
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda - Final

630 East Hopkins

San Marcos, TX 78666

City Council Chambers6:00 PMTuesday, April 8, 2014

630 E. Hopkins

I.  Call To Order

II.  Roll Call

III.  Chairperson's Opening Remarks

IV.  30 Minute Citizen Comment Period

Receive a report from the Comprehensive Plan Oversight Committee and discussion.1.

CONSENT AGENDA

Consider approval of the minutes of the Regular Meeting on March 25, 2014.2.

PC-13-05_02b (Retreat on Willow Creek Preliminary Plat) Consider a request by 

Carlson, Brigance and Doering, Inc., on behalf of Preferred Development Partners and 

KB Home Lone Star, Inc., for approval of an amendment to the Preliminary Plat for the 

Retreat on Willow Creek Subdivision consisting of approximately 100.885 acres, more 

or less, out of the Juan M. Veramendi Survey, No. 1, Abstract 17, located near the 

intersection of Stagecoach Trail and Hunter Road to: 1) modify the boundary of the 

parkland to be dedicated with the Phase 2 Final Plat identified as Lot 56 on the 

attached plat; and 2) reconfigure an easement area in order to allow more room for 

improvements associated with construction of the road and bridge across Willow Creek 

which connects Phases 1-3 and Phase 4..

3.

PC-14-05_03 (Retreat on Willow Creek Phase 2) Consider a request by Carlson, 

Brigance and Doering, Inc., on behalf of Preferred Development Partners, for approval 

of a Final Plat for approximately 15.543 acres, more or less, out of the Juan M. 

Veramendi Survey, No. 1, Abstract 17, establishing the Retreat on Willow Creek Phase 

2 subdivision, located near the intersection of Stagecoach Trail and Hunter Road.

4.

PUBLIC HEARINGS
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CUP-14-13 (Railyard Bar & Grill) Hold a public hearing and consider a request by Matt 

Hageman, on behalf of Railyard Bar & Grill, L.L.C., for renewal of an existing 

Conditional Use Permit to allow the continued sale of mixed beverages for on-premise 

consumption at 116 S. Edward Gary Street.

5.

CUP-14-14 (Louie’s Oyster House & Beer Garden) Hold a public hearing and consider 

a request by Allen Shy, on behalf of Shy SG Group, for renewal of an existing 

restricted Conditional Use Permit to allow the continued sale of mixed beverages for 

on-premise consumption at 119 E Hutchison Street.

6.

PSA-14-01 (Campus Crest) Hold a public hearing and consider a request by Campus 

Village Communities for a Preferred Scenario Map Amendment to change an Area of 

Stability to a Medium Intensity Zone for approximately 5.38 acres and 5.02 acres out of 

the McNaughton Subdivisions and 0.36 acres out of the Thomas J. Chambers Survey. 

The site is located at the intersection of Sessom Drive and Academy Street and is 

generally bounded by Orchard Street and Comanche Street.

7.

NON-CONSENT AGENDA

Receive an update from the Engineering / CIP Department Staff and hold discussion 

on the 2014 Capital Improvements Program and process for consideration.

8.

Development Services Report: 

a. Comprehensive Master Plan Implementation Update

b. Code SMTX update

c. Multifamily Design Standards update

9.

V.  Question and Answer Session with Press and Public.

VI.  Adjournment

Notice of Assistance at the Public Meetings

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

Planning and Zoning Commission was removed by me from the City Hall bulletin 

board on the _____________________________ day of 

_____________________________

_________________________________________________ Title: 

_________________________________________
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#13-201, Version: 1

AGENDA CAPTION:

Receive a report from the Comprehensive Plan Oversight Committee and discussion.

Meeting date:  April 8, 2014

Department:  Development Services

Funds Required:  n/a

Account Number:  n/a

Funds Available:  n/a

Account Name:  n/a

CITY COUNCIL GOAL:

BACKGROUND:

Following their meetings in February of 2014, the Comprehensive Plan Oversight Committee presents the

attached report of the progress toward implementation of Vision San Marcos: A River Runs Through Us.

·· Completeness of Objectives: 2 objectives were identified as complete

·· Progress toward Implementation: 57 objectives were identified as in progress (see attachement)

·· Recommendation on Prioritization: All objectives to be considered priorities in the first 5 years of plan

adoptions are attached.

·· Additional Recommendations: one duplicate objective and one typographical and one grammatical

error were identified by the Committee
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                                              C o v e r  M e m o  
To:  City Council 

From:  Comprehensive Plan Oversight Committee 

Date:  February 25, 2014 

Re:  Vision San Marcos Spring 2014 Progress Report 

 
In accordance with the charge of Ordinance No. 2013-58, the Comprehensive Plan Oversight 
Committee presents this report along with its attachments to the City of San Marcos City Council. 

 

Review of the Progress of Implementation of the Comprehensive Plan and Determine 
Completeness of the Comprehensive Plan Objectives 

In the first year of implementation, city staff created a database to track progress of implementation of the 
Comprehensive Plan. Reports of this work were presented to the Comprehensive Plan Oversight Committee 
at their introduction meeting on February 4, 2014 and again on February 25, 2014. 
 
Two objectives were determined by the Oversight Committee as being completed during 2013.  
LUG1O1: Update Future Land Use Map that is based on the development of intensities specified in the 
preferred scenario 
NHG1O1: Update the current process for Land Use Amendments to provide for more holistic review  

 

Progress toward implementation of the Comprehensive Plan 
A number of objectives were identified as “in progress” toward implementation of the Comprehensive Plan. 
These objectives span across all six Plan Elements and a majority of them are tied to the City Departmental 
Work Plans. 

 
Please see attachment A: In Progress Comp Plan Objectives - 2014 

 

Recommendation on prioritization of objectives 
In addition to the objectives “in progress” provided on the report above, the Oversight Committee 
recommends additional objectives for city staff to consider in their 2015 Departmental Work Plans. These 
objectives span across all six Plan Elements and have been identified as “short term” for commencement. 

 
The Oversight Committee wishes for priority to be placed on the completion of all Master Plans 

 
Please see attachment B: Short Term Objectives 

 

Additional Recommendations  
The Oversight Committee has noted a duplicate objective (PPSFG1O4 / TG2O4) and recommends removal 
of the objective PPSFG1O4 

 
Please also see attachment C: Additional Recommendations for Consideration for a typographical error as 
well as a grammatical correction for two objectives 



In	Progress	Comp	Plan	Objectives	‐	2014 Wednesday, February 26, 2014

8:39:34 AM

GOAL 1: Abundant opportunities created by the ingenuity and intellectual capital of 
university, business, civic, and cultural leaders

ECONOMIC DEVELOPMENT

Create a communications plan to share economic 
development progress with residents, the development 
community and target industries

EDG1O1Objective 2014

GOAL 2: Workforce and education excellenceECONOMIC DEVELOPMENT

Develop a strategy with appropriate partners to promote  
the  San Marcos CISD as an educational system of choice

EDG2O1Objective 2014

Pursue partnerships to support Core 4's programming and 
capital funding needs

EDG2O3Objective 2014

GOAL 3: Emerging markets and industry relationships that generate quality 
entrepreneurial and employment opportunities

ECONOMIC DEVELOPMENT

Increase the amount of Class A office and industrial space 
attractive to target industries

EDG3O2Objective 2014

Identify gaps in utilities for employment and activity nodes, 
reprioritize Capital Improvement Projects to support the 
preferred scenario

EDG3O4Objective 2014

GOAL 4: An enhanced and diverse local economic environment that is prosperous, 
efficient and provides improved opportunities to residents

ECONOMIC DEVELOPMENT

Create a pro‐active, comprehensive strategy to attract 
development consistent with the plan

EDG4O3Objective 2014

Create a regulatory framework that will encourage 
residential development Downtown

EDG4O5Objective 2014

Integrate economic development into the 2013 
Transportation Plan Update

EDG4O6Objective 2014

Create opportunities for local companies to procure 
contracts with governmental agencies and educational 
institutions

EDG4O7Objective 2014
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GOAL 5: Fiscally responsible incentives for economic developmentECONOMIC DEVELOPMENT

Expedite the entitlement process for high performance 
local or preferred‐industry employers locating in the activity 
nodes or employment centers of the preferred scenario

EDG5O4Objective 2014

Evaluation of city‐owned property that might be sold for 
economic development in order to raise revenue and/or 
reduce debt

EDG5O5Objective 2014

GOAL 6: Promote and support the maximum potential of the San Marcos Municipal 
Airport

ECONOMIC DEVELOPMENT

Enact appropriate regulations and plans to protect airport 
operations and enhance future development.

EDG6O1Objective 2014

Maximize development opportunities within the airport 
boundary

EDG6O2Objective 2014

Develop connections between community and airport 
including enhanced road, transit and utility infrastructure

EDG6O3Objective 2014

Build internal airport communityEDG6O4Objective 2014
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GOAL 7: Sports tourism, eco‐tourism, retail tourism and the community’s 13,000‐ year 
heritage as an economic generator

ECONOMIC DEVELOPMENT

Engage appropriate partners to create a citywide strategy 
to better protect the area's natural resources and 
ecosystem's history

EDG7O1Objective 2014

Create an arts and cultural center/districtEDG7O2Objective 2014

Develop and maintain a high‐quality system of parks, 
natural areas, greenways and trails to draw visitors and 
encourage new business opportunities

EDG7O3Objective 2014

Develop a transit plan that matches preferred scenario map 
to encourage  connectivity between centers

EDG7O4Objective 2014

Create a strategy to prioritize and complete infrastructure 
upgrades in Downtown in order to enhance accessibility 
and the physical appearance

EDG7O5Objective 2014

Develop a strategic plan for Downtown Business 
Development as recommended in the Downtown Master 
Plan to ensure Downtown San Marcos retains a diverse mix 
of businesses to accommodate the entire community and 
attract tourists

EDG7O6Objective 2014

Establish gateway corridors as identified in the Downtown 
Master Plan and the preferred scenario

EDG7O7Objective 2014

Coordinate with private efforts to update and expand 
recreation fields

EDG7O8Objective 2014

GOAL 1: Public and private sectors working together to protect water quality and 
facilitating appropriate development in the San Marcos and Blanco Rivers watersheds, 
and over the Edwards Aquifer using measurable and scientific methods

ENVIRONMENT & RESOURCE 
PROTECTION

Adopt watershed specific regulations based on scientific 
understanding of water quality impacts

ERPG1O4Objective 2014

Develop a regional detention and water quality strategy 
(including fee‐in‐lieu) to improve land efficiency, 
affordability, and efficacy of systems

ERPG1O5Objective 2014

Incentivize dense development within the activity centers 
by lifting the regulatory environment, streamlining the 
development process and proactively building the 
infrastructure and regional detention facilities to support 
this growth

ERPG1O7Objective 2014

GOAL 2: Natural resources necessary to our community’s health, well‐being, and 
prosperity secured for future development

ENVIRONMENT & RESOURCE 
PROTECTION

Develop a coordinated tree preservation and planting 
program

ERPG2O1Objective 2014
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GOAL 3: Pro‐active policies that encourage recycling and resource and energy efficiencyENVIRONMENT & RESOURCE 
PROTECTION

Adopt and implement the recommendations of the 
Municipal Solid Waste Task Force

ERPG3O3Objective 2014

Develop re‐claimed water infrastructure plan for activity 
centers

ERPG3O5Objective 2014

Create connected network for non‐automobile travelERPG3O6Objective 2014

GOAL 1: Direct growth, compatible with surrounding usesLAND USE

Update Annexation/ETJ Management PlanLUG1O2Objective 2014

Replace the Land Development Code with an updated 
document to support preferred scenario

LUG1O4Objective 2014

Align infrastructure plans to achieve preferred scenarioLUG1O5Objective 2014

GOAL 2: High‐density mixed‐use development and infrastructure in the activity nodes, 
including the downtown area supporting walkability and integrated transit corridors

LAND USE

Require all developments dedicate adequate right‐of‐way 
to accommodate all modes of transportation

LUG2O2Objective 2014

Maintain a current Thoroughfare Plan in order to preserve 
necessary right‐of‐way

LUG2O6Objective 2014

GOAL 3: Set appropriate density and impervious cover limitations in the 
environmentally sensitive areas to avoid adverse impacts on the water supply

LAND USE

Create specifications for the use of pervious materialsLUG3O1Objective 2014

Implement rain water retention and storm water Best 
Management Practices

LUG3O2Objective 2014

Adopt a Water Quality Model that will ensure water quality 
standards are met and to minimize water degradation

LUG3O4Objective 2014

GOAL 2: Housing opportunities for students of Texas State University in appropriate 
areas and create and implement a plan to accomplish this vision

NEIGHBORHOODS & HOUSING

Revise development codes in Intensity Zones to allow and 
streamline the process for appropriate uses and densities

NHG2O1Objective 2014
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GOAL 3: Diversified housing options to serve citizens with varying needs and interestsNEIGHBORHOODS & HOUSING

Revise zoning code to allow for more diverse housing types 
and mixed‐use development

NHG3O1Objective 2014

GOAL 4: Well‐maintained, stable neighborhoods protected from blight or the 
encroachment of incompatible land uses

NEIGHBORHOODS & HOUSING

Review and update city ordinances regarding maintenance 
of property

NHG4O1Objective 2014

Develop a process to enforce city codes related to property 
maintenance

NHG4O2Objective 2014

Update and improve notice requirements for zoning 
changes

NHG4O3Objective 2014

Create clear criteria for zoning changes to apply to all casesNHG4O4Objective 2014

Identify and create Character Index studies for 
neighborhoods inside and outside of intensity zones

NHG4O5Objective 2014

GOAL 1: Well‐maintained public facilities that meet the needs of our communityPARKS, PUBLIC SPACES & 
FACILITIES

Create a Sidewalk Master PlanPPSFG1O4Objective 2014

Expand the current libraryPPSFG1O6Objective 2014

GOAL 2: A differentiated collection of connected and easily navigated parks and public 
spaces

PARKS, PUBLIC SPACES & 
FACILITIES

Develop a comprehensive way‐finding system for City, 
including all transportation options (trails to roads)

PPSFG2O1Objective 2014

Develop a beautification schedule for gatewaysPPSFG2O4Objective 2014

GOAL 1: A safe, well‐coordinated transportation system implemented in a an 
environmentally sensitive manner

TRANSPORTATION

Update Transportation Plan in 2013 to address 
transportation issues

TG1O1Objective 2014

Evaluate the Traffic Impact Analysis (TIA) process regularly 
to address future traffic impact expectations

TG1O3Objective 2014

Maintain a current Travel Demand Model (TDM) to be 
utilized for continued analysis of the transportation network

TG1O4Objective 2014
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GOAL 2: A multimodal transportation network to improve accessibility and mobility, 
minimize congestion and reduce pollution

TRANSPORTATION

Focus on non‐vehicular transportation improvements in 
updated Transportation Master Plan

TG2O1Objective 2014

Obtain "Bicycle Friendly Community" designationTG2O3Objective 2014

Create a Sidewalk Master PlanTG2O4Objective 2014

Develop and implement a complete streets policy for 
coordination with other transportation related entities to 
properly integrate all modes of transportation into the 
transportation network

TG2O5Objective 2014

Integrate the transportation system by coordinating with all 
related public entities, including, but not limited to CAMPO, 
the counties, TxDOT, the University, and the rail district

TG2O7Objective 2014
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Short	Term	Objectives Wednesday, February 26, 2014

8:38:02 AM

ECONOMIC DEVELOPMENT

GOAL 1: Abundant opportunities created by the ingenuity and intellectual capital of university, business, civic, and 
cultural leaders

EDG1O1 Create a communications plan to share economic development progress with 
residents, the development community and target industries

EDG1O2 Collaborate with social service providers to provide input on barriers for the 
unemployed and underemployed

EDG1O3 Partner with all community assets to develop programming that engages new 
audiences in economic development efforts in San Marcos

GOAL 2: Workforce and education excellence

EDG2O1 Develop a strategy with appropriate partners to promote  the  San Marcos CISD as an 
educational system of choice

EDG2O2 Promote all community education options to local and prospective residents

EDG2O3 Pursue partnerships to support Core 4's programming and capital funding needs

GOAL 3: Emerging markets and industry relationships that generate quality entrepreneurial and employment 
opportunities

EDG3O1 Conduct target industry marketing plans regularly

EDG3O2 Increase the amount of Class A office and industrial space attractive to target industries

EDG3O4 Identify gaps in utilities for employment and activity nodes, reprioritize Capital 
Improvement Projects to support the preferred scenario

GOAL 4: An enhanced and diverse local economic environment that is prosperous, efficient and provides improved 
opportunities to residents

EDG4O2 Develop programs to support local businesses to encourage job creation and capital 
investment

EDG4O3 Create a pro‐active, comprehensive strategy to attract development consistent with 
the plan

EDG4O5 Create a regulatory framework that will encourage residential development Downtown

EDG4O6 Integrate economic development into the 2013 Transportation Plan Update

EDG4O7 Create opportunities for local companies to procure contracts with governmental 
agencies and educational institutions

EDG5O1 Reflect the Comprehensive Plan, Economic Development Strategic Plan and 
Downtown Master Plan in the City’s incentive policy

Page 1 of 7



ECONOMIC DEVELOPMENT

GOAL 5: Fiscally responsible incentives for economic development

EDG5O2 Review incentive policies with consideration of current economic development 
strategy, as well as labor, infrastructure, capital and business cost requirements of 
target industries

EDG5O3 Develop a standard process for reviewing and scoring prospects for incentives, with 
weight only going to projects that create permanent diverse, high paying jobs in the 
areas that are environmentally sustainable

EDG5O4 Expedite the entitlement process for high performance local or preferred‐industry 
employers locating in the activity nodes or employment centers of the preferred 
scenario

EDG5O5 Evaluation of city‐owned property that might be sold for economic development in 
order to raise revenue and/or reduce debt

GOAL 6: Promote and support the maximum potential of the San Marcos Municipal Airport

EDG6O1 Enact appropriate regulations and plans to protect airport operations and enhance 
future development.

