
   

 

SAN MARCOS  
PLANNING AND ZONING 
COMMISSION REGULAR 

MEETING 
CITY COUNCIL CHAMBERS, 

630 E. HOPKINS 
TUESDAY, MARCH 11, 2014 

6:00 P.M.

 

   
    
1. Call To Order
 
2. Roll Call
 
3.  Consider the following: 

      a.  Elections of a temporary Planning and Zoning Commission Chair to preside over 
the meeting pending the election of officers. 
  
      b.  Election of the following officers:  
            i.  Planning and Zoning Commission Chair  
            ii.  Planning and Zoning Commission Vice-Chair  

 
4. Chairperson's Opening Remarks  
 
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. 
 
 
5. 30 Minute Citizen Comment Period
 
CONSENT AGENDA
 
THE FOLLOWING ITEMS NUMBERED 6 - 6 MAY BE ACTED UPON BY ONE MOTION. 
NO SEPARATE DISCUSSION OR ACTION ON ANY OF THE ITEMS IS NECESSARY 
UNLESS DESIRED BY A COMMISSIONER OR A CITIZEN, IN WHICH EVENT THE 
ITEM SHALL BE CONSIDERED IN ITS NORMAL SEQUENCE AFTER THE ITEMS NOT 
REQUIRING SEPARATE DISCUSSION HAVE BEEN ACTED UPON BY A SINGLE 
MOTION. 
 
6. Consider the approval of the minutes of the Regular Meeting on February 25, 2014. 
 
PUBLIC HEARINGS
 
7. CUP-14-05 (Jin & Sushi Restaurant)  Hold a public hearing and consider a request by Jin S. 

Kim, President of Jin Sook, Inc. d/b/a Jin & Sushi Restaurant, for a new Conditional Use Permit 
to allow the sale of beer and wine for on-premise consumption at 700 North LBJ Drive, Suite 
105. 

 



8. ZC-13-16 (Yarrington Commons Multi-Family) Hold a public hearing and consider a 
request by Ocie Vest for an amendment to the Zoning Map from Future Development (FD) to 
Multiple-Family Residential (MF-24) for a portion of Yarrington Commons, consisting 
of 50.339 acres more or less out of the William Ward Survey No. 3 located near the 2700 
block of Post Road.

 
9. SCW-14-02 (1941 Corporate Drive) Hold a public hearing and consider a request by Carson 

Diversified Land 1, LLC, for a SmartCode Warrant to allow a surface parking lot in a T5 zoning 
district located at 1941 Corporate Drive. 

 
NON-CONSENT AGENDA
 
10. Development Services Report: 

   a. Comprehensive Master Plan Implementation Update 
 
11. Question and Answer Session with Press and Public. This is an opportunity for the Press and 

Public to ask questions related to items on this agenda.
 
12. Adjournment. 
 
 
 
 
 
 
 
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: _________________________________________



  
Agenda Information

 
AGENDA CAPTION:
 
 Consider the following: 
      a.  Elections of a temporary Planning and Zoning Commission Chair to 
preside over the meeting pending the election of officers. 
  
      b.  Election of the following officers:  
            i.  Planning and Zoning Commission Chair  
            ii.  Planning and Zoning Commission Vice-Chair  
 
Meeting date: March 11, 2014
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
 



  
Agenda Information

 
AGENDA CAPTION:
 
Chairperson's Opening Remarks  
 
Meeting date: March 11, 2014
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
 



  
Agenda Information

 
AGENDA CAPTION:
 
Consider the approval of the minutes of the Regular Meeting on February 25, 
2014.  
 
Meeting date: March 11, 2014
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
 
ATTACHMENTS:
February 25, 2014 PZ Minutes 
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6. Consider the approval of the minutes of the Regular Meeting on February 11, 2014. 
 
MOTION: Upon a motion made by Commissioner Seebeck and a second by Commissioner Morris, the 
Commission voted on consent to approve the consent agenda.  The motion carried unanimously. 
 
Public Hearings 
 
7. CUP-14-03 (Support Services Metal Siding) Hold a public hearing and consider a request by Huckabee 
Engineering, on behalf of San Marcos CISD, for a Conditional Use Permit to allow metal siding on a new 
building located at 201 S Suttles Ave. 
 
Darren Kirbo, the applicant gave a presentation.  
 
Tory Carpenter, Planning Technician gave an overview of this project.  
 
Chair Taylor opened the public hearing.  There were no citizen comments and the public hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Morris and a second by Commissioner Kelsey, the 
Commission voted 5-4 to deny CUP-14-03.  Commissioners Carothers, Ramirez, Seebeck and Wood 
dissented. The motion carried. 
 
8. CUP-14-06 (Eskimo Hut) Hold a public hearing and consider a request by The Choi Group, LLC for 
renewal of an existing Conditional Use Permit to allow the continued sale of beer and wine for on-premise 
consumption at 216 N Edward Gary St. 
 
Tory Carpenter, Planning Technician gave an overview of this project.  
 
Chair Taylor opened the public hearing.  There were no citizen comments and the public hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Kelsey and a second by Commissioner Ehlers, the 
Commission voted all in favor to approve Cup-14-06 with the conditions that the permit be valid for three (3) 
years, provided standards are met, subject to the point system; and the permit shall be posted in the same 
area and manner as the Certificate of Occupancy. The motion carried unanimously.  
 
Non Consent Agenda: 
 
9. LDC-14-01 (Multifamily Design Standards) Receive a staff presentation, discussion and possible 
direction to staff regarding potential revisions to the Land Development Code for design standards for 
multifamily development. 
 
John Foreman, Planning Manager gave the presentation.  
 
The Commission gave direction to proceed with all items identified for Design Standards as well as 
articulation, landscape strips, trees, lighting, parking screening, and block size. The Commission also 
discussed parking and rent by the bedroom vs. rent by the unit. 
 
9a. Recognition of outgoing Planning and Zoning Commissioners.  
 
Chair Taylor, Vice Chair Morris and Commissioner Bryan gave outgoing speeches.  They all thanked Council 
for the appointment and their fellow Commissioners, and staff.  
 
10. Development Services Report: 

a. Comprehensive Master Plan Implementation update. 
 

Kristy Stark gave an update on the Comprehensive Oversight Committee.  
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11. Question and Answer Session with Press and Public. This is an opportunity for the Press and 
Public to ask questions related to items on this agenda. 
 
There were no comments.  
 
12. Adjournment. 
 
Chair Taylor adjourned the Planning and Zoning Commission meeting at 7:22 p.m. on Tuesday, February 25, 
2014.   
 
 
_____________________________  ____________________________________ 
Bill Taylor, Chair    Carter Morris, Commissioner    
 
_____________________________   ______________________________________  
Chris Wood, Commissioner   Corey Carothers, Commissioner  
 
_____________________________    ______________________________________  
Curtis Seebeck, Commissioner   Randy Bryan, Commissioner 
 
_____________________________   ______________________________________  
Angie Ramirez, Commissioner   Travis Kelsey, Commissioner  
 
____________________________  
Kenneth Ehlers, Commissioner 
  
 
ATTEST:   
 
___________________________   
Francis Serna, Recording Secretary 



  
Agenda Information

 
AGENDA CAPTION:
 
CUP-14-05 (Jin & Sushi Restaurant)  Hold a public hearing and consider a 
request by Jin S. Kim, President of Jin Sook, Inc. d/b/a Jin & Sushi Restaurant, for 
a new Conditional Use Permit to allow the sale of beer and wine for on-premise 
consumption at 700 North LBJ Drive, Suite 105.  
 
