near
our springs, headwaters, and natually
occurring intake features.
This land must be reserved for the
protection of our Springs less
than 100 yards away. The
city should immediate act to acquire
this area before continued
catostrophic development over
Sink a Springs and creek.

Too dense, not
enough parking

for all the
apartments
in the area

Drainage is a major
problem, largely
due to too much

apartment development.

Apartment development--too
big and too crowded--is a

direct cause of worse
flooding. CITY SHOULD

RESIST UNWISE DEVELOPMENT!

Again, density is not
appropriate here.
Please be careful
with the Lamar
School redevelopment.

Redevelopment &
protection of

neighborhood charactor

Drivers cutting through
neighborhood driving
recklessly/speeding

THE HISTORIC DISTRICT IS UNDER
THREAT BY DEVELOPERS PURCHASING
LOTS AND THEN WANTING TO
BUILD APARTMENTS UNDER THE
GOLDEN CALF OF AFFORDABLE
HOUSING. YOUR FIRST PRIORITIES
TAB HAS LOADED ANSWERS.

HISTORIC DISTRICT IS
UNDER THREAT BY DEVELOPERS

PURCHASING PROPERTY.IM
SURE THEY WILL HAVE

ALL THEIR RICH HOMIES FILL
OUT THIS SURVEY TO SAY WE

NEED AFFORDABLE HOUSING.

The city staff that
rubber stamped
the woods.

flash flooding - our
street floods that is

why we do not need any
developments on hunter

road or Lindsey hills

it floods so that
old car was is
off limits for

a development

Development in this
historic district without
sufficient free parking

or the support of a strong
public transit system. San
Marcos is not a walkable

or public transit city.

Threats to affordable housing.
This is one of the few
areas of affordable housing
in San Marcos, (a city
where the median household
income is below $32k annually)
which is now becoming a hub
for real estate investors.

Threats to
affordable

housing.

Threats to safety due to
young drivers driving
under the influence
after tubing the
river. This road
is a danger during busy
summer weekends.

Your parking
enforcement basically
spends his entire
day here while people
say these people walk
and do not use cars.

FLOODING

apartments/retail

Do not not
understand that
their neighborhood
is substandard in
drainage design

This area is
poorly maintained
and considered a
student party
and disaster area

That the school
district will

sell the property
to developers.

Has wrong zoning
needs to be changed
for more dense
redevelopment/
mixed use

Has wrong zoning,
needs to changed
for more dense.

To much random
zoning. Needs to

be cleared up

Too many students for
this small town. It's a
major encroachment on all
surrounding areas. And
it's virtually destroyed
the downtown areas.

Wonderworkld is now a major
throughway with rapid growth
which is destroying the
entire neighborhood.
It floods and has become a
very dangerous traffic
location from at the corner
of Hunter and WW to I-35 up
the hill to the first light.

Lack of safety
inspections for
public housing and
relaxed standards
for property owners

Texas State
purchasing property
and taking it
off tax roles

The impression that all
growth is bad is a huge

threat to SM. Not embracing
new options for owner occupied

housing or rentals for
professionals or families is

short sighted and is already
hindering our community.

University
growth

Student behavior,
raising housing costs

& taxes due to houses
purchased as rentals

not following single
family ordinance

Multi family
development

Mystic canyon
and capstone
cottages

University wants
to develop here

Go dark
sky. Like
Boerne

this area needs to be annexed
into the city to provide land
use control. low quality
development continues to
proliferate just beyond
the corporate boundary. This
is the gateway to Downtown
SMTX from the hill country.

Resident inablity to allow
this area to welcome new
businesses or businesses

it deems as threatening
to their homes. As we grow

and we are, it is
important to be proactive,

versus reactive.

Flooding

Rental houses going
up, increasing student

population in a
predominately family

residential area.

Student parties and
noise complaints-
absent investors

Student parties,
too many cars

creating hazard near
corner and single
family violations

The commercial
growth in this area

makes these homes a
slum and a breeding

ground for crime.

Too many rent houses. When
you drive through a
neighborhood,
you can usually tell which
houses are owner-occupied -
lawn is taken care of, trash
cans are out of sight, trees
trimmed, no trash in yard.

drainage and
possible
flooding

River
looks
low

Recreation on the SM
River towards Martindale
has gotten out of hand.
Unrestrained drinking
and partying will lead
to injuries/deaths
on the river and on the
road when driving home.

emvironmental
changes due to
development

University eating up the
north of our city and
ruining traditional
neighborhoods and
family homes.