EDG6O2 Maximize development opportunities within the airport boundary

EDG6O3 Develop connections between community and airport including enhanced road, transit 
and utility infrastructure

EDG6O4 Build internal airport community

GOAL 7: Sports tourism, eco‐tourism, retail tourism and the community’s 13,000‐ year heritage as an economic 
generator

EDG7O1 Engage appropriate partners to create a citywide strategy to better protect the area's 
natural resources and ecosystem's history

EDG7O2 Create an arts and cultural center/district

EDG7O3 Develop and maintain a high‐quality system of parks, natural areas, greenways and 
trails to draw visitors and encourage new business opportunities

EDG7O4 Develop a transit plan that matches preferred scenario map to encourage  connectivity 
between centers

EDG7O5 Create a strategy to prioritize and complete infrastructure upgrades in Downtown in 
order to enhance accessibility and the physical appearance

EDG7O6 Develop a strategic plan for Downtown Business Development as recommended in the 
Downtown Master Plan to ensure Downtown San Marcos retains a diverse mix of 
businesses to accommodate the entire community and attract tourists

EDG7O7 Establish gateway corridors as identified in the Downtown Master Plan and the 
preferred scenario

EDG7O8 Coordinate with private efforts to update and expand recreation fields

ENVIRONMENT & RESOURCE PROTECTION
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ENVIRONMENT & RESOURCE PROTECTION

GOAL 1: Public and private sectors working together to protect water quality and facilitating appropriate 
development in the San Marcos and Blanco Rivers watersheds, and over the Edwards Aquifer using measurable and 
scientific methods

ERPG1O1 Incorporate Low Impact Development practices and other best practices early on and 
throughout the development process

ERPG1O2 Audit the effectiveness of Environmental Code Compliance and use this information to 
recommend staffing levels, training, and code changes

ERPG1O3 Develop an educational and place‐making program illustrating the location of the 
natural boundaries and environmentally sensitive areas of our city including 
watersheds and Edwards Aquifer recharge zone and contributing zones

ERPG1O4 Adopt watershed specific regulations based on scientific understanding of water 
quality impacts

ERPG1O5 Develop a regional detention and water quality strategy (including fee‐in‐lieu) to 
improve land efficiency, affordability, and efficacy of systems

ERPG1O6 Establish a team with representatives from the County, City, and other public and 
private entities to identify lands and develop policies for the preservation and 
maintenance of environmentally sensitive watershed lands

ERPG1O7 Incentivize dense development within the activity centers by lifting the regulatory 
environment, streamlining the development process and proactively building the 
infrastructure and regional detention facilities to support this growth

GOAL 2: Natural resources necessary to our community’s health, well‐being, and prosperity secured for future 
development

ERPG2O1 Develop a coordinated tree preservation and planting program

ERPG2O2 Join the regional effort to improve air quality

ERPG2O3 Adopt comprehensive ordinances that actively supports local food production and 
preservation of agricultural lands for farming

ERPG2O4 Model sustainable practices in infrastructure, operations, and facilities in City projects

ERPG2O5 Adopt a program to implement the greenway system that is identified in the preferred 
scenario and integrate this trail system with the Parks Master Plan

GOAL 3: Pro‐active policies that encourage recycling and resource and energy efficiency

ERPG3O1 Conduct a rate structure study, use the information to balance water and energy 
conservation goals with the economic viability of the utility

ERPG3O3 Adopt and implement the recommendations of the Municipal Solid Waste Task Force

ERPG3O4 Create a point system to measure the sustainable elements of proposed development 
in order to qualify for utility, process, and other incentives

ERPG3O5 Develop re‐claimed water infrastructure plan for activity centers

ERPG3O6 Create connected network for non‐automobile travel
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ENVIRONMENT & RESOURCE PROTECTION

GOAL 4: A population prepared for and resilient to man‐made and natural disasters

ERPG4O1 Adopt comprehensive floodplain development regulations

ERPG4O2 Implement an education and outreach program that identifies, and alerts citizens to, 
risks and responses to all hazards In coordination with other governmental entities

LAND USE

GOAL 1: Direct growth, compatible with surrounding uses

LUG1O1 Update Future Land Use Map that is based on the development intensities specified in 
the preferred scenario

LUG1O2 Update Annexation/ETJ Management Plan

LUG1O3 Create a Sustainability Plan to identify affordable and realistic sustainability practices 
to be encouraged

LUG1O4 Replace the Land Development Code with an updated document to support preferred 
scenario

LUG1O5 Align infrastructure plans to achieve preferred scenario

GOAL 2: High‐density mixed‐use development and infrastructure in the activity nodes, including the downtown area 
supporting walkability and integrated transit corridors

LUG2O1 Develop a parking plan in downtown, and other activity nodes, that supports the 
preferred scenario and implement incentives such as parking reductions for mixed‐use 
developments near transit or employment centers

LUG2O2 Require all developments dedicate adequate right‐of‐way to accommodate all modes 
of transportation

LUG2O3 Implement a complete economic development strategy for downtown

LUG2O4 Review and update the Downtown Master Plan

LUG2O5 Create a fiscal impact model to quantify the costs and benefits of incentives

LUG2O6 Maintain a current Thoroughfare Plan in order to preserve necessary right‐of‐way

LUG2O7 Set aside areas for high quality public spaces during the development process

GOAL 3: Set appropriate density and impervious cover limitations in the environmentally sensitive areas to avoid 
adverse impacts on the water supply

LUG3O1 Create specifications for the use of pervious materials

LUG3O2 Implement rain water retention and storm water Best Management Practices

LUG3O3 Track and monitor pervious cover at the watershed level

LUG3O4 Adopt a Water Quality Model that will ensure water quality standards are met and to 
minimize water degradation

LUG3O5 Adopt scientific standards for development in environmentally sensitive areas

NEIGHBORHOODS & HOUSING
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NEIGHBORHOODS & HOUSING

GOAL 1: Neighborhoods that are protected and enhanced in order to maintain a high quality of life and stable 
property values

NHG1O1 Update  the current process for Land Use Amendments to provide for more holistic 
review

NHG1O2 Improve communication of neighborhood information regarding enforcement and 
incentives

GOAL 2: Housing opportunities for students of Texas State University in appropriate areas and create and implement 
a plan to accomplish this vision

NHG2O1 Revise development codes in Intensity Zones to allow and streamline the process for 
appropriate uses and densities

NHG2O2 Develop a plan to reduce congestion and parking issues caused near campus and in 
dense housing areas including community transit options that integrate with existing 
university systems

GOAL 3: Diversified housing options to serve citizens with varying needs and interests

NHG3O1 Revise zoning code to allow for more diverse housing types and mixed‐use 
development

GOAL 4: Well‐maintained, stable neighborhoods protected from blight or the encroachment of incompatible land uses

NHG4O1 Review and update city ordinances regarding maintenance of property

NHG4O2 Develop a process to enforce city codes related to property maintenance

NHG4O3 Update and improve notice requirements for zoning changes

NHG4O4 Create clear criteria for zoning changes to apply to all cases

NHG4O5 Identify and create Character Index studies for neighborhoods inside and outside of 
intensity zones

NHG4O6 Develop a plan to manage parking demand

PARKS, PUBLIC SPACES & FACILITIES

 GOAL 3: A vibrant central arts district and robust arts and cultural educational opportunities for everyone

PPSFG3O1 Create funding mechanism(s) for the area designated as the Central Arts District

PPSFG3O2 Establish an Arts District Development Task Force to identify the location for, and 
implement the creation of, the Central Arts District

PPSFG3O3 Develop an Art in Public Places Program and identify areas of the city that could be 
used for murals/public art displays

GOAL 1: Well‐maintained public facilities that meet the needs of our community

PPSFG1O3 Expand the scope of the local radio station (KZOS) and local TV station

PPSFG1O4 Create a Sidewalk Master Plan

PPSFG1O5 Review and approve infrastructure plans every five (5) years to be consistent with the 
preferred scenario and comprehensive plan vision and goals.

PPSFG1O6 Expand the current library
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PARKS, PUBLIC SPACES & FACILITIES

GOAL 2: A differentiated collection of connected and easily navigated parks and public spaces

PPSFG2O1 Develop a comprehensive way‐finding system for City, including all transportation 
options (trails to roads)

PPSFG2O2 Create and implement a policy that ensures adequate resources are identified to 
develop and maintain parks and public space prior to acceptance of dedication

PPSFG2O3 Create a Greenways Master Plan

PPSFG2O4 Develop a beautification schedule for gateways

GOAL 4: Funding and staffing to ensure quality public safety and community services

PPSFG4O1 Make fire and police asset investments that accommodate the more compact, 
sustainable, and dense development and infrastructure in the preferred scenario

PPSFG4O2 Perform an analysis to create and maintain a fire and police station location plan 
which identifies, based on nationally recognized and accepted response times, the 
appropriate locations for future fire, EMS, and police stations

PPSFG4O3 Expand our volunteer system to create a Central Volunteer System.

PPSFG4O4 Establish a park amenities schedule for a maintenance/repair/replacement program

GOAL 5: Effective social services delivered to those who can most benefit from them

PPSFG5O1 Conduct a gap analysis of current social services and facilitate cooperation between 
the public and private social service providers to better meet community needs

PPSFG5O2 Study and address homelessness issues through qualitative and/or quantitative 
analysis

TRANSPORTATION

GOAL 1: A safe, well‐coordinated transportation system implemented in a an environmentally sensitive manner

TG1O1 Update Transportation Plan in 2013 to address transportation issues

TG1O2 Determine appropriate modes of transportation in and around new developments, 
subdivisions, site plans, the University and high density residential areas

TG1O3 Evaluate the Traffic Impact Analysis (TIA) process regularly to address future traffic 
impact expectations

TG1O4 Maintain a current Travel Demand Model (TDM) to be utilized for continued analysis 
of the transportation network
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TRANSPORTATION

GOAL 2: A multimodal transportation network to improve accessibility and mobility, minimize congestion and reduce 
pollution

TG2O1 Focus on non‐vehicular transportation improvements in updated Transportation 
Master Plan

TG2O3 Obtain "Bicycle Friendly Community" designation

TG2O4 Create a Sidewalk Master Plan

TG2O5 Develop and implement a complete streets policy for coordination with other 
transportation related entities to properly integrate all modes of transportation into 
the transportation network

TG2O6 Pilot Green Street program to minimize environmental impacts and reduce 
maintenance cost, while improving street aesthetics

TG2O7 Integrate the transportation system by coordinating with all related public entities, 
including, but not limited to CAMPO, the counties, TxDOT, the University, and the rail 
district
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Additional Recommendations for                                            
Consideration 

 

 

Clarification of Economic Development Goal 3, Objective 1 

“Conduct target industry marking marketing plans regularly” 

 

Reason for change: typing error 

 

 

Clarification of Economic Development Goal 5, Objective 5 

“Evaluation of Evaluate city-owned property that might be sold for 
economic development in order to raise revenue and / or reduce debt” 

 

Reason for change: to bring in line with general phrasing of goals 
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Consider approval of the minutes of the Regular Meeting on March 25, 2014.

Meeting date:  April 8, 2014

Department:  Development Services
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  MINUTES OF THE REGULAR MEETING OF THE 
SAN MARCOS PLANNING AND ZONING COMMISSION 

COUNCIL CHAMBERS, CITY HALL  
March 25, 2014 

 
 
 
 

1. Present 
 
Commissioners:       
 
Chris Wood, Chair  
Kenneth Ehlers, Vice Chair 
Corey Carothers 
Travis Kelsey 
Angie Ramirez 
Curtis Seebeck 
Amy Stanfield 
Brian Olson 
Jane Hughson 
 
City Staff:  
 
Matt Lewis, Development Services Director 
Kristy Stark, Development Services Assistant Director 
Sam Aguirre, Assistant City Attorney 
Francis Serna, Recording Secretary 
John Foreman, Planning Manager 
Amanda Hernandez, Senior Planner  
Alison Brake, Planner 
Emily Koller, Planner 
 
Call to Order and a Quorum is Present.   
 
With a quorum present, the Regular Meeting of the San Marcos Planning & Zoning Commission was called 
to order by Francis Serna, Recording Secretary at 6:00 p.m. on Tuesday March 25, 2014, in the Council 
Chambers, City Hall, City of San Marcos, 630 E. Hopkins, San Marcos, Texas 78666.  
 
Consider the following:  

 
1. Election of the following officers:  

 
a. Planning and Zoning Commission Chair 
b. Planning and Zoning Vice Chair  
 

Nominations were made for Christopher Wood and Jane Hughson as Chair.  Christopher Wood was elected 
Chair.  
 
Nominations were made for Kenneth Ehlers and Curtis Seebeck as Planning Commission Vice-Chair. 
Kenneth Ehlers was elected as Vice Chair.   

 
Chairperson’s Opening Remarks.  
 
Chair Wood welcomed the audience and viewers.  
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30 Minute Citizen Comment Period 
 
Randy Rogers, 308 Orchard, spoke in opposition to PSA-14-01, Campus Village Communities.  He 
explained that the traffic will drop into Orchard Street and increase traffic.  He felt that the proposed 
development will devalue the neighborhood.  Mr. Rogers informed the Commission that they had a 
neighborhood meeting and are requesting an 8’ buffer between the proposed development and their 
neighborhood.   He asked the Commission to deny the zoning request, compensate home owners with lower 
taxes or include that an 8’ buffer be built behind their properties.  
 
Diane Wassenich welcomed all the new Commissioners.  She asked the Commission to use their 
microphones so that the public can hear what has been said.  Ms. Wassenich stated it is very important that 
the Chair follow the rules by not allowing the public to attack staff or individual P&Z members.  She added 
that P&Z members are not allowed to attack people in the audience.  She stated that everyone should be 
treated equally. Ms. Wassenich stated that she wants it be very clear that citizens believe it is wrong to allow 
people to miss meetings without good excuses.  
 
Terry Norris signed up to speak but deferred his time to speak during the public hearing.  
 
NOTE:  The Planning & 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.  
 
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. 
 
2. Consider the approval of the minutes of the Regular Meeting on March 11, 2014. 
 
MOTION: Upon a motion made by Commissioner Carothers and a second by Commissioner Ehlers, the 
Commission voted to approve the consent agenda. The motion carried.  
 
Public Hearings 

 
3. CUP 14-07 (Henry’s Restaurant) Hold a public hearing and consider a request by Cynthia Alvarez on 
behalf of Henry’s Restaurant for approval of a new Conditional Use Permit (CUP) to allow the sale of mixed 
beverages for on-premise consumption at 102 Wonder World Drive. 
 
Amanda Hernandez, Staff Planner gave an overview of this project.  
 
Chair Wood 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 9-0 to approve CUP-14-07 with the conditions that the permit shall be valid for one (1) 
year, provided standards are met, subject to the point system; and that the permit shall be posted in the 
same area and manner as the Certificate of Occupancy. The motion carried. 
 
4. CUP 14-09 (Japan Latino) Hold a public hearing and consider a request by Wenfeng Enterprises, Inc. on 
behalf of Japan Latino for approval of a new Conditional Use Permit (CUP) at a location with an expired CUP 
to allow the continued sale of beer and wine for on-premise consumption at 1328 North IH 35. 

 
Amanda Hernandez, Staff Planner gave an overview of this project.  
 