Meeting date: March 11, 2014
 
Department: Development Services
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
The Conditional Use Permit request is for a new sushi restaurant with service of 
beer and wine for on-premise consumption located in the Center at San Marcos, a 
shopping center located north of Texas State University at the corner of N. LBJ 
Drive and Sessom Drive. Other uses within this shopping center include Mocha’s 
& Java’s, Rose Garden, Bobcat Nation, and Dos Gatos. This location previously 
housed a doctor’s office. The applicant is applying for a Wine and Beer Retailer’s 
Permit from TABC. Staff does not anticipate an increase in noise beyond what is 
reasonable for an indoor restaurant nor is an increase in traffic beyond what is 
typical for the commercial center expected.  
  
Staff recommends approval of the CUP with the following conditions:  

1. The permit shall be valid for one (1) year, provided standards are met, 
subject to the point system ;  

2. The permit shall not be valid until an approved TABC Permit is issued to the 
applicant and a copy is submitted to the Director;  

3. The permit shall not become effective until a Certificate of Occupancy is 
received;  

4. All Environmental Health permitting must be met; and  
5. The permit shall be posted in the same area and manner as the Certificate of 

Occupancy.  

  
  
 



ATTACHMENTS:
Notification Map 
Staff Report 
Application 
Site Plan 
Menu 
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Code Requirements: 
 
A conditional use permit allows the establishment of uses which may be suitable only in certain 
locations or only when subject to standards and conditions that assure compatibility with adjoining 
uses.  Conditional uses are generally compatible with permitted uses, but require individual review and 
imposition of conditions in order to ensure the appropriateness of the use at a particular location. 
 
A business applying for on-premise consumption of alcohol must not be within 300 feet of a church, 
school, hospital, or a residence located within a zoning district that limits density to six units per acre 
or less. This location does meet the distance requirements. There is no church or school within 1,000 
feet. 
 
This location is also outside the boundary of the CBA and is therefore not subject to the additional 
requirements for restricted/restaurant permits. 
 
Case Summary 
  
The Conditional Use Permit request is for a new sushi restaurant with service of beer and wine for on-
premise consumption located in the Center at San Marcos, a shopping center located north of Texas 
State University at the corner of N. LBJ Drive and Sessom Drive. Other uses within this shopping 
center include Mocha’s & Java’s, Rose Garden, Bobcat Nation, and Dos Gatos. This location 
previously housed a doctor’s office. The applicant is applying for a Wine and Beer Retailer’s Permit 
from TABC.  
   
The gross floor area is approximately 1,900 square feet and parking was calculated at the time of 
development of the center. The application states that the hours of operations proposed are 10:00 
a.m. to 10:00 p.m. and the applicant has confirmed that the restaurant will be open Monday through 
Sunday. The application states that there will not be any entertainment facilities associated with the 
restaurant.  
 
Comments from Other Departments: 
 
Environmental Health stated: Tenant must submit food establishment application and pass a permit 
inspection by the Environmental Health Department. 
 
Police had no comments. 
 
Planning Department Analysis:  
 
Staff has reviewed the request for compliance with the Land Development Code and it appears that 
the request is consistent with the policies and the general intent of the zoning district and does not 
generate pedestrian or vehicular traffic which is hazardous or conflicts with existing traffic. Staff has 
not received any citizen comments or comments from other departments regarding this establishment.  
There is no outdoor service area; therefore an increase in noise is not expected beyond what would 
be reasonable for an indoor restaurant use. Staff does not expect an increase in traffic beyond what is 
typical for the neighborhood commercial center. 
 
In order to monitor permits for on-premise consumption of alcohol, the Planning Department’s 
standard recommendation is as follows:  

• Initial approval for 1 year; 
• Renewal for 3 years; 
• Final approval for the life of the State TABC license, provided standards are met. 
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Staff provides this request to the Commission for your consideration and recommends 
approval of the Conditional Use Permit with the following conditions: 
 

1. The permit shall be valid for one (1) year, provided standards are met, subject to the 
point system; 

2. The permit shall not be valid until an approved TABC Permit is issued to the applicant 
and a copy is submitted to the Director; 

3. The permit shall not become effective until a Certificate of Occupancy is received; 
4. All Environmental Health permitting must be met; and, 
5. The permit shall be posted in the same area and manner as the Certificate of 

Occupancy. 
 

Planning Department Recommendation: 
                        Approve as submitted 

X Approve with conditions or revisions as noted 
       Alternative 
 Denial 

 
 
The Commission's Responsibility: 
 
The Commission is required to hold a public hearing and receive comments regarding the proposed 
Conditional Use Permit.  After considering public input, the Commission is charged with making a 
decision on the Permit. Commission approval is discretionary.  The applicant, or any other aggrieved 
person, may submit a written appeal of the decision to the Planning Department within 10 working 
days of notification of the Commission’s action, and the appeal shall be heard by the City Council.  
 
The Commission’s decision is discretionary.  In evaluating the impact of the proposed conditional use 
on surrounding properties, the Commission should consider the extent to which the use: 
 

• The proposed use at the specified location is consistent with the policies embodied in the 
adopted Master Plan; 

• The proposed use is consistent with the general purpose and intent of the applicable zoning 
district regulations; 

• The proposed use is compatible with and preserves the character and integrity of adjacent 
developments and neighborhoods, and includes improvements either on-site or within the 
public rights-of-way to mitigate development related adverse impacts, such as traffic, noise, 
odors, visual nuisances, drainage or other similar adverse effects to adjacent development 
and neighborhoods;  

• The proposed use does not generate pedestrian and vehicular traffic which will be hazardous 
or conflict with the existing and anticipated traffic in the neighborhood;  

• The proposed use incorporates roadway adjustments, traffic control devices or mechanisms, 
and access restrictions to control traffic flow or divert traffic as may be needed to reduce or 
eliminate development generated traffic on neighborhood streets;  

• The proposed use incorporates features to minimize adverse effects, including visual impacts, 
of the proposed conditional use on adjacent properties; and  

• The proposed use meets the standards for the zoning district, or to the extent variations from 
such standards have been requested, that such variations are necessary to render the use 
compatible with adjoining development and the neighborhood.  

 
Conditions may be attached to the CUP that the Commission deems necessary to mitigate adverse 
effects of the proposed use and to carry out the intent of the Code. 
 
 
Prepared by: 
Alison Brake   Planner      2/20/2014 
Name    Title      Date 
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Agenda Information

 
AGENDA CAPTION:
 
ZC-13-16 (Yarrington Commons Multi-Family)  Hold a public hearing and 
consider a request by Ocie Vest for an amendment to the Zoning Map from 
Future Development (FD) to Multiple-Family Residential (MF-24) for a portion 
of Yarrington Commons, consisting of 50.339 acres more or less out of the 
William Ward Survey No. 3 located near the 2700 block of Post Road. 
 