All rentals with
no owner occupied

properties

More cement and
pavement and we

can say goodbye to
this neighborhood

preserve and keep
students out !

Carpet
baggers

Elevation of this
area has pushed
water into Sunrise
Village and flooded
low income elderly

Encroachment
from Downtown
Development

university
encroachment

gentrification

flooding

Gentrification

There is a large are
of land not developed
along the river that
is for sale. Could
be a problem.

Currently this neighborhood is
somewhat affordable. I think

to think of it as one of the
last neighborhoods for young

families to be able to
purchase a home.

student
rentals. unkept
property

Too many
students
housing

Gentrifacation

Drugs murders

same

Rent
houses and
apartments

Rent houses and
apartments and T-5

on Guadalupe next to
their neighborhood

Traditional housing is
being bought and torn

sown so student housing
can be built. This is

detrimental to single
family neighborhoods.

I am not sure that I am placing the icons correctly but ill say that I 
believe all neighborhoods in San Marcos will eventually be threatened 
by developers who want to build more dense housing. The current 
neighborhoods under immediate threat are Victory Gardens, Blanco 
Gardens, the Heritage neighborhoods, and the small neighborhood 
across the street from he baseball fields. All of these areas need 
protection from the city so they can remain as they are, single family 
neighborhoods.

Threat of strip mall
style shopping enveloping

the neighborhood

Preserve neighborhood.
No large apartment

complexes

High density development in
or very near single family
residential neighborhoods

to the point that
neighborhood character is

degraded and values of
existing homes are impaired.

The character of downtown San
Marcos would be threatened
if too many more things like the Local,
the thing on the top of Harper's bar
and the white painted bricks of the
building at the corner of LBJ and
Hopkins occur. The three
things that I believe must be preserved
if San Marcos is to retain its
character are the river, downtown
and the historic neighborhoods.

How many murders have
to happen here before

you figure out there
is a problem? Where are

your criminal cops at?

Development around
Spring Lake can endanger
the river, ground
water and natural area
needs to be preserved.

Excess traffic
on Hwy 21
and Hwy 80

"Buffer zones" between
housing and businesses
are lessening.

Consistently
trashed by

students

Unaffordable

Rude Students
Out of Control Rents
Rent by the Bed

Students
moving in to

residential areas

Students
housing
crumbling

Urban decay

Crazy
traffic
routeing

Extending LBJ,
building apartment
complexes

Loss of historic
integrity to businesses

and delapidation

Traffic and
overcrowding

Downtown continues to
need improved parking

Parks need increased
rangers presence,
enforcement of no alcohol,
enforce parking and other
rules, increase safety and
cleanliness of parks.

Apartment
takeover

The Aquarena overpass is a
demonstration of the

destruction that can occur when
planning for the car is

the only consideration.
Highway-like overpassed have
no place in the center of town

and this area is now doomed to
become and stay a dead

zone. Do not replicate.

Sprawl development
over the
recharge zone.

Terrible
stop light
sequence

Displacement if all the
wealthy neighborhoods
lock out any change and push
demand solely into at risk
populations. More diverse
housing needs to be spread
throughout the existing core
for equitable outcomes.

Encroaching businesses
into neighborhood bring

more and faster traffic
down Cheatham Street.

Noise

Crime

Many homes appear run
down -- threat of
gentrification
by affluent for
proximity to downtown

Multi -family dqellings
in the historical
neighborhoods

Incursion
from large

developments

fast-moving traffic;
increased traffic flow
from large apartments

traffic using
Canyon/Loquat to shortcut

through neighborhood

high speed traffic on
wide part of Chestnut

Street

planned lack of
fire protection for
this part of town

Street over
crowding

Capstone
Cottages is
a nuisance

Large scale
housing

developments

This property needs
to be carefully
developed to not
create more through
traffic on Franklin.

Add to
parkland/greenspace

Long time residents
being pushed out by
rising property taxes

HISTORIC DISTRICT IS UNDER
THREAD OF DEVELOPERS
PURCHASING LOTS AND

BUILDING UP "AFFORDABLE
HOUSING" THAT WILL DESTROY

OUR NEIGHBORHOOD INTEGRITY.

The old car was that was just
dismantled is in the flood

zone. What will become of
this once blighted land. Out of

no where a slum lord demolishes
it. I foresee a development

here and fear that
city staff could give a sizzle.