Chair Wood opened the public hearing.  There were no citizen comments and the public hearing was closed. 
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MOTION: Upon a motion made by Commissioner Kelsey and a second by Commissioner Carothers, the 
Commission voted 9-0 to approve CUP-14-09 with the conditions that the permit shall be valid for one (1) 
year, provided standards are met subject to the point system; and that the permit shall be posted in the same 
area and manner as the Certificate of Occupancy. The motion carried. 
 
5. CUP-14-10 (Bikinis Sports Bar and Grill) Hold a public hearing and consider a request by ATX Brands, 
on behalf of Bikinis Sports Bar and Grill, for renewal of an existing Conditional Use Permit to allow the 
continued sale of mixed beverages for on premise consumption at 1437 N. IH 35. 
 
Alison Brake, Staff Planner gave an overview of this project.  
 
Chair Wood 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 Seebeck, the 
Commission voted 8-1 to approve CUP-14-10 with the conditions that the permit shall be valid for life of the 
TABC permit, 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. 
 
6. CUP-14-11 (Vodka Street) Hold a public hearing and consider a request by Eric White, on behalf of EFW 
Food and Beverage Inc. d/b/a Vodka Street Global Bistro, for approval of a new Restricted Conditional Use 
Permit at a location with an expired CUP to allow the sale of mixed beverages for on-premise consumption at 
202 N. LBJ Drive, Suite 101.  
 
Emily Koller, Staff Planner gave an overview of this project.  
 
Chair Wood opened the public hearing.   Eric White, owner of Vodka Street and Green Parrot stated he has  
been in business on the square for over 22 years. He explained that he was confused regarding his permit 
because he does not own the building and was not aware his permit was expired. Mr. White added that he 
never received a notice of the expired permit.  There were no additional citizen comments and the public 
hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Ehlers and a second by Commissioner Ramirez, the 
Commission voted 8-0 to approve CUP-14-11 with the conditions that the permit shall 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.  Commissioner Kelsey recused 
himself.  
 
7. CUP-14-12 (La Fonda Restaurant) Hold a public hearing and consider a request by Fidel Valadez, on 
behalf of La Fonda Restaurant for approval of a new Conditional Use Permit (CUP) at a location with an  
expired CUP to allow the continued sale of beer and wine for on premise consumption at 1208 S. IH-35. 
 
Alison Brake, Staff Planner gave an overview of this project.  
 
Chair Wood opened the public hearing.  There were no citizen comments and the public hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Ehlers and a second by Commissioner Kelsey, the 
Commission voted 9-0 to approve CUP-14-12 with the conditions that the permit shall be valid for one (1) 
year, 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. 
 
8. ZC-14-02 (101 Uhland Road) Hold a public hearing and consider a request by Frank Gomillion, on behalf 
of Old Mill Associates, L.L.P., for a Zoning Change from General Commercial (GC) to Mixed Use (MU) for 
approximately 5.67 acres, more or less, out of the J.M. Veramendi Survey No.2, located at 101 Uhland 
Road. 
 
Alison Brake, Staff Planner gave an overview of this project.  
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Chair Wood opened the public hearing. Terry Norris, resident on Mill Street, spoke in opposition to the 
request.  He provided the Commission with photos of traffic congestion on Mill Street.  Mr. Norris expressed 
concerns regarding traffic on Mill Street. He felt that the proposed zoning charge will increase traffic.  There 
were no additional citizen comments and the public hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Ehlers and a second by Commissioner Carothers, the 
Commission voted 9-0 to approve ZC-14-02 as submitted. The motion carried. 
 
9. LDC-14-02 Hold a public hearing and consider revisions to Chapter 1 of the Land Development Code 
updating Section 1.5.1.2 “Sequence of Approvals” for Zoning Applications to clarify the twice per year 
process for Preferred Scenario Amendments and subsequent applications. 
 
Amanda Hernandez, Staff Planner gave an overview of this project.  
 
Chair Wood opened the public hearing. There were no citizen comments and the public hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Ramirez and a second by Commissioner Kelsey, the 
Commission voted 8-0 to approve LDC-14-02. The motion carried. 
 
10. LDC-14-03 (Height Warrants) Hold a public hearing and consider revisions to Subpart C of the City’s 
Code of Ordinances (SMARTCODE) updating Articles 1, 5, and the Downtown Design Guidelines to amend 
the warrant process for buildings exceeding 5 stories in height. 
 
Emily Koller, Staff Planner gave an overview of this project.  
 
Chair Wood opened the public hearing.  Jim Garber, 104 Canyon Fork spoke in support of the changes to 
the Land Development Code. He felt that drastic changes should be the responsibility of the elected officials.  
Mr. Garber said that City Council should make the critical decisions. There were no citizen comments and 
the public hearing was closed. 
 
MOTION: Upon a motion made by Commissioner Hughson and a second by Commissioner Carothers, the 
Commission voted 7-2 to approve LDC-14-03 with the language added to require a super majority (3/4) vote 
of the City Council to reverse a decision by the Planning and Zoning Commission. The motion carried. 
 
Chair Wood called a ten minute recess.  
 
Non Consent Agenda:  
 
11. Receive an update from staff and hold discussion regarding the Spring 2014 Preferred Scenario 
Amendment process for consideration and hear details on each of the two (2) applications received: 
 
PSA-14-01 Campus Village Communities - approximately 5.38 acres between Sessom Drive, Orchard 
Street, Academy Street and Comanche Street - Medium Intensity 
 
PSA-14-02 Doucet & Associates - approximately 216.5 acres located along the east side of IH 35, north of 
the Blanco River - Medium Intensity 
 
Amanda Hernandez, Staff Planner gave an update of the two Preferred Scenario Amendments. 
 
12. Development Services Report: 

a. Comprehensive Master Plan Implementation Update 
b. Multifamily Design Standards Update 
c. Code SMTX Update 
d. SMTX Talks Update 

 
Matt Lewis and John Foreman gave an update. 
 
13.  Question and Answer Session with Press and Public. This is an opportunity for the Press and 
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Public to ask questions related to items on this agenda. 
 

There were no comments.  
 
14. Adjournment. 
 
Chair adjourned the Planning and Zoning Commission meeting at 8:05 p.m. on Tuesday, March 25, 2014.   
 
 
_____________________________  ____________________________________ 
 Chris Wood, Chair    Kenneth Ehlers, Vice Chair    
 
_____________________________   ______________________________________  
Corey Carothers, Commissioner   Travis Kelsey Commissioner 
 
_____________________________   ______________________________________  
Angie Ramirez, Commissioner   Curtis Seebeck, Commissioner 
 
____________________________    ______________________________________ 
Amy Stanfield, Commissioner   Jane Hughson, Commissioner  
  
____________________________  
Brian Olson, Commissioner 
 
 
ATTEST:   
 
___________________________   
Francis Serna, Recording Secretary 
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AGENDA CAPTION:

PC-13-05_02b (Retreat on Willow Creek Preliminary Plat) Consider a request by Carlson, Brigance and

Doering, Inc., on behalf of Preferred Development Partners and KB Home Lone Star, Inc., for approval of an

amendment to the Preliminary Plat for the Retreat on Willow Creek Subdivision consisting of approximately

100.885 acres, more or less, out of the Juan M. Veramendi Survey, No. 1, Abstract 17, located near the

intersection of Stagecoach Trail and Hunter Road to: 1) modify the boundary of the parkland to be dedicated

with the Phase 2 Final Plat identified as Lot 56 on the attached plat; and 2) reconfigure an easement area in

order to allow more room for improvements associated with construction of the road and bridge across Willow

Creek which connects Phases 1-3 and Phase 4..

Meeting date:  April 8, 2014

Department:  Development Services - Planning

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:

The original Preliminary Plat for the Retreat on Willow Creek was approved by the Planning and Zoning
Commission on April 23, 2013. The plat covers the entire land area for the approved PDD (Ordinance 2012-
56) and illustrates a four phase development. The base zoning is MU with the PDD overlay which limits the
property to single family residential only. There are 147 single family lots planned in Phases 1-3. Lot
configuration for Phase 4 has not been determined, but a maximum of 133 lots would be permitted.

This application was submitted concurrently with the Phase 2 Final Plat to make the following amendments: 1)
modify the boundary of the Parkland Dedication required during Phase 2 on the northwest side of Foxtail Run;
and 2) reconfigure an easement area in order to construct the road and bridge across Willow Creek, which
connects Phases 1-3 with Phase 4 and provides the two required points of access.

The amended Preliminary Plat meets the criteria established in Section 1.6.3.5 of the Land Development Code
and the requirements of the PDD and staff recommends approval.
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Planning Department Analysis: 
 
The amended Retreat on Willow Creek Planned Development District was approved by City Council in 
December 2012.  The original Preliminary Plat was approved by the Planning and Zoning Commission on 
April 23, 2013. It encompasses the entire land area for the approved PDD and illustrates a four phase 
development. The base zoning is MU with the PDD overlay which limits the property to single family 
residential only. There are 147 single family lots in phases 1-3. Lot configuration for Phase 4 has not been 
determined. The maximum number of permitted lots would be 133. 
 
The applicant is seeking an amendment to the previously approved Preliminary Plat to make the following 
changes: 1) modify the boundary of the parkland to be dedicated with the Phase 2 Final Plat identified as 
Lot 56 on the attached plat; and 2) reconfigure an easement area in order to allow more room for 
improvements associated with construction of the road and bridge across Willow Creek which connects 
Phases 1-3 and Phase 4. This connection is required to be completed at the time 25 building permits have 
been issued in the development. 
 

PC-13-05_02b 
The Retreat on Willow Creek 
Preliminary Plat Amendment 
 
 
 
 

 
 
Applicant Information: 

 
 

Agent: 
 
 
 
Property Owner 1: 
 
 
 
Property Owner 2: 

Carlson, Brigance and Doering Inc. 
5501 W. William Cannon 
Austin, TX 78744 
 
KB Home Lonestar, Inc. 
10800 Pecan Park, Suite 200 
Austin, TX 78750 
 
Preferred Development Partners 
215 W. Bandera, Suite 114-461 
Boerne, TX 78006 
 

  

Subject Property:  
Summary: The subject property is approximately 100.88 acres out of the J.M. 

Veramendi Survey No. 1, Abstract 17, located west of Hunter Road and 
south of Stagecoach Trail. 
 

Zoning: 
 
Traffic/ Transportation: 
 
 
 
 
 
Utility Capacity: 
 

PDD overlay with Mixed Use (MU) base zoning.  
 
The property will be accessed from Hunters Hill Drive and Foxtail Run. 
Both will be extended as part of the public improvements for the respective 
phase of development. The Traffic Impact Analysis has been 
recommended for approval and requires a pro rata contribution to road and 
signal improvements on Stagecoach and Hunter Road. 
 
All utilities are provided for onsite. Some line extensions are required. A 
public utility easement has been granted by the San Marcos CISD along 
Hunters Hill Drive to provide electrical service to the property. A water and 
wastewater line extension is also required. 
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An approved Watershed Protection Plan 1 (WPP1) is required for approval of a Preliminary Plat, and this 
requirement was met at the time of the original Preliminary Plat review and approval. The developer 
submitted the more detailed WPP2, which is required for Final Plats, for development Phases 1-3. In 
addition, the application was considered a Qualified Watershed Protection Plan (QWPP2) due to the 
reclamation of the floodplain. Reclamation of the floodplain requires a formal process through FEMA 
which results in a Conditional Letter of Map Revision (CLOMR) – essentially relocation of the floodplain 
lines on the map.  
  
The CLOMR has been approved by FEMA and as a result, the boundary of the floodplain, which was also 
the proposed boundary for the Parkland Dedication along Willow Creek has changed. The applicant 
seeks the amendment to realign the Parkland Dedication boundary in Phase 2 on both the Preliminary 
Plat and on the Phase 2 Final Plat which was submitted concurrently. 
 
The PDD required 29.39 acres of Parkland Dedication. This requirement was satisfied at the time of plat 
for Phase 1 (32.628 acres were dedicated). The Parks Board received an update and request on March 
26, 2013, for the inclusion of additional acreage in the Parkland Dedication. The Parks Board had no issues 
with the additional acreage beyond the 29.39. The previously approved Preliminary Plat illustrated 38.072 
acres of Parkland Dedication - with the amendments, the total dedication will now be 36.858 acres more or 
less. 
 
Code Requirements and Criteria for Approval 
The purpose of a Preliminary Plat is to establish lot design for a subdivision, establish utility layouts, and 
street and intersection design. The Preliminary Plat stage ensures that the final plat design, if final platting 
is accomplished in phases, is consistent with the overall plan for the area.  Section 1.6.3.7 of the Land 
Development Code states that minor changes to an approved Preliminary Plat such as an adjustment of 
street or alley alignments, lengths and paving details, or adjustment of lot lines that do not result in the 
creation of additional lots may be approved administratively without the filing of a new Preliminary Plat 
application.  The acreage that is no longer included in the boundary of the Parkland (approximately 1.2 
acres) will be incorporated into new lots in Phase 4; thus the Planning and Zoning Commission is the 
decision maker for this amendment to the Preliminary Plat. 
 
Staff has reviewed the amendments and has determined the Preliminary Plat is consistent with Section 
1.6.3.5 (Criteria for Approval) and the PDD requirements in Ordinance 2012-56 and recommends approval 
of the amended Preliminary Plat. 
 
 

Planning Department Recommendation 
 Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative - Postpone 
 Denial 

 
 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Preliminary Plat. The 
City charter delegates all subdivision platting authority to the Planning and Zoning Commission.  The 
Commission's decision on platting matters is final and may not be appealed to the City Council.  Your 
options are to approve, approve with conditions or deny the Preliminary Subdivision Plat application. The 
action of the Commission shall be noted on two copies of the Preliminary Subdivision Plat, referenced and 
attached to any conditions determined. One copy shall be returned to the applicant and the other retained 
in the City's files. A notation of the action taken on each Preliminary Subdivision Plat application and the 
reasons for the action shall be entered in the minutes of the Commission. 
 
Prepared by: 
Emily Koller    Planner              March 27, 2014 
Name    Title       Date 
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San Marcos, TX 78666

File #: PC-14-05_03, Version: 1

AGENDA CAPTION:

PC-14-05_03 (Retreat on Willow Creek Phase 2) Consider a request by Carlson, Brigance and Doering, Inc.,

on behalf of Preferred Development Partners, for approval of a Final Plat for approximately 15.543 acres,

more or less, out of the Juan M. Veramendi Survey, No. 1, Abstract 17, establishing the Retreat on Willow

Creek Phase 2 subdivision, located near the intersection of Stagecoach Trail and Hunter Road.

Meeting date:  April 8, 2014

Department:  Development Services - Planning

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:  Community Wellness/ Strengthen the Middle Class

BACKGROUND:

The subject property is part of the Retreat on Willow Creek Planned Development District and has a base

zoning of Mixed Use. The PDD overlay limits the property to single family residential only.  Phase 2 consists of

54 single family lots. There are 147 total lots in Phases 1-3.

The Phase 2 Final Plat is consistent with the Preliminary Plat. A new Preliminary Plat application was

submitted concurrently with the Phase 2 Final Plat to make amendments that modify the boundary of the

Parkland Dedication required during Phase 2 and reconfigure an easement area in order to construct the road

and bridge across the creek. The amended Preliminary Plat is recommended for approval on this agenda.

The Public Improvements Construction Plan for Phase 2 and Watershed Protection Plan Phase 2 have been

approved by the Engineering Department. The improvements are being deferred until after recordation of the

plat.

Staff has reviewed the request and determined that the plat meets the requirements of the Land Development

Code as well as the requirements of the Retreat on Willow Creek Planned Development District and

recommends approval.
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Planning Department Analysis: 
 
The subject property is part of the Retreat on Willow Creek Planned Development District and has a base 
zoning of Mixed Use. The PDD overlay limits the property to single family residential only. A Preliminary 
Plat was approved for this subdivision on April 23, 2013. An application was submitted concurrently with 
the Phase 2 Final Plat to make amendments to the Preliminary, which include: 1) modifying the boundary 
of the Parkland Dedication required during Phase 2 on the northwest side of Foxtail Run; and 2) 
reconfiguring an easement area in order to construct the road and bridge across the creek.  The amended 
Preliminary Plat meets the criteria established in Section 1.6.3.5 of the Land Development Code and it is 
recommended for approval on this same agenda. 
 