Meeting date: March 11, 2014
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Community Wellness/Encourage the Middle Class 
 
BACKGROUND:
 
This Zoning Change request follows a previously approved Preferred Scenario 
Amendment for Yarrington Commons. The request for Multiple Family (MF-24) 
Zoning complies with the intent of the Land Development Code and Vision San 
Marcos. (Comp Plan Review Worksheet Attached)  
  
Staff shares the following considerations for the Commission: the single MF-24 
use on this large of a tract of land could result in up to 900 units with a lack of 
commercial businesses and services in the immediate area. This could result in 
an immediate impact on the transportation network. The development will be 
subject to regulations under the LDC until the new Code is complete.  
  
Staff recommends approval of the request as submitted.  
  
This request is returning to the Commission after being postponed at the 
December 10, 2013 meeting.  
 
ATTACHMENTS:
Postponement Request 
Case Map 
Staff Report 
Comp Plan Checklist 
Backup 
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Hernandez, Amanda

From: Ocie Vest <OVest@stratfordland.com>
Sent: Tuesday, March 04, 2014 4:28 PM
To: Hernandez, Amanda
Cc: Stark, Kristy; Christian Nilsson; Steve Sanders
Subject: MF24 zoning request for Yarrington Commons

Amanda, 
Per our conversation today, please accept this request to delay our March 11th Planning and Zoning meeting until April 22, 
2014 for the above referenced zoning case.   Per direction from the Commissioners at our last meeting, we understand that 
city staff is making progress toward a new set of multifamily design guidelines and we would like to accommodate that 
process before moving forward with our proposal.  
 
Thanks, 
Ocie Vest 
Stratford Land 
 
Sent from my iPad 
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Zoning Change 
ZC-13-16 
Yarrington Commons 
+/- 50.339 Acres FD to MF-24 

  

Summary:   The applicant is requesting a zoning change from Future Development (FD) to 
Multiple-Family Residential District (MF-24) for approximately 50.339 acres out of 
the William Ward Survey No. 3 located along Post Road at the Blanco River.  

 
Applicant: 

 
Ocie Vest 
5949 Sherry Lane, Suite 1250 
Dallas, TX 75225 

 
Property Owners: 

 
SLF II – HWY 360 & Camp Wilson, L.P. 
SLF II – San Marcos, L.P. 
5949 Sherry Lane, Suite 1250 
Dallas, TX 75225 

 
Notification: 
 
 
 
 
Response: 

 
Personal notifications of the public hearing were mailed on Wednesday, November 
27, 2013 to all property owners within 200 feet of the subject property.  
 
Additional personal notification was mailed on Friday, February 28, 2014. 
 
None as of the date of this report 

Property/Area Profile: 
 

 

Legal Description: approximately 50.339 acres out of the William Ward Survey No. 3  

Location: along Post Road at the Blanco River 

Existing Use of Property: Vacant 

Proposed Use of 
Property: 

Multi-Family Residential 

Preferred Scenario Map: Medium Intensity  

Existing Zoning: FD (Future Development)  

Proposed Zoning: MF-24 (Multiple-Family) 

Utility Capacity: Adequate 

Sector: 
 
Area Zoning and Land 
Use Pattern: 
 

Sector 7 
 Zoning Existing Land 

Use 
Preferred 
Scenario 

N of Property FD/GC Vacant Medium 
Intensity 

S of Property GC, CC, MU, 
P 

Vacant, Auto 
Dealership, 
Blanco River 

Low Intensity 
Open Space 

E of Property IH 35, FD, LI Vacant Employment 
Center 

W of Property MU Residential Low Intensity 
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Case Summary 
 
The subject property consists of approximately 50 acres on the east side of Post Road. The property is 
located adjacent to an existing auto dealership, Blanco Vista and Blanco Riverwalk. The property is 
bound by the Blanco River to the south and the proposed general commercial portion of Yarrington 
Commons to the north. On November 19, 2013 City Council approved an amendment to the Preferred 
Scenario Map which designated this area as a Medium Intensity Zone with the exception of the Floodway 
and Water Quality Zones which were maintained as Open Space. MF-24 is a compatible zoning district in 
a Medium Intensity Zone, but will not apply to the approximately 12.5 acres which remain Open Space. 
The subject property is surrounded by vacant land, an auto dealership, and single family residences. The 
tract is currently vacant. The proposed MF-24 zoning would allow a multi-family development.  
 
Planning Department Analysis 
 
The zoning change request has been reviewed using Vision San Marcos: A River Runs Through Us as 
well as the guidance criteria in Section 1.5.1.5 of the Land Development Code. A review worksheet is 
attached to this report which details the analysis of the zoning change using Comprehensive Plan 
Elements. Staff finds this request is consistent with the Comprehensive Plan Elements as summarized 
below:  
 

 Approximately 37.5 acres of the subject tract lies within a Medium Intensity Zone on the Preferred 
Scenario Map – MF-24 is an eligible zoning category. The floodway and water quality zones 
along the Blanco River are Open Space – this zoning request does not apply in the Open 
Space designated area 

 It is located in the Blanco River watershed and as a result of its location within a Medium Intensity 
Zone, additional impervious cover for the site is already accounted for within the Plan’s Water 
Quality Model.  

 The majority of the tract is “least/moderately” constrained according to the Land Use Suitability 
Map – this is due mainly to the presence of erodible soils in the area. The site includes some 
higher constraints area along the Blanco River, mostly within the Open Space designated area. 

 It is not located in a wastewater or water “hot spot.” Both services are available and a future CIP 
project will increase the water capacity in the area. 

 Parkland is not located within walking distance. However, a portion of this tract has been 
preserved as Open Space. 

 While transportation access to the site is adequate, the Travel Demand Model shows a decrease 
in the Level of Service in 2035. Yarrington Road overpass will assist in increasing the level of 
service, and future improvements may become necessary as the area is developed 
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In addition, the consistency of this proposed change to the LDC criteria is detailed below: 
 

Evaluation  
Criteria (LDC 1.5.1.5) 

Consistent Inconsistent Neutral 

X   

 
Change implements the policies of the adopted Master Plan, 
including the land use classification on the Future Land Use Map and 
any incorporated sector plan maps 
 
The change is consistent with the Preferred Scenario Map and 
Comprehensive Plan Elements in Vision San Marcos. See the analysis 
above and the attached Comprehensive Plan Worksheet. 

  X 
 
Consistency with any development agreement in effect 
No development agreements are in effect for this property. 

X   

 
Whether the uses permitted by the proposed change and the 
standards applicable to such uses will be appropriate in the 
immediate area of the land to be reclassified  
 
MF-24 is compatible and appropriate for this area.  

X  

  
Whether the proposed change is in accord with any existing or 
proposed plans for providing public schools, streets, water supply, 
sanitary sewers, and other public services and utilities to the area  
 
The property is currently served with City water and wastewater with the 
exception of a small southern portion served by Maxwell Water Supply 
Corporation. There is a Capital Improvement Plan project to extend a 
water line to the area along Post Road. 

