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How to get involved
Questions during the meeting?
Email: planninginfo@sanmarcostx.gov

Learn more about the project, find the 
presentation, and learn about architectural design:
www.sanmarcostx.gov/downtowndesign



Meeting Participants
City Council members

• Mayor Jane Hughson
• Maxfield Baker
• Saul Gonzales
• Ed Mihalkanin
• Mark Rockeymoore
• Jocabed “Joca” Marquez
• Melissa Derrick

City Staff: 
• Shannon Mattingly, Director of Planning 

and Development Services
• Amanda Hernandez, Development 

Services Manager
• Michael Ostrowski, Assistant Director
• Andrea Villalobos, Senior Planner

Planning & Zoning Commission 
members

• Chair, Mark Gleason
• Vice Chair, Travis Kelsey
• Mike Dillon
• Matthew Haverland
• Kate McCarty
• Betseygail Rand
• Gabrielle Moore
• William Agnew
• Griffin Spell

Winter & Company
• Noré Winter, Principal
• Marcia Boyle, Associate Planner/Designer



Meeting Objectives
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

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

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



Meeting Agenda
• Introductions
• Presentation

• Discussion questions
• Open discussion
• Next steps

• Project Background
• Community input to date (focus group meetings, online survey)
• Design topics + Discussion



Winter & Company



Project Background
2012
• Developed and adopted Downtown 

Design Guidelines and Architectural 
Standards

• Worked with the Smartcode
• Focus areas:

• Context-sensitive design standards
• Design guidelines for special cases
• Revising signage standards for 

downtown



Design 
Contexts



Project Background
2018

• Standards carried over into new 
development code, and Appendix A 
of Design Manual

Standards and guidelines are currently 
used when reviewing new development 
in the downtown area



Update to Design Guidelines and Standards
Focus of 2020 update
(as authorized by Council)
• Include new standards to address design 

issues identified by the community
• Incorporate new graphics to clearly 

illustrate the standards and guidelines
• Tailor standards and guidelines to various 

contexts within downtown

Aquabrew

Cheatham Street Flats



Update to Design Guidelines 
and Standards
Key topics to be addressed:
• 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

North Street

Sanctuary Lofts

The Local



Focus Group Feedback
3 meetings (April 15th, 16th)
• Heritage Preservation Commission 

and Heritage Association
• Main Street Advisory Board and 

Downtown Design Task Force
• Downtown Association Board



Focus Group Feedback: Big Ideas
• Design excellence
• Sense of place
• Four-sided design
• Visual continuity 
• Balancing old and new
• Responding to “context”



Focus Group Feedback: Detailed 
Observations

• Buildings are too long and monolithic
• Parking – opinions ranging from too much parking to too 

little parking to parking not in the right locations
• Scale of new buildings is too large, out of scale with existing 

buildings
• Views of the skyline are obstructed by new buildings
• Outdoor dining spaces crucial



Online Survey Results
• SurveyMonkey
• Open for approximately one month
• English and Spanish
• 549 responses
• Outreach: 

• Social Media
• Press Releases
• Webpage
• Focus groups
• Downtown permit contacts



Survey Responses #1 & 2

Name
• Answered by 249 participants

Email
• Answered by 179 participants



Survey Response #3: Demographics
Are you a:

San Marcos Resident 
69%

Other OR more than one of the 
above 12%

Prefer not to specify 2% 

TXST Student 8%

Developer 1%

Architect 1%

San Marcos Business Owner 
7%



Survey Response #4: Current Trends
Participants responded to: How do you feel about the current trends in the scale of 
new buildings in the downtown area?

Very Appropriate 11%

Somewhat Appropriate 
17%

Neutral 7%Somewhat Inappropriate
31%

Very Inappropriate 
34%



Survey Response #5: Successful Projects

Participants responded to:  
What recent 
development projects 
downtown have had 
successful designs?