There are 54 single family lots in Phase 2. Due to the requirements of the PDD, a maximum of 25 homes 
are permitted to be constructed in all phases of the development prior to the completion of the bridge across 
Willow Creek. This provides the required two points of access. The Public Improvements Construction Plan 

PC-14-05_03 
Final Plat 
The Retreat on Willow Creek Phase 2 
 
 
 
 

 
 
Applicant Information: 

 
 

 
Agent: 
 
 
 
Applicant: 
 
 
 
Property Owner: 

 
Carlson, Brigance and Doering, Inc. 
5501 W. William Cannon Drive 
Austin, TX 78744 
 
KB Home Lonestar, Inc. 
10800 Pecan Park, Suite 200 
Austin, TX 78750 
 
Preferred Development Partners 
215 W. Bandera Road 
Boerne, TX 78006 
 

  

Subject Property:  
 
Summary: 

 
The subject property is approximately 15.543 acres out of the J.M. 
Veramendi Survey No. 1, Abstract 17, located west of Hunter Road and 
south of Stagecoach Trail. 
 

Zoning: 
 
Traffic/ Transportation: 
 
 
 
 
 
Utility Capacity: 
 

PDD overlay with Mixed Use (MU) base zoning.  
 
The property will be accessed from Hunters Hill Drive, which is being 
extended from Stagecoach Trail as part of the public improvements. The 
Traffic Impact Analysis (TIA) has been recommended for approval and 
requires a pro rata contribution to road and signal improvements on Hunter 
Road. 
 
All utilities are provided for onsite. Some line extensions are required. A 
public utility easement has been granted by the San Marcos CISD along 
Hunters Hill Drive to provide electrical service to the property. A water and 
wastewater line extension is also required. 
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for Phase 2 includes the plans for the bridge.  The PICP and the Watershed Protection Plan Phase 2 have 
been approved by the Director of Engineering. Construction of the improvements is being deferred until 
after recordation of the plat. 
 
The Subdivision Improvement Agreement has been executed by the property owner (attached) as well as 
an Assignment and Assumption of Subdivision Improvement Agreement, assigning development rights for 
Phase 2 to KB Home Lonestar Inc. 
 
Public parkland dedication totaling 32.628 acres was completed in Phase 1. This exceeds the requirement 
of 29.39 acres in the PDD.  An additional 4.23 acres will be dedicated in Phase 2 for a total Parkland 
Dedication for the development of 36.858 acres more or less. 
 
The Traffic Impact Analysis has been recommended for approval. Recommendations are based on the full 
build-out of the entire Retreat on Willow Creek development – 253 single family homes. Signal and 
intersection improvements are called for at Hunter Road and Foxtail Run, as well as at Hunter Road and 
Wonder World Drive. These will be required at the time Foxtail Run is extended through the subdivision 
connecting Phases 1-3 (153 lots) on the north side of Willow Creek and Phase 4 (approximately 100 lots) 
on the south side. 
 
Staff has reviewed the request and determined that the plat meets the requirements of Section 1.6.5.5 of 
the Land Development Code as well as the requirements of the Retreat on Willow Creek Planned 
Development District and recommends approval. 
 
 

Planning Department Recommendation 
 Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative - Postpone 
 Denial 

 
 
 
 
 
 
 
 
 
 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Final Plat. The City 
charter delegates all subdivision platting authority to the Planning and Zoning Commission.  The 
Commission's decision on platting matters is final and may not be appealed to the City Council.  Your 
options are to approve, disapprove, or to statutorily deny (an action that keeps the applicant "in process") 
the plat. 
 
Prepared by: 
Emily Koller    Planner              March 26, 2014 
Name    Title       Date 
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File #: ID#13-198, Version: 1

AGENDA CAPTION:

CUP-14-13 (Railyard Bar & Grill) Hold a public hearing and consider a request by Matt Hageman, on behalf

of Railyard Bar & Grill, L.L.C., for renewal of an existing Conditional Use Permit to allow the continued sale of

mixed beverages for on-premise consumption at 116 S. Edward Gary Street.

Meeting date:  April 8, 2014

Department:  Development Services

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

CITY COUNCIL GOAL:

Community Wellness/Encourage the Middle Class

BACKGROUND:

Railyard Bar & Grill is located on Edward Gary Street just north of the railroad tracks and is located within the

T5 Zone of the Downtown SmartCode. The Commission approved a CUP in April of last year for the duration

of one year to allow the on-premise consumption of mixed beverages due to the expiration of the previous

CUP. The current CUP will expire on April 9th. No major changes to the site or the building are proposed.  Staff

has not received any citizen comments or comments from other departments regarding this establishment.

Staff recommends approval of the Conditional Use Permit with the following conditions:

1. The permit shall be valid for three (3) years, provided standards are met, subject to the point system;

2. The permit shall be posted in the same area and manner as the Certificate of Occupancy; and,

3. All live music shall be restricted to the indoor stage and may continue until 2 a.m.
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CUP-14-13 
TABC Conditional Use Permit Renewal 
Railyard Bar and Grill 
116 S. Edward Gary Street 
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Applicant Information:  

  
Applicant: Matt Hageman 

Railyard Bar and Grill, L.L.P. 
116 S. Edward Gary Street 
San Marcos, TX 78666 
 

Property Owner: Robert & Lynn Hageman 
P.O. Box 91383 
Austin, TX 78709 
 

Applicant Request: Renewal of an existing Conditional Use Permit (CUP) to allow on-
premise consumption of mixed beverages. 
 

Notification Public hearing notification mailed on March 28, 2014.   
 

Response: None to date 
 
Subject Property:  
 
Expiration Date:                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  
 
Location: 

 
April 9, 2014 
 
116 S. Edward Gary Street 

 
Legal Description: 

 
Original Town of San Marcos, Lot 2A, Block 9 

 
Frontage On: 

 
Edward Gary Street 

 
Neighborhood: 

 
Downtown 

 
Existing Zoning: 

 
T-5 – Urban Center 

 
Utilities: 

 
Adequate 

 
Existing Use of Property: 

 
Restaurant/Bar 

  

Zoning and Land Use 
Pattern: 
 
 

 

 Current Zoning Existing Land Use 
N of Property T-5 Commercial 
S of Property T-5 Commercial 
E of Property T-5 Commercial 
W of Property T-5 Commercial 
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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. This location is outside the Central 
Business Area (CBA), and is not subject to the additional requirements in the CBA such as food sale 
requirements or a waiting period for alcohol sales. 
 
CUPs issued for on-premise consumption of alcohol make the business subject to the code standards 
and the penalty point system for violations (Section 4.3.4.2) 
 
Case Summary 
  
The subject property is located on Edward Gary Street just north of the railroad tracks and is located 
within the T5 Zone of the Downtown SmartCode. The Commission approved a CUP in April of last 
year for the duration of one year to allow the on-premise consumption of mixed beverages due to the 
expiration of the previous CUP.  
 
The application indicates hours from 11 a.m. to 12 a.m. Sunday through Wednesday and 11 a.m. to 2 
a.m Thursday through Saturday. The application indicates that fixed seating includes approximately 58 
seats inside, with an interior stage for live music and 112 outside, as part of an outdoor recreation area 
with washers and horseshoe pits. The condition recommended below regarding live music is a 
continued condition of previous CUPs. The site has adequate parking under the requirements of the 
SmartCode. 
 
Comments from Other Departments: 
 
Code Enforcement, Police, and Environmental Health reviewers have reported no concerns regarding 
the subject property.   
 
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. It 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.  
 
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. 

 
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 three (3) years, provided standards are met, subject to the 
point system;  

2. The permit shall be posted in the same area and manner as the Certificate of 
Occupancy; and, 

3. All live music shall be restricted to the indoor stage and may continue until 2 a.m. 
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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: 
 

• is consistent with the policies of the Master Plan and the general intent of the zoning district; 
• is compatible with the character and integrity of adjacent developments and neighborhoods;  
• includes improvements to mitigate development-related adverse impacts; and 
• does not generate pedestrian or vehicular traffic which is hazardous or conflicts with existing 

traffic in 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, CNU-A  Planner      3/21/2014  
Name    Title      Date 
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#13-196, Version: 1

AGENDA CAPTION:

CUP-14-14 (Louie’s Oyster House & Beer Garden) Hold a public hearing and consider a request by Allen

Shy, on behalf of Shy SG Group, for renewal of an existing restricted Conditional Use Permit to allow the

continued sale of mixed beverages for on-premise consumption at 119 E Hutchison Street.

Meeting date:  4/08/2014

Department:  Development Services

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:

BACKGROUND:  A Conditional Use Permit was approved by the Planning and Zoning Commission on April 9,
2013 for one year.

There have been no issues since the issuance of the original Conditional Use Permit and the Request is
consistent with the restricted CUP policies in the Land Development Code.

The current Conditional Use Permit limits live music to 12:00 pm thru 11:00 pm. The applicant, however,

requested that live music be permitted during his normal business hours, i.e. 11:00 am thru 12:00 am.

Typically, staff would recommend approval for three years for a CUP that has operated for a year without

issue.  However, with the extended hours for live music, staff recommends approval for 1 year to ensure that

the change is not detrimental to the surrounding properties.

Staff recommends approval with the following conditions:

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

system;

2. Live music shall be limited to 11:00am - 12:00am Sunday thru Saturday.

3. The permit shall be posted in the same area and manner as the Certificate of Occupancy.
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CUP-14-14 
Conditional Use Permit 
Louie’s Beer Garden & Oyster House 
119 E. Hutchison Street  
 

Staff Report Prepared by the Planning and Development Services Department Page 1 of 4 
Date of Report: 03/27/14    

Applicant Information: 
 
Applicant: Shy SG Group 
Mailing Address:  2686 Black Bear Dr 
    New Braunfels, TX 78132 
 
Property Owner:  Shy Penn L.T.D. 
    139 E Hopkins St, Suite A  
    San Marcos TX 78666 
     
Applicant Request: Renewal of an existing Restricted Conditional Use Permit 

allowing mixed-beverage at 119 E. Hutchison Street. 
 
Public Hearing Notice: Public hearing notification was mailed on March 28, 2014 
 
Response: None to date 
   
Subject Property: 
 
Location: 119 E Hutchison 
 
Legal Description: Part of lots 1-2, block 24, Original Town of San Marcos 
 
Frontage On: Hutchison 
 
Neighborhood: Downtown 
 
Existing Zoning: T5- Urban Center 
 
Sector: Sector 8 
 
Utilities: Sufficient  
 
Existing Use of Property: Restaurant 
 
Zoning and Land Use Pattern:  
 

 Current Zoning Existing Land Use 
N of property T5- Urban Center Commercial 
S of property T5- Urban Center Commercial  
E of property T5- Urban Center Commercial  
W of property T5- Urban Center Commercial 

 
 
 
 
 
 



Staff Report Prepared by the Planning and Development Services Department Page 2 of 4 
Date of Report: 03/27/14  

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 in a residential zoning district that limits density to 
6 units per acre or less.  This location does meet the distance requirements.  
 
CUPs issued for on-premise consumption of alcohol make the business subject to the code 
standards and the penalty point system for violations (Section 4.3.4.2). 
 
The applicant has requested a renewal of a Restricted (Restaurant) Conditional Use Permit 
which requires that the business must comply with the following standards at all times. The 
standards were revised in 2011. (Section 4.3.4.2): 
 
a) The business must have a kitchen and food storage facilities of sufficient size to enable food 
preparation. The kitchen must be equipped with, and must utilize, a commercial grill, griddle, 
fryer, oven, or similar heavy food preparation equipment. 
 
b) The business must apply for, obtain and maintain a food establishment permit in accordance 
with chapter 18 of the City Code. 
 
c) The business must serve meals to customers during at least two meal periods each day the 
business is open. A meal must consist of at least one entree, such as a meat serving, a pasta 
dish, pizza, a sandwich or similar food in a serving that serves as a main course for a meal. At 
least three entrees must be available during each meal period. A meal period means a period of 
at least four hours. 
 
d) The business must be used, maintained, advertised and held out to the public as a place 
where meals are prepared and served. 
 
e) The restaurant must be in operation for 6 months before a permit for beer and wine is issued, 
and 12 months before a permit for mixed beverages is issued.  
 
Case Summary 
 
The subject property is located on the north side of Hutchison Street between LBJ Drive and 
Guadalupe Street inside of the Central Business Area and the SmartCode district. Surrounding 
uses include a strip retail center, tire shop, movie theater, and fire station. 
 
The current hours of operation are 11 a.m. to 12 a.m. Sunday thru Saturday, although the 
business does hold a late hours permit allowing them to remain open until 2 a.m. and the 
applicant has indicated closing at 2 a.m. on this and the previous application.  Outdoor games 
such as horse shoes and washers are available. Menu items include oysters, gumbo, lobster 
rolls, and boudin balls. The restaurant has 13 off-street parking spaces, 34 indoor fixed seats, 
and 165 outdoor fixed seats.  
 
Comments from Other Departments: 
 
There were no comments from police, fire or health departments. 
 



Staff Report Prepared by the Planning and Development Services Department Page 3 of 4 
Date of Report: 03/27/14  

 
Planning Department Analysis: 
 
Staff has reviewed the request for compliance with the Land Development Code and has found 
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.  
 
On March 19, 2013 the San Marcos City Council approved an Economic Development Incentive 
Agreement to grant a waiver of the twelve month waiting period for on-premise sales of alcohol 
for a restricted Conditional Use Permit. The applicant then received a Conditional Use Permit for 
mixed beverages April 9, 2013 for one year.  
 
Staff does not consider noise a major issue as their peak hours are compatible with surrounding 
businesses and there are no single-family residences nearby. The nearest apartment complex, 
University Place, is approximately 700 feet from the site, and there are some single-unit 
apartments downtown. The current Conditional Use Permit limits live music to 12:00 pm thru 
11:00 pm. The applicant, however, requested that live music be permitted during his normal 
business hours, i.e. 11:00 am thru 12:00 am. Since noise has not been an issue, this is a 
reasonable request from the applicant. Typically, staff would recommend approval for three years 
for a CUP that has operated for a year without issue.  However, with the extended hours for live 
music, staff recommends approval for 1 year to ensure that the change is not detrimental to the 
surrounding properties.  
 
In order to monitor new permits for on-premise consumption of alcohol, the Planning 
Department’s standard recommendation is that they be approved initially for a limited time period.  
Other new conditional use permits have been approved 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. 

 
Staff recommends approval with the following condition: 
 

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

2. Live music shall be limited to 11:00am - 12:00am Sunday thru Saturday; and 
3. 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 



Staff Report Prepared by the Planning and Development Services Department Page 4 of 4 
Date of Report: 03/27/14  

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: 
 

• is consistent with the policies of the Master Plan and the general intent of the zoning 
district; 

• is compatible with the character and integrity of adjacent developments and 
neighborhoods;  

• includes improvements to mitigate development-related adverse impacts; and 
• does not generate pedestrian or vehicular traffic which is hazardous or conflicts with 

existing traffic in 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: 
Tory Carpenter, CNU-A  Planning Technician     3/27/14 
Name    Title      Date 
 





















City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#13-199, Version: 1

AGENDA CAPTION:

PSA-14-01 (Campus Crest) Hold a public hearing and consider a request by Campus Village Communities

for a Preferred Scenario Map Amendment to change an Area of Stability to a Medium Intensity Zone for

approximately 5.38 acres and 5.02 acres out of the McNaughton Subdivisions and 0.36 acres out of the

Thomas J. Chambers Survey. The site is located at the intersection of Sessom Drive and Academy Street and

is generally bounded by Orchard Street and Comanche Street.

Meeting date:  April 8, 2014

Department:  Development Services

Funds Required:  n/a

Account Number:  n/a

Funds Available:  n/a

Account Name:  n/a

CITY COUNCIL GOAL:  Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and

Workforce

BACKGROUND:

This request to change the Preferred Scenario Map has been reviewed with Vision San Marcos and was found

to be somewhat consistent with the Plan as outlined in the staff report. All figures used to review this case are

attached along with letters in opposition and support of the request.

Staff has concerns with the properties score on the Land Use Suitability map, traffic safety, utility capacity and

drainage. Some of these items may be remedied through studies and future improvements if the properties

develop. In addition, the Neighborhood Character Study for this priority area will be conducted in the next year

and during the Comprehensive Planning Process, this area was discussed but not defined for increased

density and additional housing types.

At this time the Commission is acting on a request to change the Preferred Scenario Map. Any future changes

in the zoning of the property would be required to follow the standard process of notice and public hearing.

Zoning requests are considered separately and require a full staff analysis.

Staff recommends Denial of the request to change from an Area of Stability to a Medium Intensity

Zone.

City of San Marcos Printed on 4/3/2014Page 1 of 1
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PSA-14-01(CAMPUS CREST) Preferred Scenario Amendment Review  
(By Comp Plan Element) 

LAND USE – Preferred Scenario Map / Land Use Intensity Matrix 
 YES NO 

(map amendment required) 
Does the request meet the intent of the Preferred 
Scenario Map and the Land Use Intensity Matrix? 