X  

  
Other factors which substantially affect the public health, safety, 
morals, or general welfare  
 
None noted. 

 
Additionally, the Commission should consider: 

 
(1) Is the property suitable for use as presently zoned? 

 
Staff evaluation: Yes.    
 

(2) Has there been a substantial change of conditions in the neighborhood surrounding the subject 
property?   
 
Staff evaluation: The surrounding area, specifically Blanco Vista is a rapidly developing 
residential subdivision with a school and church. 
 

(3) Will the proposed rezoning address a substantial unmet public need?   
 
Staff evaluation: This would not address a substantial unmet public need. However, the 
proposed re-zoning would create an option of residential uses on the north end of the City.  
 

(4) Will the proposed rezoning confer a special benefit on the landowner/developer and cause a 
substantial detriment to the surrounding lands? 

 
Staff evaluation: No, there is no special benefit to the landowner. 
 

(5) Will the proposed rezoning serve a substantial public purpose?  
 
Staff evaluation: As stated above, this would not serve a substantial public purpose but would 
allow additional housing options in this part of the City. 
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Although the request meets criteria for approval in Vision San Marcos and the Land Development 
Code, there are several important considerations.  37.5 acres is a large area for a single use.  MF-24 
could result in up to 900 units.  Considering the current lack of services in the area, this will likely 
require new residents to drive either to central San Marcos or Kyle for all necessities, which will have 
an immediate impact on the transportation network.  Also, this project will be subject to regulations 
under the Land Development Code until the new Code rewrite is completed.   

 
Staff presents this request to the Commission and recommends approval. 
 
 
Prepared by: 
Amanda Hernandez, AICP         Senior Planner     November 26, 2013 
Name    Title      Date 
 
 
 
The Commission's Responsibility: 
 
The Commission is required by law to hold a public hearing and receive public comment regarding the 
proposed zoning. After considering the public input, the Commission is charged with making an advisory 
recommendation to the City Council regarding the request. The City Council will ultimately decide whether 
to approve or deny the zoning change request. The Commission’s advisory recommendation to the 
Council is a discretionary decision.   
 



PSA-13-01 Yarrington Commons 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? 

Map Amendment approved by 
Council (11/2013) 

 

 

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 

 
  X 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, utilities and 
infrastructure for business 

 

X   

The Community of 
Choice 

Provides / Encourages safe & stable 
neighborhoods, quality schools, fair wage jobs, 
community amenities, distinctive identity  

 
X   

 

ENVIRONMENT & RESOURCE PROTECTION – Land Use Suitability & Development Constraints 
 1 

(least) 
2 3 

(moderate) 
4 5 

(most) 
Level of Overall Constraint  X X X X 
 
Constraint by Class 
Cultural  X  X 

A small portion of one of the 
properties and the auto 

dealership-owned property  is 
part of an Archeological Site 

(2003) 

 

Edwards Aquifer X     
Endangered Species X    X 

Along Blanco River 
Floodplains X X  X 

Along Blanco River 
X 

Along Blanco River 
Geological X     
Slope   X   
Soils X  X  X 

Along Blanco River 
Vegetation X X  X 

Based on erosivity - small 
areas, mostly along Post Rd 

are Gruene Clay 

 

Watersheds X     
Water Quality Zone X   X 

Along Blanco River 
X 

Along Blanco River 
 



ENVIRONMENT & RESOURCE PROTECTION –  
Located in Subwatershed: Blanco River 

 

ANALYSIS FOR PSA ONLY 0-25% 25-50% 50-75% 75-100% 100%+ 
Modeled Impervious Cover Increase Anticipated for watershed   X   
 

Additional Impervious Cover Increase Anticipated      
This data is expected from the Meadows Center and will presented under separate cover 

Anticipated pollutants:  
 
NEIGHBORHOODS  – Where is the property located 
CONA Neighborhood(s): N/A – adjacent to Blanco Vista 
Neighborhood Commission Area(s): Sector 7 
Neighborhood Character Study Area(s): Not applicable at this time 

 

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 YES NO 

Will Parks and / or Open Space be Provided?   
Will Trails and / or Green Space Connections be Provided?   
 Parks and Trails are not indicated on the illustrative plan, however staff will recommend, at time of subdivision, the 
inclusion of parks & trails 
 Low 

(maintenance) 
 Medium  High 

(maintenance) 
Wastewater Hotspot X     
Water Hotspot X     

 

Public Facility Availability 
 YES NO 

Parks / Open Space within ¼ mile (walking distance)? X  
Wastewater service available? X  
Water service available? X  

 

TRANSPORTATION – Level of Service (LOS), Access to sidewalks, bicycle lanes and public transportation 
 A B C D F 

Existing Daily LOS          Yarrington Road 
                                          Post Road  
                                          IH 35 Frontage Road 

X 
X 

 
 

X 

 
 

X 

  

 

Future Daily LOS             Yarrington Road 
                                          Post Road  
                                          IH 35 Frontage Road 
                                          Future Collector from IH 35 to Post Road 

 
X 
 

X 

X  
X 

  
X 
X 

 

 N/A Good Fair Poor 
Sidewalk Availability     Sidewalks will be required at time of subdivision X    
 

 YES NO 
Adjacent to existing bicycle lane?  X 
Adjacent to existing public transportation route?  X 

 

Transportation Notes: The city’s current thoroughfare plan indicates two collector roads connecting the IH 35 
Frontage Road to Post Road. At the time of subdivision, the applicant will be required to comply with the 
Thoroughfare Plan.  Depending on the date of subdivision, the applicant may be subject to the 2014 Transportation 
Master Plan, in which the City will review and update the current Thoroughfare Plan. 













  
Agenda Information

 
AGENDA CAPTION:
 
SCW-14-02 (1941 Corporate Drive) Hold a public hearing and consider a 
request by Carson Diversified Land 1, LLC, for a SmartCode Warrant to allow a 
surface parking lot in a T5 zoning district located at 1941 Corporate Drive.  
 
Meeting date: March 11, 2014
 
Department: Develpment Services - Planning
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
Table 5.7 (Specific Function and Use) requires a warrant for the construction of a 
surface parking lot in a T5 zoning district. The applicant is requesting a warrant to 
allow the construction of a temporary surface parking lot on Lot 3 (1941 
Corporate Drive) of the South End San Marcos Section One Subdivision in order 
to support the construction of a 15,000 square ft commercial building on Lot 2 
(407 S. Stagecoach Trail) and provide public parking for the South End 
development.  
  
In order to meet the intent, a surface parking lot must support a public purpose and 
should be consistent with the character of the T5 Transect. The applicant has 
worked to make modifications to the site plan since the original submittal to 
remove parking from the first layer along Key Street and provide pedestrian 
amenities at the frontage. The applicant has also  provided a statement with the 
application that the additional parking will be public parking available to all guests 
of the South End neighborhood and not restricted to users of 407 S. Stagecoach.  
  