Inability
to understand
flooding threats.
Expect others to
manage for them

This neighborhood needs protection from developers who will buy the homes at above value 
and design multi-family housing (ie student housing) that will reap the developers huge profits. 
This neighborhood is home to people who do not have financial resources and do not understand 
the dangers and unpredictable nature of being able to obtain another home if they choose to sell. 
If they are "bought out" with fast money, they will not be able to relocate within San Marcos and 
have the same space, location, and neighborhood which they now enjoy. It is the city's duty to 
protect it's citizens, especially the citizens who are unaware they need to protect themselves, and 
are not able to do so.

Open lots that
could be rezoned
to accomodate
student housing

Housing market is hot and
developers are making

cash offers. Hard for
prospective residents

to compete. I've had many
friends move to Kyle or

NB because housing is more
neighborhood oriented.

The housing at Sagewood
is badly planned/

overcrowded/poorly maintained

Cheatham Street is two wide
and encourages speeding.
Roundabouts help slow
drivers down but the
accelerate alot between
the two roundabouts. Low density single story

housing in the floodplain.
Natural waterways should

not be modified to fit
development that

shouldn’t have happened
in the first place.

Rentals occupied by students
disturb sense of community for

residents of owner-occupied
homes, not to mention

create parking problems: each
student-occupant has a car,

so that the the total number of
cars spills onto the street,

creating congested streets

Many house on the north
side of Chestnut are
run down rentals. Code
enforcement is needed!

Threat from large
scale, high density

development

trash on the ground,
no recycling

receptacles in site

Franklin is a cut-through for too
many. Needs more speed and

stop sign enforcement to remain
a neighborhood residential street.

Staying on Cradddock is “too far”
because it adds half a mile from
Bishop and Craddock in to town.

Long time residents
being pushed out
of their homes by
rising property taxes

Homeowners that live in
their homes are less of
a burden on police and
code compliance. City
should give a generous
homestead exemption

PRIMERS APPROACH TO MARIA HERNANDEZ
SCHOOL DOES NOT HAVE

THE STATE MANDATED
SCHOOL ZONE SIGNAGE - THE SCHOOL

ZONE SIGNS ON STAGECOACH SAY REDUCED
SPEED "WHEN BLINKING" - THERE ARE NO

HOURS LISTED, RESIDENTS
APPROACHING FROM PRIMERS CANNOT

SEE BLINKING SIGNS ON STAGECOACH NOR
ARE THERE POSTED HOURS IF THEY HAD

THE FORETHOUGHT TO MEMORIZE THEM.

The drainage during rains floods
yards between the houses
on Riverside Dr and Riviera St.
The street is higher than the
alley, so rain does not drain
across the road. It backs
up several inches deep in yards
and creates mosquito hazards in
the spring and fall.

Another arterial connection between our two business districts, 
easing traffic across all Major surrounding thoroughfares in and 
out of downtown, as well as relieving traffic off of wonder world 
drive and the I-35 intersection. This cut-through to Stagecoach 
behind the Goverment Center would also improve our emergency 
services response times across our community. Redistribution of 
traffic evenly through the neighborhood districts provides better 
stability by sharing the load so no one street takes all the added 
stress to existing infrastructure. Plan ahead! Connect Stagecoach 
to MLK and/or Gravel streets.

Connect open space along Purgatory
creek and floodplain south

of Hopkins/Hunter and San Antonio
Streets, connecting the green

belt and trail systems along the
creek to the river. This adds more

stability to the neighborhoods,
business districts and allows for

full connection of our
two biggest parks systems!

Protect this
environment--important for
protecting the springs and river.

Pay attention to
crowded development and

potential fouling of
the aquifer. Density
is not always good.

Some kind
of flood
protection.

Continued flood
recovery and
prevention

The stop sign at the end
of mill street poses a
threat for residents
exiting the vernadah

Splash pad with
HEB donation

to help build

Need more owner
occupied options
in downtown

Park with trail
maintenance
needed

Intersection has
traffic and line
of sight problems

Dig out drainage ditches
for flood overflow.
It’s backinh up
into houses because the
ditches are overgrown,
not maintained.