 X 

 

ECONOMIC DEVELOPMENT – Furthering the goal of the Core 4 through the three strategies 
STRATEGY SUMMARY  Supports Contradicts Neutral 

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities 

 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 
*INCLUDE MAP* 1 

(least) 
2 3 

(moderate) 
4 5 

(most) 
Level of Overall Constraint   X X X 
 
Constraint by Class  
Cultural X     
Edwards Aquifer  X    
Endangered Species X     
Floodplains X     
Geological X     
Slope X  X   
Soils  X  X  
Vegetation X     
Watersheds    X  
Water Quality Zone X     

 

ENVIRONMENT & RESOURCE PROTECTION –  
Located in Subwatershed: Sessom Creek 

 
 0-25% 25-50% 50-75% 75-100% 100%+ 
Modeled Impervious Cover Increase Anticipated for watershed X     
Notes: No additional impervious cover was anticipated, or modeled in this subwatershed, the Plan recommends 
implementing BMPs for any development that may occur in order to protect the water quality of Sessom Creek. The 
subwatershed was highlighted as being important to protect due to its proximity to the headwaters of the San 
Marcos River, the home of several endangered species. 
 



NEIGHBORHOODS  – Where is the property located 
CONA Neighborhood(s): Holland Hills 
Neighborhood Commission Area(s): Sector 3 
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? Dedication or Fee in Lieu with plat   
Will Trails and / or Green Space Connections be Provided?  X  
 
 Low 

(maintenance) 
 Medium  High 

(maintenance) 
Wastewater Hotspot X     
Water Hotspot X 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                         ROADWAY 1: Sessom Drive 
                                                                                 Academy Street 

X 
X 

    

Existing Peak LOS                          ROADWAY 1: Sessom Drive 
                                                                                 Academy Street 

X  
X 

   

 
Preferred Scenario Daily LOS      ROADWAY 1: Sessom Drive 
                                                                                 Academy Street 

X 
X 

    

Preferred Scenario Peak LOS      ROADWAY 1: Sessom Drive 
                                                                                 Academy Street 

 
X 

  X  

 
 N/A Good Fair Poor 
Sidewalk Availability X X   

 
 YES NO 

Adjacent to existing bicycle lane?  X 
Adjacent to existing public transportation route?  X 

 
Notes: Sessom Drive is listed as a Major Arterial and Academy Street as a Minor Arterial on the Thoroughfare Plan. 
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Staff Report Prepared by the Development Services Department 4/1/2014 1

PSA-14-01
Preferred Scenario Amendment
Campus Crest
Sessom Dr & Academy St

Summary: The applicant is requesting a change from Area of Stability to Medium Intensity on the 
Preferred Scenario Map.

Applicant: Campus Village Communities
919 W. University, Suite 700
Rochester, MI 48307

Property Owners: FR & LM Horne, Living Trust: 205, 207, 209, 307, 309 Orchard St, 1010, 1012, 1014 Academy St
Martina Perez: 1022 Academy St             
Stephen & Ann Strahl: 1023 Alamo St
Edwin & Gladys Lyon Marital Trust: 1019 Alamo St                   
Patrick & Matthew Boyle: 1001 Alamo St                   
Hardy Giliam: 1020 Alamo St                                                                   
Texas State University-San Marcos: Sessom Dr

Notification: Courtesy notice sent on March 7, 2014 with updates at CONA March 17, 2014; Planning & Zoning 
Commission March 25, 2014; Neighborhood Commission March 26th; and City Council April 1, 
2014.

Personal notice sent and signs posted on March 28, 2014 for the April 8th, Public Hearing.

Response: Approximately 40 people attended the CONA meeting on March 17th, approximately 6 attended 
P&Z on March 25th and approximately 7 attended Neighborhood Commission on March 26th.

All written questions and comments from these meetings can be found in the public input 
attachment as well as in the attached letters of opposition (12) and support (1).

Common concerns include the impact of increased density and general opposition to student 
housing encroaching into and changing the character of the existing neighborhoods.

Subject Property:

Location: Sessom Drive, Orchard Street, Academy Street and Comanche Street

Legal Description: Approximately 5.02 acres out of the McNaughton Subdivisions and 0.36 acres out of the Thomas 
J. Chambers Survey

Sector: Sector Three (3)

Current Zoning:                    Mixed Use (MU), Single Family (SF-6), and Public (P)

Current Preferred Scenario
Designation:

Area of Stability Proposed Preferred Scenario
Designation:

Medium Intensity

Surrounding Area: Zoning Existing Land Use Preferred Scenario
N of Property P Water Tower Stability
S of Property P TxState Stability
E of Property MU/P Residential, TxState Stability
W of Property SF-6/SF4.5/D Residential Stability
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Preferred Scenario Amendments, Generally:

With the adoption of Vision San Marcos, the city’s comprehensive plan, the Preferred Scenario Map replaced the City’s 
previous Future Land Use Map, and the process for requesting changes to the Map was amended. In order for a property 
to develop, the appropriate zoning must be in place. If a zoning change is necessary, the underlying designation on the 
Preferred Scenario, (Area of Stability, Intensity Zone, or Employment Area) must support the proposed zoning – this is 
determined by using the Preferred Scenario Map and Land Use Intensity Matrix from Vision San Marcos as well as the 
Zoning Translation Table in the Land Development Code. If the proposed zoning is not permitted based on the Preferred 
Scenario and Intensity Matrix designation, an applicant may request an amendment to the Preferred Scenario.  

The Comprehensive Plan recommends that amendments to the Preferred Scenario Map only be considered twice per 
year, and this language was adopted as part of the City’s Land Development Code. Preferred Scenario Amendment 
requests should be carefully examined using the tools provided in Vision San Marcos.

The process adopted in the Land Development Code in response to Vision San Marcos also separates the zoning request 
from the Preferred Scenario Request. Only with an approval recommendation from the Planning and Zoning Commission 
and a motion for approval by the City Council can an applicant file for a zoning change request. 

Standard procedures for reviewing and taking action on zoning change and planned development district requests have 
not changed as part of this process except as noted above.

These changes more appropriately handle the natural sequence for development to occur.

Property Description & Current Conditions:

The subject site consists of approximately 5.38 acres out of the McNaughton Subdivisions and the Thomas J. Chambers 
Survey. The property is located on the northwest corner of Sessom Drive and Academy Street and is bound by Orchard 
Street and the City Owned water tower property adjacent to Comanche Street. 

This site is in an Area of Stability and given the surrounding zoning is considered Neighborhood & Area Protection / 
Conservation on the Land Use Intensity Matrix. This matrix, attached, provides general uses that Vision San Marcos
recommends in this type of area. Also attached is the Zoning Translation Table. This table is currently part of the Land
Development Code and indicates what types of zoning can be requested for properties based on their Preferred Scenario 
Map classification. The site currently falls under the LS-PC (Low / Stability-Protection / Conservation) column. 

Currently the site consists of multiple residential structures, most of which are rental properties and a cellular tower. The 
properties are zoned Mixed Use (MU), Single Family (SF-6) and Public (P). Surrounding land uses include single-family 
homes, rental homes, a water tower and Texas State University. 

If this request is not granted, the applicant is able to maintain and develop under the existing zoning categories or apply 
for a change to single family residential zoning districts, up to SF-6. P&Z and Council approval would be required for any 
proposed zoning changes. A summary of what is currently permitted at this location is attached.

Request:  Change from Area of Stability to Medium Intensity on the Preferred Scenario Map

The applicant is proposing a mix of uses at this location which would require the site to be designated as Medium Intensity 
on the Preferred Scenario map. The current proposal for development of the properties is a mixed use, retail and 
multifamily project.

If the request is granted, the site would be classified as Medium Intensity – Neighborhood & Area Protection / 
Conservation on the Land Use Intensity Matrix and the Zoning Translation Table (M-PC). The list of general uses and 
applicable zoning categories can be found on these attachments. An increase to medium intensity would allow higher 
density residential zoning options and some commercial options. Examples include small lot single family to high density 
multi-family, mixed use, office and neighborhood commercial uses permitted in the Land Development Code.
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Vision San Marcos Plan Elements:

Economic Development (ED)

The ED chapter of Vision San Marcos looks specifically at the strategies of the Core 4 Collaboration moving forward. The 
three collaborative actions identified by the Core 4 are 1) Preparing the 21st Century Workforce, 2) Competitive 
Infrastructure and Entrepreneurial Regulation and 3) Creating the Community of Choice. Staff analyzed this request 
based on the three action items to determine if the request supports, contradicts or is neutral toward the actions. Staff also 
took into consideration the applicants, attached, letter addressing the comprehensive plan elements and provides the 
following table of the analysis:

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
The applicant 
indicates that 
educational 

enhancements will 
be incorporated 
into the project. 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation

Provides / Encourages land, utilities and 
infrastructure for business

X
The applicant 

indicates that the 
project will include 
a business area for 

retail and office
The Community 
of Choice

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

X
The applicant 

indicates that the 
project will include 
the concept of an 

entrepreneurial hub 
with offices, 

conference rooms, 
etc.
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Environment & Resource Protection (ERP)

The ERP chapter of Vision San Marcos provides useful analysis tools. The Land Use Suitability Map considers the
constraints as listed in the table below in its creation to determine what areas are most suitable for development. The 
water quality model provides a watershed-level analysis of the impacts of adding impervious cover for developments.

The land use suitability for this site varies from two (3) to five (5) with five being the most constrained.  The majority of the 
site is a four (4) largely due to the location in Sessom Creek Watershed and the presence of erosive soils. The very small 
area with a classification of five (5) is also the location of a steep slope. Please refer to the attached Land Use Suitability 
and Environmental Features maps for further clarification. The table below indicates the scores for this site for each of the 
variables used in creating the Land Use Suitability Map and the results of the water quality model.

ENVIRONMENT & RESOURCE PROTECTION – Land Use Suitability & Development Constraints
*INCLUDE MAP* 1

(least)
2 3

(moderate)
4 5

(most)
Level of Overall Constraint X X X

Constraint by Class 
Cultural X
Edwards Aquifer X
Endangered Species X
Floodplains X
Geological X
Slope X X
Soils X X
Vegetation X
Watersheds X
Water Quality Zone X
ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results
Located in Subwatershed: Sessom Creek

0-25% 25-50% 50-75% 75-100% 100%+
Modeled Impervious Cover Increase Anticipated for watershed X
Notes: No additional impervious cover was anticipated, or modeled in this subwatershed, the Plan recommends 
implementing BMPs for any development that may occur in order to protect the water quality of Sessom Creek. The 
subwatershed was highlighted as being important to protect due to its proximity to the headwaters of the San 
Marcos River, the home of several endangered species.

Land Use (LU)

The LU chapter of Vision San Marcos focuses on the Preferred Scenario Map. This site is located in an Area of Stability. 
A map is attached which shows a detailed view of the preferred scenario zones within and surrounding this property.

Neighborhoods & Housing (NH)

The NH chapter of Vision San Marcos focuses on the Neighborhood Character Studies which will be conducted as part of 
the update to the Land Development Code in 2014. Staff received direction from the Planning and Zoning Commission to 
make this neighborhood area one of the highest priorities for completion. The site is located in Holland Hills neighborhood 
which is proposed to be combined with Forest Hills and Sessom Creek neighborhoods for study purposes.
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Parks, Public Spaces & Facilities (PPSF)

The PPSF chapter of Vision San Marcos discusses the city’s recreational facilities as well as the water, wastewater and 
other public infrastructure. The table below is an analysis of the facilities in the area. Wastewater service is available in 
the area; however the adequacy of the system may need to be analyzed with any proposed increase in density. In 
addition, there is open space located within ¼ mile but it is not an accessible park area. The site is adjacent to Texas 
State University campus which contains park and open space areas.

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

Will Parks and / or Open Space be Provided? Dedication or Fee in Lieu with plat
Will Trails and / or Green Space Connections be Provided? X

Low
(maintenance)

Medium High
(maintenance)

Wastewater Hotspot X
Water Hotspot X X

Public Facility Availability
YES NO

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

Transportation

A Travel Demand Model (TDM) was created to analyze the traffic impacts of growth in San Marcos. The table below is a 
summary of the TDM results and other transportation modes surrounding the site. The TDM analyzes the overall 
transportation network of the existing network and the Preferred Scenario.  It is not a measure of the impact of this 
particular change. The results of the TDM indicate that improvements may be required, and a Traffic Impact Analysis 
(TIA) would describe these improvements in more detail.

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

Existing Daily LOS                         ROADWAY 1: Sessom Drive
                                                                                 Academy Street

X
X

Existing Peak LOS                          ROADWAY 1: Sessom Drive
                                                                                 Academy Street

X
X

Preferred Scenario Daily LOS      ROADWAY 1: Sessom Drive
                                                                                 Academy Street

X
X

Preferred Scenario Peak LOS      ROADWAY 1: Sessom Drive
                                                                                 Academy Street X

X

N/A Good Fair Poor
Sidewalk Availability X X

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

Notes: Sessom Drive is listed as a Major Arterial and Academy Street as a Minor Arterial on the Thoroughfare Plan.
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Staff Analysis:

Comments from Other Departments

The Public Services Department noted that while there is water and wastewater service in the area, the adequacy of the 
service will need to be analyzed if additional density is approved at this location. In addition, there is existing stormwater 
infrastructure that would need to be addressed in some way.

The Engineering and CIP Department noted that the traffic impacts will need to be assessed. They also noted that there is 
an existing drainage channel running through the site. The water that currently flows through the channel would need to 
be conveyed in some way if development occurs.

Planning Department Analysis

Planning Department staff, following a review of Vision San Marcos, finds that this request is somewhat consistent with 
the plan. The project has the potential to promote economic development by providing new retail and office space and the 
requirements of parkland dedication, traffic impact analysis and utility studies could address concerns with these items at 
the time of subdivision.

Staff has concerns with the results of the Land Use Suitability map. The majority of the site is a four (4) largely due to the 
location in Sessom Creek Watershed and the presence of erosive soils. The Sessom Creek Watershed was highlighted in 
the Comprehensive Plan as being an important watershed to protect due to its proximity to the headwaters of the San 
Marcos River. This area has been known to flood during rain events, so the increase in impervious cover is also a 
concern. Any development would be required to convey rain water.

Traffic safety is also a concern to staff. The City of San Marcos Police Department records indicate 20 accidents within 
two blocks of the intersection of Sessom Drive and Academy Street in the last year. The University has indicated that they 
plan to build a new dorm near Holland Street between Old Ranch Road 12 and Academy Street in the future which could 
potentially increase traffic near this proposed development site. If development occurs at this location, a traffic impact 
analysis may be required and recommend improvements to the transportation network, and increase safety in the area.

Based on the location across the street from the Texas State campus, this is a logical location to consider for higher 
intensity development.  However, during the Comprehensive Planning process, there were discussions about increasing 
density through allowing additional housing types in the neighborhoods north of campus. These higher density areas were
proposed to extend 600 and 1,200 feet from the edge of campus and along North LBJ Drive. Data on the owner vs. renter 
occupied units was collected and presented to the community for consideration. Higher density in these areas was
ultimately not included in the Comprehensive Plan following outreach and input from the public. The community 
postponed any decision on increases in density in this area until after the neighborhood character studies.

The Development Services Department is in the process of selecting and entering into a contract with a consultant to 
assist in the Land Development Code Rewrite, CodeSMTX. Neighborhood Character Studies will be a large part of the 
CodeSMTX process and the Planning and Zoning Commission recommended the Holland Hills / Sessom Creek / Forest 
Hills neighborhood group as one of the priority study areas. During the Neighborhood Character Studies, the community 
will be given opportunities to provide input on the types of development they wish to see in their neighborhoods and the 
locations where they feel it is appropriate along with standards developments must follow. Given this direction, the 
upcoming CodeSMTX process and the response from the community at stakeholder meetings, staff feels that this 
Preferred Scenario request is premature. 

In addition to the impacts of development on the neighborhood, staff is concerned about the properties located on the 
same block which are not included in the request. Areas of Stability and Medium Intensity Zones are different in scale, 
intensity, and type of development. Having both on the same block could lead to a piecemeal pattern of land use and 
development. Depending on the type of redevelopment, the properties in the Area of Stability outside of this request could 
be adversely impacted by increased density. At the intersection of Sessom Drive and Alamo Street there is a two story 
residential dwelling that was recently remodeled. At the intersection of Orchard Street and Alamo Street there is a single 
story residential dwelling that was also recently remodeled. Staff believes both of these properties to be rental units. Along 
Orchard Street is a two story residential dwelling built in 2013 which is directly adjacent to the requested change. Across 
Orchard Street, two newer residential dwellings exist, one of which was constructed in 2012. The remodeling and 
construction of new homes in this area indicates the will of some property owners to reinvest in the existing fabric of the 
neighborhood. A change to Medium Intensity would allow for development that is out of scale with the surrounding area. 
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At this time the Commission is acting on the request which will change the City’s Preferred Scenario Map. As many 
options for development may occur with or without the approval of this request, the Commission should consider all 
aspects of this staff report, the attached maps and figures as well as the existing Codes in their decision. A summary of 
what may be permitted at this location, if the map amendment is approved, is attached. Any changes in zoning following
this request would be required to follow the standard process of notice and public hearing. Zoning requests are 
considered separately and would require a full staff analysis for consistency with the Comprehensive Plan as well as any 
other applicable standards.