Staff finds that the surface lot as proposed adequately meets the intent and 
recommends approval as submitted.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Site Plan 
Narrative Exhibit 
Renderings 
South End Regulating Plan 
Table 5.7 Specific Function and Use 
Application 
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Staff Report Prepared by the Planning and Development Services Department Page 1 of 4 

Summary:  
 

Applicant: Carson Diversified Land 1, LLC 
1911 Corporate Drive, Suite 102 
San Marcos, TX 78666 

Property Owner: Same as above 

Applicant Request: Request for a SmartCode Warrant as specified in Table 5.7 
(Specific Function and Use) to allow the construction of a 
temporary surface parking lot in a T5 zoning district 

Notification Public hearing notification mailed on February 28, 2014   

Response: None as of date of report 
 
Property Area/Profile: 
 

 

Location: 1941 Corporate Drive 

Legal Description: South End San Marcos, Section One, Lot 3 

Frontage On: Corporate Drive and Key Street 

Neighborhood: Dunbar 

Existing Zoning: T5 

Future Land Use Map: South End – Medium Intensity 

Existing Utilities: Adequate 

Existing Use of Property: Vacant 

Zoning and Land Use 
Pattern: 

 

 Current Zoning Existing Land Use 
N of Property            GC Vacant, Office/Commercial 
S of Property             T5, GC Vacant, Commercial 
E of Property             T5, GC Vacant, Commercial 
W of Property            GC Vacant 

 
Code Requirements: 
 
A Warrant is a ruling that would permit a practice that is not consistent with a specific provision of the 
SmartCode, but is justified by the provisions of Section 1.3 Intent.  The warrant process requires personal 
notification of property owners within 200’ and public hearing before the Planning and Zoning 
Commission. 
 
Table 5.7 Specific Function and Use requires a warrant for the construction of a surface parking lot in a 
T5 zoning district. The use is categorized as Civic. 
 
Comments from Other Departments: 
 
Warrants are reviewed by the interdepartmental SmartCode Development Review Committee (DRC) 
which is comprised of members of Planning, Permitting, Building, Main Street, Engineering and Public 
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Services. The DRC reviews and provides comments repeatedly throughout the review process for 
building and site design issues. 
 
Fire and Police did not provide comments. 
 
Background: 
 
The warrant request is for the construction of a temporary surface parking lot at 1941 Corporate Drive to 
support a 15,000 square ft future building on the adjacent lot, located at 407 S. Stagecoach Trail, and to 
serve as public parking lot for the South End development. The parking lot will be accessed from the alley 
and will be screened along the frontages by a 4’ vegetative streetscreen. The lot will be constructed with 
a concrete surface on the portion that will be permanent; the remaining – which is the future building 
footprint – will be asphalt. The lot is approximately .37 acres. Parking requirements for the new structure 
are estimated to be 40 spaces which would be difficult to meet on the site of the proposed commercial 
building. 
 
The subject property is part of “South End San Marcos” which is the first development in San Marcos to 
opt in to SmartCode zoning.  The existing SmartCode zoning acreage is 5.05 acres of T5 approved in 
2011. The developer requested a warrant at the time to deviate from the 40 acre minimum requirement 
for new community plans.  The conceptual plan for the development identifies this area as the commercial 
core. Additional office and commercial is anticipated along Corporate Drive and Stagecoach Trail 
transitioning to residential neighborhoods along Purgatory Creek, west and north of the Hays County 
Government Center.  
 
It should be noted that there is no guarantee for the development of this vision. The Regulating Plan does 
not provide a trigger for phasing.  In addition, while South End is anticipated at full build out to be 100+ 
acres, the only portion zoned to enable that pattern at this time is the 5 acres between Corporate Drive 
and Stagecoach Trail. 
 
In the Section One Regulating Plan for the 5 acres zoned T5, this lot is within Phase 1. Significant 
streetscaping and infrastructure investments were made in 2012. Pioneer Bank was the first project 
constructed in the district, opening in 2013. The 15,000 sf mixed use building and parking lot will be the 
second major project within Phase I. 
 
Vision San Marcos identifies this area as a medium intensity zone on the Preferred Scenario Map. 
 
The applicant’s exhibit to the warrant application provides additional information on the proposed building 
and the anticipated development patterns for South End. 
 
Planning Department Analysis: 
 
A warrant is reviewed using the policies outlined in Section 1.3 Intent.  The purpose of the code is to 
“enable, qualify, and implement” the policies, which are general in nature. A request to deviate from a 
standard must be found to be justified by these policies. In working with applicants on warrant requests, 
staff expects that the proposal should contribute to the character of the T5 Transect in that it 
demonstrates:  
 

1) More compact, higher density development patterns; 
2) A mix of uses;  
3) Reduced dependency on vehicles; and  
4) Creation of high quality public spaces.   

 
Typically to meet the intent, applicants provide improvements beyond the base code like outdoor seating, 
public plazas, and streetscape amenities. There are also usually improvements made that reduce the 
dependency on vehicles, like re-orienting parking areas. 
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Table 5.7 Specific Function and Use notes that a surface parking lot may be considered by warrant in T4 
and T5 under the Civic category. This suggests that a surface lot is appropriate in T5 – the high density 
urban center transect – when used to support civic functions such as a library or museum.  Civic is 
defined in the SmartCode as “the term defining not-for-profit organizations dedicated to arts, culture, 
education, recreation, government, transit and municipal parking.” 
 
Because the use is categorized as Civic, a surface lot can be difficult to justify by intent unless it is in 
support of a public purpose.  The applicant has stated: 
  
 “"The additional parking area on Lot 3 of the South End San Marcos (1941 Corporate Dr) will  
 be public parking available to all guests of the South End neighborhood, not restricted to users of 
 407 S Stagecoach.   Owner will reserve the right to restrict against long-term use (e.g., over 3 
 hours) or overnight parking and to reclaim the parking area for development of a structure in the 
 future.  To help with wayfinding to the parking area, a parking sign will be placed on the structure 
 at 407 S Stagecoach Trail.  In addition, another wayfinding sign may be added at the second 
 entrance/exit to the parking area near the intersection of the alley and Corporate Drive." 
 
In addition, staff worked with the applicant to amend the Section One Regulating Plan to show Corporate 
Drive as a B-Grid. Half of the Corporate Drive frontage is not within the district. By reclassifying this 
thoroughfare, warrants for auto-mobile oriented standards may be more readily considered.  
 
Staff also suggested some modifications to the original site plan to make the site more conforming with 
the character of the T5 transect - such as removing parking from the first layer and providing some space 
for pedestrian amenities along the frontage.  The applicant elected to include a hardscaped plaza at the 
intersection of Key and Corporate with a bike loop and bench.  The addition of the plaza also has the 
effect of removing all parking from the first layer along Key Street.  
 
Based on this proposal, staff finds the request for a surface lot to meet the intent.  However, the proposed 
temporary nature should be taken into consideration. The SmartCode has no provision for a temporary 
lot; granting a warrant for a surface lot would presume the lot would be permanently available for public 
use. 
 