Constant trash
from drunk
college kids

Safe active
transportation options
to Downtown and parks

Need for improved
storm sewer

infrastructure/drainage
to prevent

flooding of lots

Less rental and
more homeowners

Ability to do more
creative housing options
for affordability, such
as bungalow courts,
townhomes and less
restrictive ADUs

Better traffic
controls and
sidewalk additions

All neighborhoods need
affordable housing

throughout San Marcos!

Affordable
housing not

student housing

This neighborhood is missing basic
roadway connectivity and access to

basic goods and services, part of
the reason why it is underdeveloped

(many vacant tracts) and why
existing development is of low

quality. Complete the street
grid and allow minor

increase in density
with mixed use along Bishop.

Infrastructure,
drainage, streets

Sidewalks to connect
Franklin Square

to Crockett Elem

Sidewalka

The children from this
area (CT103.04) struggle
across multiple domains
of kindergarten readiness.

Children from this
area (CT 107.02)
struggle in physical
health and well-being
at kindergarten entry

Contain the university -
both number of students and
size of campus. It is big
enough. I know you can't
do this, but I wish they
would impose a limit.

Alternative clean, fast,
inexpensive transportation
between Austin and San
Antonio with stops in
SM and NB. Traffic on
I35 is only getting worse.

Support for residents,
recycling throughout
neighborhood (read
businesses), alley
cleaning and waste
regulation, noise
control for Veranda

more owner
occupied and try to
deter gentrification

more flood
resiliency

rentals are
getting out
of hand here

An alternitive way out
of San Marcos. We need
a loop, having to go
past the university or
all the way to RR12 TO
dive to austin sucks.

Flooding...
how do we
get out

sidewalks out
lime kiln

towards spring
lake entrance
and into town

Drainage
Housing

Need park/ greenspace!
Nothing near here except

micro park---could be
great place for pond/

'natural space' utilizing
existing detention space

Pedestrian path
to school from
neighborhood

multi-modal access
across IH35 on 123

Cross Walk

fast traffic
Better roads

Sidewalks around
elementary school -
all the way to Franklin
Square neighborhood,
and other nearby areas,
so kids can walk home
from school safely.

Wants to
compost

Streets repaved
/sidewalks put in/

more bus stops and
regular service/ animal

welfare education

Flood plane
management

Street repairs, side
walks, managing
student behavior

There is no park to serve the neighborhoods north of
Hopkins and west of Moore. The closest park is
Dunbar which involves crossing Hopkins. There are
no traffic lights on Hopkins to make such a crossing
safe. I am not suggesting lights on Hopkins.
I am suggesting a park on the north side of Hopkins. The
old Lamar School site would have been ideal
had it not fallen into the hands of out of town opportunists.

Housing rehabilitation
and new housing
stock. Revitalization
for poverty areas.

Safety

Martin Luther
King needs more

historic character
development. And

nicer streets.

Transportation,
semi traffic

Sidewalks!

Neighborhood
commercial/walkability,
Parks/amenities

Needs walkable commercial
opportunities/mixed use
development, and better
supervision of students

Needs walkable neighborhood
commercial activities,
parks and amenities.

Needs better access
to town, and higher
quality commercial
that is walkable.

Needs
undergrounded
power lines

Needs more mixed use,
walkability, and
neighborhood commercial.

Near the Historical
Baptist Church there is

delinquent activity.

Small cafe

Neighborhood
meeting space

Needs safe pedestrian/bike
access to the west side
of town. current access
on 123 under 35 is not
safe or sufficient

Needs safe pedestrian/bike
access to west side of
town. Current 123/35 access
is not safe or sufficent

New stripping on Hopkins
Street allows for

safe travel of bikes,
this is great, please

make perminant and add
bike lane signage.

Hills of Hays lacks
pedestrian and bike
access to the rest
of town. Please add
bike/ped facilites
along Staples road
to provide connection.

Additional pedestrian bridge
needs to be added on the South

side of Hopkins Bridge. These
neighborhoods are regularly
cut off from the rest of town

by trains and constant
activity in City and

Plaza Park, both construction
and other activities.

This neighborhood has
no funcitonal ped or bike
access to the rest of
town. And as there is no
commercial activity in this
area, people are forced to
drive to town, making a bad
intersection worse. Please
add bike/ped facilities.

It would be nice if there were a
city bus stop somewhere near
campus that went to HEB or
other important resources,

or if such a thing exists,
education for students

on its location and letting
them know they can ride
free with their student id

Landscaping

Stability

Stability and
affordable
housing

Stability and
revitalization

Staying a quiet
neighborhood with

little through traffic,
keep the character of

the neighborhood

Needs access to
transportation and parks,
recreational space

Not enough housing
options in this

area. Mixed use
development is

needed in this area
vs segregated uses.