The Commission's Responsibility:

The Code requires the Commission to hold a public hearing and receive public comment regarding the proposed 
Preferred Scenario Amendment. The Commission’s advisory recommendation to the Council is a discretionary decision.  
The City Council will ultimately decide whether to approve or deny this request, and will do so through the passage of an 
ordinance.

After considering the public input, your recommendation should consider whether the amendment is consistent with the 
following policies of the Comprehensive Plan as stated in section 1.4.1.5 of the Land Development Code:

 Is the request in an area suitable for development as shown on the Land Use Suitability Map and if not what 
development constraints exist;  

 Is the request consistent with the Neighborhood Character Study for the area;
 Is the request near existing parks and public utilities; and, 
 Based on the Travel Demand Model, is the request in an area with sufficient roadway capacity.

Recommendations & Options for Action:

Based on the analysis provided in this report, staff recommends denial of the request to change from an Area of 
Stability to a Medium Intensity Zone. 

Options for the Commission include:
 Denial of the request
 Approval of a portion of the request
 Approval of the request as submitted

Planning Department Recommendation:
Denial
Alternative approval
Approve as submitted

Prepared by:

Amanda Hernandez, AICP Senior Planner March 27, 2014
Name Title Date
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Hernandez, Amanda

From: Foreman, John
Sent: Saturday, March 01, 2014 4:05 PM
To: Hernandez, Amanda
Subject: Fwd: Proposals for Alamo

 
 
Sent from my iPhone 
 
Begin forwarded message: 

From: Yvonne Eixmann <yeixmann@gmail.com> 
Date: March 1, 2014 at 3:12:26 PM CST 
To: "Lewis, Matthew" <MLewis@sanmarcostx.gov>, "Stark, Kristy" 
<KStark@sanmarcostx.gov>, "Foreman, John" <JForeman@sanmarcostx.gov> 
Subject: Proposals for Alamo 

Kenneth Dees had shared some of the development plans for Alamo Street with some of us, and 
asked that I forward my response to you.  We live at 1402 Alamo and very much appreciate 
having mostly foot traffic down our part of the street as well as Schulle Canyon!  I hope the city 
will focus on the dangerous situation already at Alamo and Sessom and not encourage even more 
dense development on our street.  Thank you. 
 
Yvonne Eixmann 
 
My comments: 
 
What I don't "get" is why it seems the developers always come in with high rises....$$$$ I'm 
sure....but I've walked to my McCoy office on campus via Alamo quite a few times, and it is 
scary/dangerous as heck to try to get across Sessom (even in a car!) where so many students 
cross on a daily basis.  The University really does not have access at that point...you have jump 
over the wall and down to the sidewalk or just walk on the path in the grass.  I've asked for an 
access point, but to no avail.  Most of the time the solution you hear is that people should walk 
down to the light at Comanche...it's NOT gonna happen!   
 
I agree that replacing some of the homes down at that end would be nice...I've even tried to get 
Bobcat Build to help with that tiny unpainted shack on the right, but it may be beyond 
help.  Personally, I think some two story townhomes more like those craftsman style on North 
LBJ (although that complex is too huge!) would look really nice and perhaps not create so much 
additional traffic.  Anything that's a business would create additional issues, of course.  I 
would even like to see the abandoned taco place not be commercial.  Safety should be a major 
consideration in all of this, and obviously Casey and other developers are not considering that at 
all. 
 
 
 

 



March	16,	2014	
	
Dear	City	Staff	Members,	
	
Regarding	the	proposed	large	student	apartment	building	at	the	end	of	Alamo	St,	
intersecting	with	Sessoms	Dr.,	I	understand	that	this	property	is	already	zoned	
Mixed	Use.	The	proposed	change	to	Medium	Density	and	possibly	to	Vertical	Mixed	
Use	is,	on	the	one	hand,	logical,	due	to	the	close	proximity	to	the	University,	
assuming	students	and	possibly	faculty	would	live	there	and	walk	to	school.	
	
However,	we	have	concerns:	
	

 How	will	the	increase	in	traffic	(of	some	600	drivers)	be	managed	on	a	
dangerous	curve	packed	with	already	overburdened	traffic?	

 Will	the	established	homeowners	on	Alamo	St.	and	the	intersecting	streets	
from	Orchard	to	Holland	St.	have	to	anticipate	additional	large	student	
apartment	buildings	in	the	neighborhood?		

 Established	families	near	the	proposed	development	will,	understandably,	
hope	to	change	their	zoning	in	hopes	of	selling	their	property	at	a	higher	
price.	Is	such	a	practice	going	to	be	the	norm	for	our	neighborhood—and	for	
many	areas	in	San	Marcos?	

 What	will	determine	the	boundary	between	Vertical	Mixed	Use	(or	Medium	
Density)	and	Single	Family	homes?		

 Should	we	expect	further	such	“development”	in	this	neighborhood?	
	
Why	we	love	it	here:	
	
We	have	lived	in	our	house	for	25	years,	having	bought	it	from	the	original	owner,	
Irene	Holland.		Our	two	sons	have	grown	up	on	Alamo	St.	and	our	granddaughter	is	
getting	to	know	it.	We	just	made	significant	improvements	to	the	exterior	of	our	
home	and	spend	much	of	our	free	time	working	in	our	(wild)	yard.	We	have	helped	
prepare	the	Alamo	St.	Neighborhood	Garden	and	delight	in	seeing	it	bloom	on	a	
daily	basis.	We	love	having	the	freedom	of	walking	to	our	work	at	the	University.	
Families	have	bought	houses	in	the	neighborhood	in	the	past	few	years	and	have	
made	lovely	homes.	The	great	sidewalks	down	Alamo	and	Holland	St.	provide	for	
diverse	pedestrian	traffic	including	walkers	for	exercise,	joggers,	dog	walkers,	skate	
boarders,	bicyclists,	students	and	faculty	like	us	getting	to	the	University	and	back.	
There	is	a	wonderful	charm	in	this	neighborhood,	especially	with	the	connection	to	
the	green	space	where	Alamo	St.	dead‐ends.		
	
This	could	really	change.		
	
Thank	you	for	your	attention	to	this	matter.	
	
Sincerely,	Terry	and	Diann	McCabe,	1315	Alamo	St.,	512.644.5904	(Diann)	
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Hernandez, Amanda

From: Paul Murray <paulcmurray333@gmail.com>
Sent: Monday, March 17, 2014 9:22 AM
To: Hernandez, Amanda
Subject: Preferred Scenario Map Amendment

Dear  Ms. Hernandez, 
 
On February 20, I met with Ed Theriot and his client Greg Schaefer, Executive Vice President of Business Development 
for Campus Village Communities, of Rochester, Michigan. Mr. Theriot had called me and requested a meeting to discuss 
Campus Village Communities development plans for Alamo Street. I invited Dr. Jim Garber and Tom Wassenich to help 
represent the neighborhood perspectives on redevelopment in that area. 
 
Mr. Schaefer explained that his firm wished to amend the Preferred Scenario Map to Medium Intensity in order to allow for 
Vertical Mixed Use zoning. VMU would permit their plans to build a multi-story complex of mixed retail and housing. 
According to Mr. Schaefer, the complex would include 500 to 600 beds and 5,000 square feet of retail, a concrete parking 
garage located in the center of the complex, and an "entrepreneurial hub."  The plan would be to rent by the bedroom, 
with the number of one bedroom units bringing the average bedroom per unit down to around 2.5. Mr. Theriot suggested 
that this housing would attract professionals. The building height would be four stories on Sessom Drive, "tapering" to 
three stories on Orchard Street. The plans were not final, and were only preliminary. 
 
Mr. Theriot and Mr. Schaefer deserve credit for sitting down and talking with residents, as we have urged other 
developers to do. There is nothing I know of requiring them do so, and it is early enough in the life of the project that there 
is a chance for changes to be made to benefit everyone. We enjoyed a civil conversation, and both Mr. Theriot and Mr. 
Schaefer appeared receptive to ideas, though there was no agreement. 
 
The building site is just south and west of the intersection of Sessom Dr. and Comanche St. You must recall that we have 
been through a difficult process including fruitless meetings with the developer of  the property just north and east of the 
same intersection. The same difficulties regarding traffic, infrastructure and impact on surrounding neighborhoods exist for 
both locations. I hope that there is no need to go through these arguments again at each level of the rezoning process. 
 
The irony is that this area needs redevelopment. It would be hard to say that the dominant current landowner has been a 
good steward of the land for San Marcos. It would be an improvement to the neighborhood to see appropriate 
redevelopment. The current density and zoning classifications allow for many uses within the current Master Plan. There 
are profitable uses for this land that do not include this intense and high density proposal. We offered a list of many such 
uses to Mr. Schaefer and Mr. Theriot and they asked for and received copies. 
  
Our list was compiled assuming the current Preferred Scenario Map classification of  Low Intensity/Area of Stability 
remains. Much of the property is already zoned as Mixed Use. Using the less restrictive Low Intensity and Area of Stability 
Redevelopment Infill, possible residential uses on the lots zoned MU would be:  
 

 Townhomes 
 B&B 
 Loft apartments  

 
Possible business uses would be:  
 

 Various office uses such as bank, medical or professional offices 
 Copy shop/ private post office 
 Retail less than 10,000 sq ft 
 Convenience Store - no gas 
 Restaurant/Caterer, Coffeehouse 
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 Pharmacy 
 Medical/Emergency Care Clinic 
 Health Club  

 
These are not all the permitted uses. There are other conditional uses requiring approval by the Planning and Zoning 
Commission. You know better than I the various uses that this property could be put to that would benefit to the 
neighborhoods, university students and our city.  
 
The neighbors that I have spoken to would all like to see residential, retail and professional redevelopment at the location,
appropriate in scale to the current neighborhood. 
 
I urge you to recommend denial of this application, and to work with the landowners to seek redevelopment options that 
are within the current preferred Scenario Map and Comprehensive Master Plan. 
 
Respectfully, 
 
Paul Murray 
 
Neighborhood Rep, Sessom Creek Neighborhood Association 
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Hernandez, Amanda

From: fbloggs78644 <fbloggs78644@yahoo.com>
Sent: Monday, March 17, 2014 4:27 PM
To: Hernandez, Amanda
Cc: Lewis, Matthew
Subject: Alamo apartment block project

Sessoms forms a natural boundary beyond which all neighborhood residents will resist any development of campus sprawl 
into our residential neighborhood. 
 
M/m ginsberg 
323 west holland st. san marcos 
Sent from Samsung tablet 



March 17, 2014 
 
City of San  Marcos - Planning Dept 
 
RE:  Proposal request for zone change land / Sessom Dr and Alamo St area 
 
This just keeps the same question of what lines are established by City and very soon 
amend these lines.  It seems like all your, ,council, and P&Z time is spent change, 
change, change what you just have created and passed. 
 
I ask you - Where do we draw the line? 
 
I know what is in the area you are looking at may rate to be as suitable as what you 
propose but what would be next? 
 
Some people next to this property have just established single family type living homes.  
What does this say to them? 
  
Thank you, 
 
 
Ted Breihan 
111  W. Hillcrest 
San Marcos, TX  78666 
Ph:  (512)396-3615 
 
cc:  Sessom Creek Neighbors 
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Hernandez, Amanda

From: Kate Berger <kate.j.berger@gmail.com>
Sent: Tuesday, March 18, 2014 10:00 AM
To: Hernandez, Amanda
Subject: Rezoning the Corner of Sessom and Alamo Streets.

I am writing with MUCH concern and FEAR about the rezoning of the corner of Alamo Street and Sessom 
Street to allow for yet another apartment complex. I am at a loss understanding why we need MORE apartment 
space there. In the last few months I have counted some 10 new complexes being built in San Marcos with more 
to come. Do we really need to destroy this neighborhood for more student housing? I am curious if the 
memories of the Casey Project are now a blur. Our neighborhood DID NOT WANT THAT in our backyard. 
Now, within just a few feet away from that area,  you are reviewing yet another such project. Please think 
carefully on your decision. Sessom creek is a stone's throw from this project. It is already polluted and flowing 
that pollution into the San Marcos River. Our neighborhood is a peaceful place. Please don't let money drive yet 
another cheaply built complex that will, in less that 7 years, (common construction points for cheap building...a 
7 year limit on sustainability) start falling in disrepair and lowering the property values of a very old 
neighborhood.  
 
Thank you for your consideration. \ 
Kate Berger 
112 Canyon Road 
San Marcos, TX  78666 
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Hernandez, Amanda

From: lynrd kypuros <lynrd1@gmail.com>
Sent: Tuesday, March 18, 2014 10:05 PM
To: Hernandez, Amanda
Subject: Rezoning for rent by room apartments

Please vote "no" to rezoning of housing area at Sessoms St.and Academy & Orchard St..  This will devalue 
existing houses.  We do not need more apartments in San Marcos!  Many new apartment complexes have been 
built already or are under construction right now.  Thanks, Lynne K Kypuros 
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Hernandez, Amanda

From: robert.william.fischer@gmail.com on behalf of Bob Fischer <fischer@txstate.edu>
Sent: Tuesday, March 18, 2014 10:12 AM
To: Hernandez, Amanda
Subject: Campus Crest

Dear Ms Hernandez, 
 
I am writing to express my concern about the "Campus Crest" zoning change request. I am one of the few new 
faculty members who has chosen to buy a home in San Marcos. (The vast majority of new faculty move to 
Austin. I know because I ask them whenever I meet them - and I've met many.) One reason why faculty move 
to Austin is that there are very few homes in family neighborhoods that are near campus. For our family, my 
being able to walk to work outweighed the benefits of living a big city. It's allowed us to have one car, and the 
money we've saved has allowed my wife to stay home with our son. But we wouldn't have bought a home here 
if all our neighbors would be students.   
If this request is approved, here's what will happen. New apartments will go in. Then, the city will stop 
enforcing occupancy violations on nearby streets. Then, once those streets are mostly students anyway, there 
will be another zoning change request. Please stop this process from getting started.  
 
Sincerely, 
 
Dr. Robert William Fischer 
Assistant Professor of Philosophy 
Texas State University 
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Hernandez, Amanda

From: biekgiek@yahoo.com
Sent: Tuesday, March 18, 2014 11:56 AM
To: Hernandez, Amanda
Subject: Proposed apartments on Sessims

Hello, 
 
We do not need any more apartments in San Marcos. Please do not allow the consideration to build an apartment building at 
Sessoms and Academy to move forward. 
 
Thank you, 
 
Sean Welch 
SMTX Homeowner 
 
i Sent from my Phone 



March 18, 2014 

Hello Ms. Hernandez, 

Thank you for your presentation at the CONA meeting last night.  

I am against the zoning change for Campus Crest at Sessom Drive and Alamo Street.  

As the president of the Greater San Marcos Partnership, Adriana Cruz, pointed out in the presentation 

before yours, our city is lacking in middle class single family homes. Ms. Cruz has been unable find a 

suitable middle‐class home for herself.  

My area of town, the Sessom Creek neighborhood, is one of the few remaining, established middle class 

single family neighborhoods in the core city. Yet, we are continually under pressure from the 

encroachment of high density, rent‐by‐the‐bedroom apartments. It is no secret to potential home 

buyers that tomorrow the zoning may change and you could wake up to one‐thousand students living 

next door. Under these circumstances, it is not surprising that people like Ms. Cruz are not rushing to 

buy property in Sessom Creek. 

One cannot rightfully argue that this neighborhood does not want diversity or apartments or students. 

We have all of the above and it has led to a pleasant quality of life. Now, the Sessom Creek 

neighborhood is at a tipping point. Will it remain mainly a single‐family neighborhood or will be become 

a bedroom for the University? We are on the precipice looking over and what we see below is not 

pretty. Should more apartments be constructed, I believe we will tumble over the edge and it is only a 

matter of time before this middle‐class, single‐family neighborhood will be lost.  