The applicant has made the case that the context for this area is different than a fully built out urban 
center, stating that the “overarching objective is to develop South End as a fully functioning, pedestrian 
friendly environment siting basic retail, services, professional offices, residential and recreation within a 5-
minute walk of its focal point, Stagecoach Trail.” Stagecoach is envisioned as a Main Street creating the 
“backbone of a complete neighborhood.” However, at this time the area is largely undeveloped and 
primarily accessed by car which the applicant believes justifies the use of a temporary surface parking lot.  
 
Further development on these lots at the desired density envisioned for the area will necessitate the use 
of structured parking for South End. Staff believes the publicly accessible parking will be a benefit to the 
entire area until surrounding conditions change to a point that the lot is redeveloped, the area becomes 
more walkable and other forms of parking are provided. 
 
The proposal is found to be consistent with the following intent statements: 
 
1.3.3. The Community 
a. That neighborhoods and Regional Centers should be compact, pedestrian-oriented and Mixed Use.  
b. That neighborhoods and Regional Centers should be the preferred pattern of development and that 
Districts specializing in a single use should be the exception.  
c. That ordinary activities of daily living should occur within walking distance of most dwellings, allowing 
independence to those who do not drive. 
 
1.3.4. The Block and The Building 
a. That buildings and landscaping should contribute to the physical definition of Thoroughfares as Civic 
places. 
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b. That development should adequately accommodate automobiles while respecting the pedestrian and 
the spatial form of public areas. 
c. That architecture and landscape design should grow from local climate, topography, history, and 
building practice.  
e. That Civic Buildings and public gathering places should be provided as locations that reinforce 
community identity and support self-government.  
h. That the harmonious and orderly evolution of urban areas should be secured through form-based 
codes. 
 
Staff finds that the surface lot as proposed adequately meets the intent and recommends approval as 
submitted. 
 
 

Planning Department Recommendation: 
         X            Approve as submitted 
 Denial 

 
 
 
The Commission's Responsibility: 
 
The Commission is required by law to hold a public hearing and receive public comment on this 
application.  After considering the public input, the Commission is charged with making a decision to 
approve or deny the warrant.  
 
The Commission’s decision is discretionary. In evaluating the impact of the proposed warrant on 
surrounding properties, the Commission should consider the extent to which the practice: 

• enables, encourages and qualifies the implementation of the SmartCode policies on Intent; 
• is consistent with policies of the Comprehensive Plan and Downtown Master Plan; 
• is compatible with the character and integrity of adjacent developments and the general intent of 

the Transect.  
 
The following standards are not available for warrants:  
 a. the maximum dimensions for traffic lanes; 
 b. the required provision of Rear Alleys; and 
 c. the Base Residential Densities. 
 
 
Emily Koller   Planner     March 5, 2014 
Name    Title     Date 
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EXHIBIT TO THE WARRANT APPLICATION FOR 
1941 CORPORATE DRIVE / 407 S STAGECOACH TRAIL 
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REQUEST 

In compliance with Table 5.7 of the SmartCode, a warrant is requested for the construction of a 
surface parking lot in an opt-in T5 zoning district at 1941 Corporate Drive.  The parking lot will be 
screened by a vegetative streetscreen hedge and built in near-term support of a proposed ~15,000 
gross square foot, fully compliant structure located on the abutting lot at 407 South Stagecoach Trail 
as well as the South End neighborhood at large. 
 
The purpose of this request is to enable SmartCode development by providing enhanced parking to 
new construction while this opt-in SmartCode district transitions from an area served almost 
exclusively by personal automobiles to a vibrant, pedestrian-friendly and transportation-agnostic 
neighborhood.  This is critical to support the success of the area’s first occupants. 
 
The additional parking area at 1941 Corporate Dr will be public parking available to all guests of the 
South End neighborhood, not restricted to users of 407 S Stagecoach.  Owner will reserve the right 
to restrict against long-term use (e.g., over 3 hours) or overnight parking and to reclaim the parking 
area for development of a structure in the future.   
 
To help with wayfinding to the parking area, a parking sign will be placed on the structure at 407 S 
Stagecoach Trail.  In addition, another wayfinding sign may be added at the second entrance/exit to 
the parking area near the intersection of the alley and Corporate Drive on the 1941 Corporate Drive 
lot itself. 
 
In addition, applicant is providing other enhanced pedestrian & streetscape amenities items for 407 
S Stagecoach such as walk-up service windows, direct street-level access to 2nd floor spaces, roll-up 
street-side doors blending private & public realm, benches, and trash & recycling 
receptacles.  Outdoor cafe seating along the sidewalks is also expected, but will be at tenant 
discretion.  Bike parking is provided around the building.    
 
Applicant will also provide a hardscaped “corner plaza" at the corner of Corporate Drive and Key 
Street adding a bench (if possible with TAS), adding an extra bike loop, and notching the street 
screen in that area.   There will not be any parking spaces in the 1st or 2nd layer of the Key Street 
frontage. 
 
Care is being taken to intelligently plan for future development so that the additional surface 
parking can be reclaimed for in-fill development once it becomes unnecessary.  In addition, the 
structure and permanent streetscapes are being built to the highest standard of pedestrian access 
today. 
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PROJECT HISTORY AND ADDITIONAL DESCRIPTION 

The South End San Marcos (“South End”) became the first “opt-in” SmartCode district outside of the 
mandatory Downtown area in late 2011.  The streetscaping and infrastructure of the initial block of 
four lots was constructed in 2012 and the first building within the South End, Pioneer Bank, opened 
in 2013.  The 2013 comprehensive master plan designates the South End as an Intensity Zone / 
Activity Center. 
 
407 South Stagecoach Trail, an ~15,000 SF two-story mixed-use building, will be the second 
structure in the South End and is located at the corner of South Stagecoach Trail and Key Street 
upon Lot 2 of Section One.  The building and all elements upon Lot 2 are being designed in full 
compliance with the SmartCode. 
 
The proposed building includes highly glazed and activated frontages.  The existing and installed 
streetscapes along Stagecoach Trail and Key Street will be complemented by enhanced pedestrian 
and streetscape amenities as noted above.  The massing of the structure has multiple horizontal and 
vertical articulations as well as clean material changes. Current renderings are included for location, 
form, and aesthetic reference. 
 
A surface parking lot will be constructed on the abutting Lot 3 (1941 Corporate Drive) for near-term 
support of the occupants at 407 S Stagecoach and the broader neighborhood while the area 
densifies.  The building and area require additional parking at this time because it is in an 
undeveloped area and its first customers will almost entirely access the site via car.  As the area 
develops and adds additional mixed-use and residential, less parking will be required and the site is 
being designed for easy reclamation of the extra parking for future in-fill development. 
 
All public frontages not being fully screened by the building will be screened from the street by 
vegetation and are located at a B-Grid corner (see below).  Further, the applicant plans to construct 
temporary parking areas out of asphalt instead of concrete to ease future removal for building 
construction and is stubbing out for future utilities, such as placing the electrical transformer services 
equidistant between the current and future structures. 
 
407 South Stagecoach is scheduled to start construction this Spring for a late 2014 / early 2015 
delivery.  Multiple tenants have pre-reserved spaces in the building based upon the structure and 
site plan included in this request and the applicant will begin signing binding leases upon approval 
of this request, permitting, and commencement of construction. 
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DEVELOPMENT PATTERN TRANSITION 

The South End differs significantly from the Downtown SmartCode area, as it represents an area of 
new development surrounded by existing, conventional (aka suburban) development.  In contrast, 
Downtown is a developed area with an existing, traditional “form-based” urban structure. 
 