Wide roads with
speeding cars.
Not pedestrian or
bike friendly with
no crosswalks.

Too much parking.
Wide roads that

are not pedestrian
or bike friendly.

Too much
parking. Not
enough housing.

More diverse
housing
options

Meaningful public
transportation

investment

Need to slow traffic
to allow for more
pedestrians to safely
cross Cheatham from
Rio Vista park
into Crook park.

More parks needed
on the East side
of the highway

Sidewalks need to
be completed on
Chestnut Street from
Peach Tree Street to
Holland Street.

lack of code
enforcement

wider sidewalks and
sidewalks on both
sides of Holland St

playing
field

park land

Bishop needs
sidewalks

More Density
is good

More density

High poverty in
pockets around here

Poverty

Home
maintenance
assistance

NO FLOODING AND SURVEY
ANSWERS THAT REFLECT
THE RESIDENTS CONCERNS
NOT CITY PLANNERS
OR DEVELOPERS

Affordable
decent
housing

Need for improved
infrastructure

(drainage and street
improvements,

especially)

Infrastructure investment,
defined street sections

balancing transportation
modes, missing middle

housing, mixed use

area north of the university
is ripe for change. greater

density, with higher quality
MF development, more

mixed use to provide
access to goods and
services, sidewalks

and facilities for bikes,
scooters and skateboards

Flood mitigation
due to

developments

Access to support services
(community center,
out-of-school-time activities)

We need a park on this
side of Hopkins. Our

neighborhood already
has density. If you want

density, then why not
pick on the suburbs? They

are the problem, not us!

pedestrian access across
and along Hopkins near
the veteran's memorial

Lack of neighborhood
commercial that can be

accessed by walking.

Road Improvements, More
affordable Small Business
with better attraction to
the overall appearance

of store fronts to
attract downtown visitors

No more in town student
housing developments.

Can't we hide those
somewhere over by 35?

Needs better access for
people without cars, more
high quality commercial
that is walkable.

Needs general
beautification,
undergrounded powerlines,
and multimodal
transportation access.

Needs higher quality mixed use
development/redevelopment,

undergrounded power lines,
and walkability features.

Road
maintenance,
and drainage

Access
to green
spaces

Historically black area
of town should get attention it
needs by the communities guidance and
cities resources to preserve the
history of the area while also
cultivating the creation
of the Dunbar Arts District, as well
as improving access to basic services
and providing cost effective
and quality housing options.

This intersection is dangerous
with low visability. Also
not safe for pedestrians

and most cyclists cut through the
bank parking lot to avoid the
intersection all together. High

pedestrian traffic, but
no sidewalk along Pat Garrison.

Not enough housing.
Mixed use vs segregated
commercial uses.

RR12 is very unsafe
for pedestrians and
bikes. Need slower
car speeds, bike
lanes and sidewalks.

Roadway is designed for
high speeds that are

unsafe for pedestrians and
bikes. Reconstruct road to

have narrower lanes and
traffic calming measures

along with protected
bike lanes and sidewalks.

Two way traffic is neede
downtown to improve
pedestrian safety
and increase business
for downtown. Sidewalks
need improvement and
better ADA access.

Need an overhead walkway,
or some safe way to cross
Hwy 80 from Riverside Dr.

to City park, Activity
Center and library area.

Sidewalks.
Street

repairs.

Sidewalks and bike
lanes are needs on Old
RR 12 from Holland
Street to Craddock Ave.

Beautification--The
southwest corner of the

intersection of N. LBJ and
E. Holland is a perfect

location for a tiny park.
It needs landscaping,
lighting, and benches.

safe crossing
of Sessom Dr
from Alamo St

trail connection from
Sessom Creek Park
to Alamo St and to
Spring Lake Preserve

Buffer zone between areas
of growth and residential
neighborhoods.

Traffic calming
on Franklin dr

Dangerous area with
no good non car
passage. Needs
safe crossing
for pedestrians
and cyclists.
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Where do you think a Small Area Plan should occur?

Place a circle where a 
Small Area Plan 
is most needed.
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Needs

Comments from Small Area Plan Program Survey
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Survey as of 10/8/2018. Not all comments shown.