On the other hand, if the City loudly committed itself to the masterplan and to the preservation of my 

neighborhood, it is likely that we will see more middle‐class buyers interested in living here. Imagine if 

the City said, “Sessom Creek is for single families and you may not, under any circumstances, build 

apartments there.” It is true that the big developers with big budgets would lose interest; but new home 

buyers, local home renovators, and custom home builders would not. In this scenario, my single‐family 

neighborhood thrives and the city establishes a quaint, thriving neighborhood of tree‐covered streets 

and rolling hills that is perfect for the young families and professionals we want to attract to San 

Marcos. In Sessom Creek there is incredible potential. Let’s not destroy it. 

The zoning now allows for new construction that is compatible with the neighborhood. Townhomes, a 

small grocery store, and other small businesses are welcome. The zoning does not need to change. 

Sincerely, 

Patrick Duran 

110 W. Hillcrest Dr. 
San Marcos, Texas 78666 
512‐353‐2790 



Ms. Hernandez,  
  
My name is Petra Duran and I live on 110 West hillcrest Dr. in the, Sessom Creek neighborhood. 
 
 I want you to know that I am against the proposed change to make the area between Sessom Drive, 
  
Orchard Street, Academy Street and Comanche Street into a medium Intensity Zone. 
 
 I feel that San Marcos already has an imbalance between multifamily and single family neighborhoods. 
  
To change the zoning in this area would set a precedent which will help future developers make  
 
their case in changing yet another part .By eating away the low density on the outskirts of our  
 
neighborhood  I feel that you put the whole area in jeopardy. This neighborhood could  
 
be a low density single family neighborhood haven among the already existing apartments.  
 
However, it is my opinion that to keep this area interesting for middle class families you need to  
 
be firm on the boundaries. Potential home buyers need to know this is an area of stability  
 
because who would like to invest in an area where the zoning can change? I  
 
urge you to deny this proposal. It will send a strong message to the people who live in this  
 
neighborhood and it would be in favor of quality of life in San Marcos. 
 
Thank you for your time. 
 
Petra Duran. 
 
 
 



March 24, 2014 
 
 
To Whom It May Concern: 
 
 
Re: Campus Crest 
 
We would like to voice our opposition to this development. In essence it is a 
similar project to the Casey development, which was planned just around the 
corner. The inappropriateness of this project follows along some of the same 
lines as that of Casey and would cause additional stress and concern to a 
neighborhood that has been fighting to express its individualism and its vision.  
 
The area, though in some transition, has the potential to offer land for single 
family homes, as evidenced by some newly built homes, or smaller badly needed 
housing projects for retirees and young professionals. It can also serve as a 
buffer between the university buildings and the existing neighborhoods. 
 
Inner city neighborhoods are being recaptured in many cities, including Austin. 
We have this true gem that needs to be protected to offer variety in housing to 
future San Marcos residents who will be looking for housing with neighborhood 
character close to the university and downtown, not wanting to be herded to 
cookie cutter housing in outer parts of the city, and not wanting to be housed with 
students.  
 
All of the new plans that citizens have been working on, and that were asked for 
by city leaders, the last 2 years, express the desire to protect neigborhoods and 
their character from unwanted and unnecessary intrusion of projects that in no 
way add any value to those neighborhoods. Please don’t spit in their faces by 
continuing to but square pegs in round holes in direct opposition to the voice of 
the citizens. 
 
Sincerely, 
Travis and Linda Jefferson Hopson 
 
 
P. S. It occurs to us that any city staff member that is in charge of making 
decisions on how San Marcos should grow, should be required to live in San 
Marcos so their voices would have some frame of reference. How can they be 
allowed to make decisions about what they do not know. 
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Hernandez, Amanda

From: Hernandez, Addison
Sent: Tuesday, March 25, 2014 2:30 PM
To: Hernandez, Amanda
Subject: FW: "CampusCrest" project

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Charles ONeil [mailto:coneil@grandecom.net]  
Sent: Tuesday, March 25, 2014 2:29 PM 
To: Lewis, Matthew; Stark, Kristy; sforeman@sanmarcostx.gov; Hernandez, Addison 
Subject: "CampusCrest" project 
 
Dear Planners, 
My wife and I wish to register our objections to granting an exception for this project. The project is out os step with the 
neighborhood, and will create traffic and other problems. 
There is no doubt that some of the exiting structures on this property should be replaced. But they should be replaced with 
high end housing, town houses or  some other low density buildings. The Comanche‐Alamo‐Academy intersections are 
already difficult and adding four hundred people to the area will do nothing to improve it. 
If you check the records you will see that three substantial single family homes have been built in the last few years around 
Orchard and Yale streets.This area can attract faculty and others who will add to the neighborhood's stability, not disrupt it. 
The neighborhood just went through a very difficult fight over the Casey project. To us at least the Campus Crest just looks 
like a smaller version of the same, with the same problems. 
We hope that you will urge the P&Z to reject the exception. 
Sincerely, 
Charles and Sharon O'Neil 
121 E. Hillcrest Drive 
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Hernandez, Amanda

From: Serna, Francis
Sent: Monday, March 31, 2014 8:34 AM
To: Hernandez, Amanda
Subject: FW: Alamo St. apartment Comp[lex

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Richard McBride [mailto:docdik@grandecom.net]  
Sent: Sunday, March 30, 2014 9:23 PM 
To: Planning_Info 
Cc: Paul Murray 
Subject: Alamo St. apartment Comp[lex 
 
I oppose this project.  The massive proliferation of these types of apartment complexes is destroying the family communities 
in San Marcos.  The lifestyles in these complexes is largely weekend parties which are loud and disruptive.  It is becoming 
impossible to raise a family within two miles of campus.  How many more of these massive monstrosities can we stand?  I 
visualize many underutilized and decaying apartment complexes in not very many years as students flock to the newer ones 
offering ever more party opportunities.   
 
San Marcos is trying to lure good businesses here with high paying, nonpolluting jobs.  Companies will not move here when 
they cannot find good housing for their employees.  Think about the other issues rather than always bowing to developer’s 
desires. 
 
Richard McBride 
724 Snyder Hill Dr. 
San Marcos, TX 78666 
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Hernandez, Amanda

From: Peter Ingwersen <swtheo@hotmail.com>
Sent: Sunday, March 30, 2014 8:45 PM
To: Lewis, Matthew; Stark, Kristy; Foreman, John; Hernandez, Amanda; Miller, Jared; 

Contreras, Lidia; Sessom Creek Neighbors
Subject: from a concerned citizen

Dear Planning Department, Neighborhood Commission, Mr. Miller, and Planning & Zoning Commissioners, 
 
I’m writing regarding the proposed zoning change at the corner of Sessoms and Alamo Street. I am not anti‐development. I 
am, however, opposed to development that threatens our neighborhood, the security in our neighborhood, and the financial 
investment I have made in my home. First, I would like to relay some information to you: 
 
At 4am this morning, I awoke to shouting and laughing in the street in front of my home, one block away from Alamo St. 
Between 5 and eight young people (it was dark‐‐ I couldn’t tell how many, and I can’t say if they were students) had stopped 
their vehicle in the middle of the street. I don’t know what they were doing besides shouting and laughing, or why they were 
there. I’m fairly certain they were highly intoxicated, thus clueless as to how loud and inconsiderate they were being. This 
went on for roughly 10 minutes.  Again, it was dark, but I’m fairly certain one of them urinated in the street because he had 
stepped away from the rest. They then drove one house away from me and parked in front of Ted Breihan’s home and the 
laughing and shouting continued for another few minutes.  They finally drove off, leaving two of them behind who walked 
away. 
 
This is the kind of unpreventable nonsense that will happen on a large scale if a rent‐by‐the‐bedroom complex is built in our 
neighborhood. All of us were young once, and I’m certain you understand what I’m saying when I say it is unpreventable. I’m 
not begrudging anyone from having fun. I had lots of fun when I was that age. Admittedly, I had no concept of how my actions 
might have affected other people. It never occurred to me. Maturity is what has allowed me to look back on those days and 
understand. I’m sure those kids had no idea they woke me up at 4am. They didn’t mean to— it’s just the way it is. It’s life: 
those kids are discovering who they are and most of them are experiencing freedom for the first time. It’s a natural part of 
being that age. Some say we CAN prevent this through education and programs such as ACT.  I disagree due to the enormity of 
the task: a new group of young people come to San Marcos every year. It’s a never‐ending cycle.  And thus: unpreventable.     
 
I don’t want to live next to something like that. This neighborhood is quiet. Please help us keep it that way. This neighborhood 
could one day be like Hyde Park in Austin if the planning department would invest in us instead of tearing us down. Please 
vote no on the zoning change and make a recommendation that the project at Alamo and Sessom be completely removed 
from consideration. There is plenty of land along IH35. Please do everything you can to steer those who want to invest in our 
community to land that is suitable for rent‐by‐the‐bedroom complexes. Thank you for your time. 
 
Ted Ingwersen 
124 W. Hillcrest Dr.   
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Hernandez, Amanda

From: Larry Mock <lbm1957@austin.rr.com>
Sent: Sunday, March 30, 2014 9:50 PM
To: City Manager Information; Planning_Info; Lewis, Matthew; Stark, Kristy; Foreman, John; 

Hernandez, Amanda
Subject: respect our new Comprehensive Plan

I am writing to let you know that: 
 
I am opposed to the proposed amendment to the Preferred Scenario Map for rent-by-the-room-
apartment complex (currently known as the Campus Village Communities) on Sessom Drive and 
Alamo Street! 
 
Please respect our new Comprehensive Plan and do not amend.  
 
Thank you, 
 
Larry Mock 
107 Canyon Road 
San Marcos, TX 78666 
512-217-7696 
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Hernandez, Amanda

From: Serna, Francis
Sent: Monday, March 31, 2014 10:41 AM
To: Hernandez, Amanda
Subject: FW: Proposed Highrises @ Sessoms/Alamo

 
 
From: soda [mailto:vegancowboy@gmail.com]  
Sent: Monday, March 31, 2014 10:12 AM 
To: Planning_Info 
Subject: Proposed Highrises @ Sessoms/Alamo 
 

Dear ladies and gentlemen, 
As a long time resident of Alamo street I would be very disappointed to see highrise apartments built here. This 
is a very nice neighborhood and should remain as it is.  
Sincerely, 
Timothy T. Covey 
1002 Alamo St. Apt. C 
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Hernandez, Amanda

From: chesstaipan@gmail.com on behalf of Thomas Waymouth 
<texaswildricefestival@gmail.com>

Sent: Monday, March 31, 2014 12:03 PM
To: Planning_Info
Cc: City Manager Information; Lewis, Matthew; Stark, Kristy; Foreman, John; Hernandez, 

Amanda
Subject: Please, not another one...

Good afternoon Planning and Zoning,  
 
I urge you to please deny the proposal for another apartment complex on Sessom and Alamo. This Detroit 
developer is not coming to our City with our best interests at hand, nor do they understand the fragile eco-
system that lies beneath these areas.. We already have so many student housing complexes, the last thing our 
City needs is another one. There are plenty of housing options, please don't allow this one to be built.  
 
The Comprehensive Mater Plan has already identified this neighborhood as an Area of Stability; allowing this 
complex to be built and disturb that stability would leave the door open for future amendments to the Master 
Plan. If the MP is not to be followed then, why create it in the first place?  
 
I urge you to deny the building of this complex. We love our neighborhoods, our trees, our Springs, our 
Aquifer, our family oriented city; please, do not take this neighborhood away from us. A rent by the bedroom 
apartment is not a place to raise a family.  
 
This city has more to it than just a University; should you really be upholding what is best for that institution 
over what is best for your community as a whole? 
 
Thank you for your consideration and sticking to what has been proposed in the Master Plan.  
 
 
 
Keep San Marcos Flowing, 
 
Thomas Waymouth and Ashley Wright  
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Hernandez, Amanda

From: Kenneth & Donna Dees <kddees@grandecom.net>
Sent: Monday, March 31, 2014 4:59 PM
To: Hernandez, Amanda
Cc: Mayor_Cuoncil_info@sanmarcostx.gov
Subject: PSA-14-01

I am very concerned about the request for the preferred scenario amendment on Sessom Drive.  I agree that area could 
use some serious revitalization, but to allow medium density multifamily apartments and retail on that section of Sessom 
would be a "nightmare" for everyone on this side of town.  The current low density zoning would allow new duplexes and 
townhomes that would provide upscale living for professionals wanting to live near the University and town.  Medium 
density apartments would create auto and foot traffic across an already busy street.  Add in retail and you magnify the 
problem.  This type of project would be as bad or worst than the Casey project we had to go up against last year. 
  
Those of us that live in the neighborhoods adjacent to this area, would be negatively affected with the additional traffic the 
medium density zoning would create.  Our property values and quality of life would be in jeopardy.  We should not have to 
continually fight to protect our neighborhoods from developers that want to build student residences in our 
neighborhoods.  We made this point very clear when the "overlay" was proposed for this side of town during the 
development of the Comprehensive Master Plan.   
  
I am asking you to not recommend this development amendment.  I am further asking you to request that any building in 
this area be developed in such a way that we do not get another Sagewood" neighborhood.  Regulations and ordinance 
enforcement clauses must be put into the development plan that will protect the permanent residents in this 
neighborhood. 
  
Thank you for taking your time with this amendment.  I appreciate you coming to CONA and explaining how this process 
would proceed.   
  
Sincerely, 
Kenneth Dees 
CONA representative for Holland Hills Neighborhood 
CONA Board of Directors and Secretary/Treasurer 
1412 Alamo Street 
512-396-2090 
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Hernandez, Amanda

From: Kim Blackson <kim@pfq.com>
Sent: Monday, March 31, 2014 5:00 PM
To: City Manager Information; Lewis, Matthew; Foreman, John; Stark, Kristy; Hernandez, 

Amanda
Subject: Campus Crest

Dear City of San Marcos representative, 
 
Please accept my protest against the proposed apartment complex on Sessom at Alamo Drive. 
 
This is in my residential area and as a home owner and full time resident this complex would not only damage 
the integrity of our area as a neighborhood but show us disrespect.  This project does not follow our new 
comprehensive plan and I resent that a plan was made to placate citizens. 
 
 
Sessom is already overpopulated with traffic.  I sat for 3 lights at Sessom and LBJ today at 3:30pm.   
 
Respectfully submitted, 
--  
Kim Blackson 
808 W. Bluebonnet  
San Marcos, TX  78666 
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Hernandez, Amanda

From: Hernandez, Addison
Sent: Tuesday, April 01, 2014 8:09 AM
To: Hernandez, Amanda
Subject: FW: Alamo Street Neigborhood - Zoning Change Proposal

Yours? 
 

From: Medina, Richard R [mailto:rm77@txstate.edu]  
Sent: Monday, March 31, 2014 5:13 PM 
To: Hernandez, Addison; Planning_Info 
Subject: Alamo Street Neigborhood - Zoning Change Proposal 
 
To Whom it may Concern, 
It appears that we are heading for another fight to avoid any change in existing density restrictions affecting the Alamo 
Street Neighborhood.  The same line of reasoning brought up in the proposed Casey Develop should also apply in this 
case.  How quickly we forget how hard the residents are willing to fight to maintain existing family neighborhoods in this 
area.  I oppose any changes to existing zoning ordinances.  The last thing I want to see is high rise apartments and retail 
stores built on Sessoms.  Traffic in this area is already deplorable.  Add the fact that Texas State will be bringing on line 
another 600 bed facility in the vicinity of Academy and Holland in 2016 will only add to traffic congestion.    
 
I would appreciate any information you can provide me as to when I can publicly speak out against the proposed zoning 
(density) changes for this area. 
 
Respectfully 
 
Richard Medina 
200 Harvard Street 
512‐217‐8910 
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Hernandez, Amanda

From: Serna, Francis
Sent: Tuesday, April 01, 2014 1:17 PM
To: Hernandez, Amanda
Subject: FW: PSA for Campus Village Communities

 
 
From: Sheila Torres-Blank [mailto:sheilatb2@gmail.com]  
Sent: Tuesday, April 01, 2014 9:15 AM 
To: Planning_Info 
Subject: PSA for Campus Village Communities 
 
To whom it may concern, 

I hope you will deny the preferred scenario amendment request for the proposed development at Alamo and 
Sessom. This plan would drop a higher density multi-family complex smack in the middle of a single-family 
neighborhood. This would have detrimental impact on the homeowners and residents of the neighborhood. 

Another reason I oppose this plan is that the streets in the area can not accommodate the additional traffic 
generated by higher density development. The intersection of Sessom and Comanche is badly congested, 
especially during rush hour. The situation is made worse by a shared turn lane and a major campus entrance less 
than block south on Comanche. The turn where Sessom meets Academy is also problematic. This area is 
already dangerous for all the cyclists and pedestrians trying to get to and from campus. This development will 
make matters much worse. I pass through the Sessom/Comancheat intersection at least twice every day by 
bicycle traveling between work and home. I do not feel entirely safe but it is the least unsafe option to get where 
I need to go. Please do not make a bad situation worse by approving the amendment. 
 