The overarching objective is to develop the South End as a fully functioning, pedestrian environment 
siting basic retail, services, professional offices, residential, and recreation all within a 5 minute walk 
of its focal point, Stagecoach Trail.  Stagecoach is being envisioned as a “Main Street” style 
thoroughfare creating the backbone of a complete neighborhood. 
 
Unfortunately, the site is currently isolated in an area almost solely serviced by automotive traffic.  
The South End aims to change that, but must carefully manage the transition of development 
patterns and create an environment that will allow its first occupants to be successful while laying the 
ground work for a pedestrian neighborhood by building excellent pedestrian enabling infrastructure 
from day one. 
 
Significant thought and planning have gone into achieving this goal, particularly where the South 
End’s edges transition from suburban development patterns to SmartCode.  To this end, Wonder 
World Drive and Corporate Drive, streets on the edge of the South End, have been designed as B-
Grid streets.  As per the SmartCode Article 5.2.1, “…the B-Grid may be more readily considered for 
Warrants allowing automobile-oriented standards.”  In contrast, interior streets to the South End, like 
Stagecoach Trail, have been designed A-Grid streets and “are built to the highest standard … in 
support of pedestrian activity.” 
 

JUSTIFICATION OF INTENT 

Table 5.7 designates a surface parking lot in a T5 district as a use that is acceptable by warrant.  As 
such, the SmartCode clearly contemplates that there will be conditions where a surface parking lot 
does meet the Intent of the code.   
 
A surface parking lot is an appropriate use when it enables the transition of development patterns 
and the addition of form and density to an area in support and furtherance of the Intent of the 
SmartCode as outlined in Section 1.3. 
 
This application is an ideal example of an appropriate use of a surface parking lot in a SmartCode 
district.  Not only will the proposed development the surface parking lot enables be a model for 
future projects, but the applicant has located the additional parking on a B-Grid corner, taken care 
to plan for easy in-fill development over the surface parking lot in the future once pedestrian activity 
is established, and is delivering enhanced amenities to encourage and support the transition of the 
area to be more transportation agnostic. 
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San Marcos, Texas

SMA RTCOD E  VE R S ION  10SC52

ARTICLE 5. LOT AND BUILDING REGULATIONS

TABLE 5.7. SPECIFIC FUNCTION & USE
This table expands the categories of Table 5.4 to delegate speciic Functions and uses within Transect Zones.

a. RESIDENTIAL
T1 T2 T3 T4 T5 SD

Mixed Use Block ƒ
Flex Building ƒ ƒ

Apartment Building ƒ ƒ
Live/Work Unit ƒ ƒ ƒ Ɠ

Rowhouse ƒ ƒ
Duplex ƒ ƒ ƒ

Courtyard House ƒ ƒ
Sideyard House ƒ ƒ ƒ

Cottage ƒ ƒ
House ƒ ƒ ƒ

Villa ƒ
Accessory Unit ƒ ƒ ƒ ƒ

b. LODGING
Hotel (no room limit) ƒ Ɠ
Inn (up to 12 rooms) Ɠ ƒ ƒ

Bed & Breakfast  (up to 5 rooms) Ɠ Ɠ ƒ ƒ
S.R.O. hostel Ɠ Ɠ Ɠ Ɠ

School Dormitory ƒ ƒ ƒ
c. OFFICE

Ofice	Building ƒ ƒ Ɠ
Live-Work Unit ƒ ƒ ƒ Ɠ

d. RETAIL
Open-Market Building ƒ ƒ ƒ ƒ ƒ

Retail Building ƒ ƒ Ɠ
Display Gallery ƒ ƒ Ɠ

Restaurant ƒ ƒ
Kiosk ƒ ƒ Ɠ

Push Cart Ɠ Ɠ
*Liquor Selling Establishment

*Adult Entertainment

e. CIVIC
Bus Shelter ƒ ƒ ƒ ƒ

Convention Center ƒ
Conference Center Ɠ ƒ

Exhibition Center ƒ
Fountain or Public Art ƒ ƒ ƒ ƒ ƒ

Library ƒ ƒ ƒ
Live Theater ƒ ƒ

Movie Theater ƒ ƒ
Museum Ɠ ƒ

Outdoor Auditorium Ɠ ƒ ƒ ƒ
Parking Structure ƒ ƒ

Passenger Terminal Ɠ ƒ
Playground ƒ ƒ ƒ ƒ ƒ

Sports Stadium ƒ
Surface Parking Lot Ɠ Ɠ ƒ
Religious Assembly ƒ ƒ ƒ ƒ ƒ

f. OTHER: AGRICULTURE
T1 T2 T3 T4 T5 SD

Grain Storage ƒ ƒ Ɠ
Livestock Pen Ɠ Ɠ Ɠ

Greenhouse ƒ ƒ Ɠ Ɠ
Stable ƒ ƒ Ɠ Ɠ

Kennel ƒ ƒ Ɠ Ɠ
f. OTHER: AUTOMOTIVE

Gasoline Ɠ Ɠ ƒ
Automobile Service Ɠ ƒ
Truck Maintenance ƒ

Drive -Through Facility Ɠ ƒ
Rest Stop ƒ ƒ Ɠ

Roadside Stand ƒ ƒ Ɠ
Shopping Center Ɠ

Shopping Mall Ɠ
f. OTHER: CIVIL SUPPORT

Fire Station ƒ ƒ ƒ ƒ
Police Station ƒ ƒ ƒ

Cemetery ƒ Ɠ Ɠ ƒ
Funeral Home ƒ ƒ ƒ

Hospital Ɠ ƒ
Medical Clinic Ɠ ƒ ƒ

f. OTHER: EDUCATION

College Ɠ ƒ
High School Ɠ Ɠ ƒ

Trade School Ɠ ƒ
Elementary School Ɠ ƒ ƒ ƒ

Childcare Center ƒ ƒ ƒ ƒ Ɠ
f. OTHER: INDUSTRIAL

Heavy Industrial Facility ƒ
Light Industrial Facility ƒ

Truck Depot ƒ
Laboratory Facility ƒ

Water Supply Facility ƒ
Sewer and Waste Facility ƒ

Electric Substation Ɠ Ɠ Ɠ Ɠ Ɠ ƒ
Wireless Transmitter Ɠ Ɠ Ɠ ƒ

Cremation Facility ƒ
Warehouse ƒ

Produce Storage ƒ
Mini-Storage ƒ

ƒ  BY RIGHT
Ɠ  BY WARRANT
* Refer to the LDC for standards
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SmartCode Warrant Application Checklist
 

 
 
 

 

 
 
I hereby certify and attest that the application is complete and all information above is complete and hereby submitted for 
review.  
Signed: ____________________________________________   Date: ____________________________ 
Printed Name: _______________________________________  
 
! Engineer  !  Surveyor  ! Architect/Planner ! Owner  ! Agent: _______________________________ 