Top 10 Responses # of Responses
None/No 59

Cheatham Street Flats 21

The Local 14

Industry 11

Frost Bank Building Renovation 10

Old Justice Building Renovation (Guadalupe) 10

CM Allen Parkway / Riverfront Design 9

Aquabrew 7

Gumby’s 6

The View 6



Survey Response #6: Design Issues
Top 10 Responses # of Responses
Need a consistent design 88
New buildings are too tall 84
Scale / size (too large for downtown) 49
Disruption of views and skyline 30
Parking 28
Materials and color 28
Student apartments are an issue 26
Traffic impacts of new construction 14
Retaining and reusing historic buildings 10
Density is too high 9

Participants responded to: 
What, if any, design 
issues related to 
building design do you 
see downtown?



Survey Response #7: Other Topics?
Top 10 Responses # of Responses
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

Infrastructure improvements 10

Participants responded to: 
Are there any other 
building design topics 
you believe should be 
addressed in this 
project?



Survey Response #8: Favorite/Desired Attributes?

Participants responded to:  
As you walk downtown, 
what are some of your 
favorite attributes?

Top 10 Responses # of Responses
Landscape beautification 78
Shade / mature trees, shaded sidewalks 76
Historic buildings (restored) and features 53
Sidewalks and bike lanes / 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
All of the above (listed in question) 24
Murals and art 21



Summary of Community Input To-Date
Similar big ideas from focus groups and online survey

• 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 



Design Topics & Analysis



Design Topic: Massing
Existing Analysis
• Existing guidelines are brief and high level
• Existing standards provide some 

additional detail but focus only on varied 
upper floor massing



Design Topic: Massing
Potential Updates
• Updated standards and guidelines will 

provide additional information and 
examples of how to apply varied 
building massing options

• Massing options will include options 
beyond varied upper floor massing

* Discussion



Design Topic: Articulation
Existing Analysis
• Existing guidelines are brief and do not 

provide visual examples on how to 
accomplish the expression types

• Existing standards expand on the 
expression tools noted in the guidelines 
but are limited in how to articulate



Potential Updates
• Updated standards and guidelines 

will expand on the existing list of 
expression tools and provide further 
examples in how to effectively and 
authentically articulate a building 

Design Topic:  Articulation * Discussion



Seek authenticity in building articulation

Design Topic:  Articulation



Design Topic: Building Materials
Existing Analysis
• 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



A pictorial glossary of 
materials

Design Topic: Building Materials
Potential Updates
• Updated standards and 

guidelines will discuss types 
of materials and their 
applicability in new design

* Discussion



Existing Analysis
• Existing guidelines include elements 

of street level design, but do not 
address it specifically

• Existing standards provide 
information on some elements that 
contribute to street level activation

Design Topic: Street Level Design



Potential Updates
• Updated guidelines and standards will 

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

• Display windows
• Display cases
• Canopies and awnings
• Wall art
• Planters and landscaping

Design Topic: Street Level Design
* Discussion



Design Topic: Transitions

Existing Analysis
• Existing guidelines include a 

section on where a 
neighborhood transition is 
needed



Design Topic: Transitions

Potential Updates
• Updated design guidelines and 

standards will expand on the 
current design guidelines 
information to explain how to 
effectively transition along sensitive 
edges and to sensitive properties 
such as historic landmarks  

* Discussion



Discussion Questions



Discussion Questions

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

3. Within the design contexts, where would you consider focusing density 
and growth downtown?

1. Are there any other design topics you’d like to see addressed in this 
project? Or design topics that should be strengthened in the standards 
and guidelines in this project?

4. Where would you consider implementing a transition area (to residential 
neighborhoods) downtown?



Question #1:
Any other design 
topics you’d like to see 
addressed in this 
project?

Any design topics that 
should be strengthened 
in this project?



Question #2:
Change the existing 
design context 
boundaries?



Question #3:
Within the design 
contexts, where 
would you consider 
focusing density and 
growth downtown?



Question #4:
Where would you 
consider implementing a 
transition area (to 
residential 
neighborhoods) 
downtown?



Design 
Contexts



Design 
Contexts



Open Discussion



Next Steps
• 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

• How to get involved:
• Questions: planninginfo@sanmarcostx.gov
• Webpage: www.sanmarcostx.gov/downtowndesign

Thank you!
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