The staff and citizens responsible for the preferred scenario spent a great deal of time and effort  considering a 
wide range of factors to determine the best, highest use for all areas in our community. One developer hoping to 
make a quick buck is NOT sufficient reason to disregard the e plan. Yes, students need convenient off-campus a 
places to live. But there is plenty of land zoned for higher density immediately south and west of campus.    

Thank you for your consideration. 
 
Sheila Torres-Blank 
217 W. Hillcrest Dr. 
sheilatb2@gmail.com 



April 1, 2014

Ms Amanda Hernandez, AICP, CNU-A
Senior Planner, Development Services
City of San Marcos
630 East Hopkins,
San Marcos, Tx 78666

Ms. Hernandez,

Subject:  Proposed changes to land use preference map allowing apartment 
development on Sessom and Alamo Streets

Thank you for explaining the planning process to Karen and me today.  We appreciate 
your time and effort.  

Changes in land use preference, as you correctly pointed out, must define a long term 
improvement to the City of San Marcos.  A change  to a “stable” area that allows 
apartment development in the Sessom / Alamo Street is not a long term  improvement 
for the city and, therefore, we oppose it for several reasons.

1.  Money is always a motivating factor that we all understand.  
A. We appreciate some owners may want to sell but money to a few owners is 

not an improvement to the City and should not be a consideration.
B. Developers frequently develop a project then move on.  They do not live within 

immediate proximity of their effort.  Developer profit is not an improvement to 
the City of San Marcos and not a consideration for changes in preferred use.

2. We recognize the area in question is in poor repair; needing improvement.  However, 
a multilevel apartment may  be a short term improvement then only prove to be a long 
term detriment.  High density developments frequently degrade over time.  When new 
-attractive but evolve into another “urban project” that decays into “urban blight” over 
time.  (See duplexes off Holland where many cars and trash containers remain on the 
streets with a deleterious effect)

3. Sessom Street is a multi-use facility not limited to University students and staff but is 
used by residents in getting back and forth to work, shopping, etc.  Additional traffic 
moving across traffic flow, as they turn into and out of an apartment complex, would 
be extremely  negative to traffic movement.  In this area it would be simply wrong.

4. Sessom Creek area and along Sessom Street itself is populated with many trees.  It 
is important in that traffic and high population densities in the area produce  green 
house gasses as CO2 & CO as well as traffic noise.  Photosynthesis removes many 
of these pollutants.  As a matter of fact a green zone should be established around 
the entire University campus as a means of noise and gas pollutant control. Sessom 
Creek, itself, should be designated as a “protected wilderness”.

!



5. Land use preferences currently indicate Sessom / Alamo street to be in a stable area.  
A change risks other changes in the future that could result in multi occupant 
developments spreading throughout a “stable” area.    This becomes a threat to 
resident owners currently in the area and wanting to remain in the area.  A stable area 
with maintained homes should be encouraged; not put at risk.

6. The immediate community was made aware of this proposed change in the preferred 
use map by posted signs on Alamo and Sessom Streets.  A change in this important 
map requires more consideration that just a few weeks.  If this proposed change is a 
viable improvement, it will survive in-depth scrutiny over time and should not be a 
result of limited input. Take time to meet with residents of the immediate surrounding 
area and allow comments from those affected by such changes.  Then make the 
change, if viable, after due consideration. 

Thank you for your consideration,

Richard Creelman (signed)
Karen Creelman  (signed)

1301 Alamo St.
San Marcos, Tx 78666

!



 

     

March 17, 2014  

Planning and Development Services 
City of San Marcos 
630 East Hopkins 
San Marcos, Texas 
 
Re: PSA-14-01 

To All Concerned, 

This letter is to express my approval for the rezoning and development of the area near Sessom Drive and 
Academy Streets as described in PSA-14-01. 

Please call or e-mail anytime with any questions about this statement. 

 

Regards, 

Jim Keith 
713-859-7445 
jim.keith30@yahoo.com 
 

 

 

 
Jim Keith 
1001 A Bishop, 203 Yale, 207 Yale, 211 Yale, 204 Orchard, 208 Orchard, 212 Orchard 
San Marcos, Texas 

   



March 17, 2014 CONA PSA Update Discussion Written Comments / Questions 
 

Name Question 
Tom Wassenich What can they build now? 
Charles ONeil What is the current allowable density under the current zoning for the 

properties (campus crest)? How many people can legally live there now? What 
would be the allowable density under the proposal and how many people 
could live there under the proposal? (if not people, then how many units?) 

Melissa Derrick Impact on surrounding neighborhood – will this significant change allow 
further apartments in the neighborhood? 

Forrest Fulkerson Why does staff continue to support contentious projects? Why don’t they seek 
and support any kind of community development? 

Diann McCabe Traffic and effect on neighborhood 
Kenneth Dees Why is there a need to change density? 
Patrick Duran Why must we continually go through this? 
Linda Hopson Casey Project just smaller 
Paul Ginsberg Why are you trying to encroach on our neighborhood? Sessom forms a natural 

dividing line for campus sprawl. 
Jim Garber Land use maximus 
 

March 25, 2014 P&Z PSA Update Discussion Written Comments / Questions 
 

Name Question 
No Written Comments / Questions 
 

March 26, 2014 Neighborhood Commission PSA Update Discussion Written 
Comments / Questions 

 
Name Question 
No Written Comments / Questions 
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General Use Categories: Single Family, Home Office, 
Corner Neighborhood Retail - no gas

 
 

Building Types: 1-2 Story, 3 with CUP
 

Examples: Existing Predominately Single-Family 
Neighborhoods, Default Classification for any area 
not classified, Utilize Land Use Suitability Map

Low Intensity and Areas of Stability Medium Intensity High Intensity
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General Use Categories: Single Family, Duplex, Multi-
family at nodes, Bed & Breakfast, Home Office, 
Corner Neighborhood Retail - gas with CUP, Office, 
Convenience Retail, Restaurants - no drive through

Building Types: 1-3 Story, Mixed-use at nodes and 
corridors 

Preferred Scenario Examples: Triangle - single family

General Use Categories: Single Family, Duplex, Multi-
family at nodes, Lodging, Home Office, Office / Flex 
Space at nodes, Corner Store, Convenience Retail with 
gas, Restaurants

Building Types: 1-3 Story, Mixed-use at nodes and 
corridors

Preferred Scenario Examples: South End

NOTES: Commercial at major nodes and along corridors (with uses that are predominately non-single-family residential); One lot depth for commercial along corridors 
and at nodes; Corridors include but are not limited to: Old RR 12: Holland to Wonderworld, LBJ east of Holland, Arterials in the Edwards Recharge Zone

NOTES: Commercial and Multi-family at major nodes and along corridors; One lot depth for commercial in Protection / Conservation; Two lot depth in all other areas; 
Corridors include but are not limited to: Hopkins east of Moore, University: Sessom to Hopkins, RR12: Lindsay to Hopkins, Hunter: San Antonio to Wonderworld

Open Space / Agricultural

NOTES: Recreation-related 
commercial uses in active 
recreation areas will 
require special standards

General Use Categories: Single Family with accessory 
building, Bed & Breakfast (5 rooms), Home Office, 
Corner Neighborhood Retail - no gas, Restaurants - 
no drive through

Building Types: 1-3 Story, Mixed-use at nodes and 
corridors

Examples: Existing Mixed Residential Areas

General Use Categories: Single Family, Duplex, Multi-
family, Bed & Breakfast, Home Office, Corner Store, 
Office / Flex Space, Retail, Restaurants, Lodging

Building Types: 1-4 Story, Mixed-use at nodes and 
corridors

General Use Categories:  Single Family, Duplex, Multi-
family, Bed & Breakfast, Home Office, Corner Store, 
Office / Flex Space, Retail, Restaurants, Lodging

Building Types: 1-5 Story, Mixed-use at nodes and 
corridors

Preferred Scenario Examples: Downtown, Midtown

hernandez_amanda
Callout
Current Conditions

hernandez_amanda
Callout
Requested Change

hernandez_amanda
Rectangle

hernandez_amanda
Rectangle



N
ew

 
D

ev
el

op
m

en
t

Low Intensity and Areas of Stability Medium Intensity High Intensity

General Use Categories:  Single Family, Duplex, Multi-
family, Bed & Breakfast, Home Office, Corner Store, 
Office / Flex Space, Retail, Restaurants, Lodging, Light 
Industrial with CUP

Building Types: 1-5 Story, Mixed-use at nodes and 
corridors

NOTES: Commercial and Multi-family at major nodes and along corridors;  One lot depth for commercial in Protection / Conservation; Unlimited lot depth in all other 
areas; Corridors include but are not limited to: LBJ south of Sessom, Aquarena Springs: Sessom to IH 35, Guadalupe: University to IH 35

GENERAL NOTES:
Uses in potential Employment Centers include: Industrial, Office Parks and Retail Malls with standards
Uses and intensity must comform with the City’s Edwards Aquifer regulations
Corridor intensity varies with intensity zone
Development intensity decreases with distance from a node or corridor
Home Office - no signage, no sales, one employee
All on-premise consumption of alcohol requires a CUP
The Urban Land Institute defines Convenience Retail as: minimart, restaurant, beauty parlor, dry cleaner, fast food service, medical and dental office
Civic uses are permitted in all development types / intensity zones
All commercial uses in Protection / Conservation and Redevelopment / Infill should follow compatibility standards including architectural standards
Lot depth for corridors is typically 120 feet

General Use Categories: Single Family with accessory 
building, Bed & Breakfast (5 rooms), Home Office, 
Corner Neighborhood Retail - no gas, Restaurants - 
no drive through

Building Types: 1-3 Story, Mixed-use at nodes and 
corridors

Preferred Scenario Examples: Blanco Vista, Paso Robles 
Default classification for sites with 20 acres or more

General Use Categories: Single Family, Duplex, Multi-
family, Lodging, Home Office, Office / Flex Space at 
nodes, Corner Store, Convenience Retail with gas, 
Restaurants, Light Industrial with CUP

Building Types: 1-5 Story, Mixed-use at nodes and 
corridors

Preferred Scenario Examples: Blanco Vista, Paso Robles, 
East Village, Medical District, South End, Star Park, 
Triangle



Land Development Code Zoning Classifications  ::  Vision San Marcos Comprehensive Plan Intensity Zone / Development Pairs
TRANSLATION TABLE

LS - Low Intensity and Areas of Stability
M - Medium Intensity
H - High Intensity

PC - Neighborhood Area Protection /Conservation
RI - Redevelopment / Infill

ND - New Development
EC - Employment Center

OA - Open Space / Agricultural

LS-PC LS-RI LS-ND M-PC M-RI M-ND H-PC H-RI H-ND EC OA*
Zoning 

Abbreviation
FD √ √ √ √

AR √ √ √

SF-R √ √ √

SF-11 √ √ √

SF-6 √ √ √ √ √ √

SF-4.5 √ √ √ √ √ √ √ √

D √ √ √ √ √

DR √ √ √ √ √ √ √ √

TH √ √ √ √ √ √ √ √

PH-ZL √ √ √ √ √ √ √ √

MF-12 √ √ √ √ √ √ √ √

MF-18 √ √ √ √ √ √

MF-24 √ √ √ √ √ √

MR √ √ √

MH √ √ √ √ √

MU √ √ √ √ √ √ √ √ √

VMU √ √ √ √ √ √ √

P √ √ √ √ √ √ √ √ √ √ √

OP √ √ √ √ √ √ √

NC √ √ √ √ √ √ √ √

CC √ √ √ √ √

GC √ √ √ √ √ √

HC √ √ √ √ √ √

CBA √ √ √

SC √ √ √ √ √ √ √ √

LI √ √

HI √
PDD √ √ √ √ √ √ √ √ √ √ √

Intensity Zone / Development Pairs

*OA is generally intended where shown on the Preferred Scenario Map
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Permitted Zoning Categories & Uses in 
Area of Stability-Protection / Conservation 

Single-Family Districts 
(SF-R, SF-11, SF-6, MR) 

• These SF districts allow 1 unit per acre, 3 units per 
acre and 5.5 units per acre respectively 

• Uses include single family residences, accessory 
buildings, home child care, art studio, park or 
playground, religious assembly, and some conditional 
uses for governmental and recreational purposes 

• MR is similar to SF-6 in density and use 
 
 

Other Zoning Districts 
(FD, AR, P, PDD) 

• The site contains approximately 3.2 acres of SF-6 
• 10 homes exist on the SF-6 Zoned properties 
• Approximately 13 homes could exist on the SF-6 

Zoned Properties 
 

 

• FD is a place holder for newly annexed properties 
• AR is the agricultural district for nurseries, farms and 

ranches 
• P is public zoning meant for schools, governmental 

and some office and residential uses 
• PDD is an overlay district which allows for variations 

from an established base zoning and is intended to 
encourage flexible and creative planning and 
development 

Existing Zoning Categories 
(subject site) 

Single-Family District 
(SF-6) 

• The site contains approximately 2.2 acres of MU 
• 8 residential structures exist on the MU Zoned 

properties 
• MU standards are similar to SF-6 for density 
• This land could be used for a mix of uses including: 

bed and breakfast, home child care, loft apartments, 
single family residences, office, art studio, beauty 
shop, dry cleaning, dance and martial arts school, 
grocery without gas, pharmacy, restaurant, small 
retail, park or playground, government and 
recreational uses and religious assembly 

• Many uses are conditional in an MU district 

Mixed Use District 
(MU) 

• There is a portion of this site zoned “P” which contains a cell 
tower and was not addressed in this analysis 
 

 



PERMITTED ZONING CATEGORIES AND USES IN 
MEDIUM INTENSITY-PROTECTION / CONSERVATION 
SINGLE FAMILY  
DISTRICTS 
(SF-6, SF-4.5, PH-ZL, MH) 
• These SF districts allow 

5.5 units per acre and 
7.5 units per acre 
respectively 

• Uses include single 
family residences, 
accessory buildings, 
home child care, art 
studio, park or 
playground, religious 
assembly, and some 
conditional uses for 
governmental and 
recreational purposes 

• PH-ZL allows 7.5 units 
per acre and uses similar 
to SF with the addition of 
zero lot line patio homes 

• MH allows 9 units per 
acre and similar SF uses 

OTHER RESIDENTIAL 
DISTRICTS 
(D, TH, MF12, 18 & 24) 
• D allows 6 units per acre and 

the following uses: duplexes, 
accessory buildings, single 
family residences, park or 
playground, religious assembly 
and some conditional uses for 
governmental and recreational 
purposes 

• TH allows 12 units per acre and 
uses similar to D with the 
addition of attached 
townhouses 

• MF allows 12, 18 and 24 units 
per acre respectively and the 
following uses: single family 
residences, accessory 
buildings, residential halls, 
duplexes, three and four family 
residences, loft apartments, 
multifamily apartments, 
townhouses, patio homes, bed 
and breakfast, park or 
playground, tennis court, 
religious assembly, nursing / 
retirement home, and some 
conditional uses for 
governmental and recreational 
purposes 

OTHER 
DISTRICTS 

(MU, VMU, P, OP, NC, PDD) 
• MU allows 5.5 units per acre and the 

following uses: bed and breakfast, 
home child care, loft apartments, 
single family residences, office, art 
studio, beauty shop, dry cleaning, 
dance and martial arts school, 
grocery without gas, pharmacy, 
restaurant, small retail, park or 
playground, government and 
recreational uses and religious 
assembly, many uses are conditional, 
including multifamily apartments 

• VMU allows 40 units per acre and the 
uses are similar to MU 

• P is public zoning meant for schools, 
governmental and some office and 
residential uses 

• OP is limited to office, religious 
assembly and governmental uses 

• NC allows bed and breakfast, offices, 
art studio, dance and martial arts 
school, barber shop, woodworking 
shop, indoor health club, museum, 
park or playground, religious 
assembly, schools and governmental 
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AGENDA CAPTION:

Receive an update from the Engineering / CIP Department Staff and hold discussion on the 2014 Capital

Improvements Program and process for consideration.

Meeting date:  April 8, 2014

Department:  Engineering / CIP

Funds Required:  n/a

Account Number:  n/a
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AGENDA CAPTION:

Development Services Report:

a. Comprehensive Master Plan Implementation Update

b. Code SMTX update

c. Multifamily Design Standards update

Meeting date:  April 8, 2014

Department:  Development Services

Funds Required:  n/a

Account Number:  n/a

Funds Available:  n/a

Account Name:  n/a

CITY COUNCIL GOAL:

BACKGROUND:
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