Provided  by applicant as of date of submittal By staff as of date of completeness review 

C
o

m
p

le
te

d
 Required Item 

S
ta

ff
  

V
er

if
ic

at
io

n
 Staff Comments 

 
 

A pre-development meeting with staff is required   

 
 

A completed application for a Warrant and required fees   

 

 

A site plan illustrating the location of all structures on the 
subject property and on adjoining properties  

 
 
 

 
 

Exhibits illustrating the Warrant request   

 
 

Authorization to represent the property owner, if applicant is 
not the owner 

  

   

 

Application Fee $600 
Technology Fee $10 
 

  

 

Any of the following pieces of information as requested by the Planning and Development Services Director: 

 
 

Landscaping and/or fencing of yards and setback areas and 
proposed changes 

  

 
 

Design of ingress and egress   

 
 

Off-street parking and loading facilities   

 
 

Height of all structures   

 
 

Proposed uses   

 
 

The location and types of all signs   

 
 

Hours of operation   

 
 

Impervious cover or drainage issues or impacts     

 

 

All information and illustrations necessary to show the nature 
and effect of the proposed variations to the standards of the 
zoning district 

  

TBD, Requested

John David Carson
January 27, 2014

Authorized Agent
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                            SCW-____-_____ 

 
 

City of San Marcos 
SMARTCODE WARRANT APPLICATION 

     APPLICANT     PROPERTY OWNER 

Name:   _______________________________  _______________________________ 

Mailing Address: _______________________________  _______________________________ 

   _______________________________  _______________________________ 

Telephone No.: _______________________________  _______________________________ 

E-mail address: _______________________________  _______________________________ 

 

Property Address:________________________________________________________________ 
Legal Description (if platted):   Lot ________   Block ________   Subdivision ________________________ 

Tax ID Number:  R_____________________________         Zoning District: _______________________ 

 

WARRANT REQUEST 
1.5.2 A warrant is a ruling that would permit a practice that is not consistent with a specific provision of the Code 
but is justified by the provisions of Section 1.3 Intent. 
 
Section of the SmartCode from which the deviation is sought: ___________________________________________ 
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________ 
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
Justification of Intent (provide additional narrative and exhibits as necessary): 
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
 
 

I certify that the information in this application is complete and accurate.  I understand that I or another 
representative should be present at all meetings concerning this application.  

฀!!"!#$!%&'!()*(')%+!*,-')!*.!)'/*)01!*)! 

฀!!"!&#2'!#%%#/&'0!#3%&*)45#%4*-!%*!)'()'6'-%!%&'!*,-')7!*)8#-45#%4*-7!*)!9364-'66!4-!%&46!#((:4/#%4*-;! 

Signature of Applicant: _____________________________________    Date: _________________ 

To be completed by Staff: 
Meeting Date: _______________________   Application Deadline:  ________________  
Accepted by: _______________________   Date: _____________________________ 
 

Carson Diversified Land 1, LLC 

1911 Corporate Drive, Suite 102

San Marcos, TX 78666

(512) 392-3322

johndavid@carsonproperties.net

1941 Corporate Drive / 407 S Stagecoach Trail, San Marcos, TX 78666
3 South End San Marcos, Section One

137995 SmartCode T5

Table 5.7 (Specific Function and Use) requires a warrant for the construction of a surface parking lot in a T5 zoning district.
Applicant is requesting a warrant to allow the construction of a temporary surface parking lot on Lot 3 in support of construction on Lot 2

The surface lot will be adjacent to simultaneous new construction of a two-story, mixed-use commercial building in the South
End Activity Center.  The surface lot will be screened per Section 5.9.1.b.  The site has been carefully planned to enable future
development on Lot 3 once densities within the South End have been increased to support reduced parking ratios.  In the meantime, 
the proposed temporary surface parking lot will provide supplemental parking to support construction on the adjacent lots, namely Lot 2.
Development on Lot 2 is anticipated to be in full compliance with the SmartCode.

X

Authorized Agent

X

January 27, 2014

14 02

3-11-14
Tory Carpenter

1-27-14 
1-27-14
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SmartCode:  Section 1.3 Intent 
 
1.3. - INTENT 
1.3.1.  The intent and purpose of this Code is to enable, encourage and qualify the implementation of the 
following policies:  
 
1.3.2.  THE REGION  
a. That the region should retain its natural infrastructure and visual character derived from topography, 
woodlands, farmlands, riparian corridors and the river.  
b. That growth strategies should encourage infill and redevelopment in parity with New Communities. 
c. That development contiguous to urban areas should be integrated with the existing urban pattern. 
d. That development non-contiguous to urban areas should be organized in the pattern of Clustered Land 
Development ("CLD") or Traditional Neighborhood Design ("TND").  
e. That Affordable Housing should be distributed throughout the region to match job opportunities and to 
avoid concentrations of poverty.  
f. That transportation Corridors should be planned and reserved in coordination with land use. 
g. That green corridors should be used to define and connect the urbanized areas. 
h. That the region should include a framework of transit, pedestrian, and bicycle systems that provide 
alternatives to the automobile. 
 
1.3.3.  THE COMMUNITY  
a. That neighborhoods and Regional Centers should be compact, pedestrian-oriented and Mixed Use. 
b. That neighborhoods and Regional Centers should be the preferred pattern of development and that 
Districts specializing in a single use should be the exception.  
c. That ordinary activities of daily living should occur within walking distance of most dwellings, allowing 
independence to those who do not drive.  
d. That interconnected networks of Thoroughfares should be designed to disperse traffic and reduce the 
length of automobile trips. 
e. That within neighborhoods, a range of housing types and price levels should be provided to 
accommodate diverse ages and incomes. 
f. That appropriate building Densities and land uses should be provided within walking distance of transit 
stops. 
g. That Civic, Institutional, and Commercial activities should be embedded downtown, not isolated in 
remote single-use complexes. 
h. That schools should be sized and located to enable children to walk or bicycle to them. 
i. That a range of Open Space including Parks, Squares, and playgrounds should be distributed within 
neighborhoods and downtown. 
 
1.3.4.  THE BLOCK AND THE BUILDING  
a. That buildings and landscaping should contribute to the physical definition of Thoroughfares as Civic 
places. 
b. That development should adequately accommodate automobiles while respecting the pedestrian and 
the spatial form of public areas.  
c. That architecture and landscape design should grow from local climate, topography, history, and 
building practice. 
d. That buildings should provide their inhabitants with a clear sense of geography and climate through 
energy efficient methods. 
e. That Civic Buildings and public gathering places should be provided as locations that reinforce 
community identity and support self-government.  
f. That Civic Buildings should be distinctive and appropriate to a role more important than the other 
buildings that constitute the fabric of the city.  
g. That the preservation and renewal of historic buildings should be facilitated, to affirm the continuity and 
evolution of society. 
h. That the harmonious and orderly evolution of urban areas should be secured through form-based 
codes. 



  
Agenda Information

 
AGENDA CAPTION:
 
Development Services Report:  
   a. Comprehensive Master Plan Implementation Update  
 
Meeting date: March 11, 2014
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
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