
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda - Final

630 East Hopkins

San Marcos, TX 78666

City Council Chambers6:00 PMTuesday, November 25, 2014

I.  Call To Order

II.  Roll Call

III.  Chairperson's Opening Remarks

IV.  30 Minute Citizen Comment Period

CONSENT AGENDA

Consider approval of the minutes of the Regular Meeting on October 28, 2014.1.

PUBLIC HEARINGS

ZC-14-04 (136/140 S. Fredericksburg Street) Hold a public hearing and consider a 

request by Randall Morris, on behalf of Richard and Gloria Hartwell, for a Zoning 

Change from T4 General Urban to T5 Urban Center within the Downtown SmartCode 

District for Lot 2, Block 16, Old Town of San Marcos, located at 136/140 S. 

Fredericksburg Street.

2.

ZC-14-05 (Thornton Tract) Hold a public hearing and consider a request by ETR 

Development Consulting, LLC, on behalf of Thornton Family Investments, L.P., for a 

Zoning Change from Future Development (FD) to General Commercial (GC) for 

approximately 5.94 acres, save and except the portions of the property designated as 

floodway and water quality zone and the portion of the property along the frontage 

already zoned as GC General Commercial, of Lot 1 of the Thornton Addition located at 

the northeast corner of Luciano Flores and Interstate Highway 35.

3.

NON-CONSENT AGENDA

Development Services Report: 

a. Code SMTX Update

b. December Planning and Zoning Commission meeting dates

4.

V.  Question and Answer Session with Press and Public.

VI.  Adjournment
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November 25, 2014Planning and Zoning Commission Regular Meeting Agenda - Final

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#13-686, Version: 1

AGENDA CAPTION:

Consider approval of the minutes of the Regular Meeting on October 28, 2014.

Meeting date:  November 25, 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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630 East Hopkins

San Marcos, TX 78666City of San Marcos

Meeting Minutes

Planning and Zoning Commission

6:00 PM City Council ChambersTuesday, October 28, 2014

I.  Call To Order

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

was called to order by Chair Wood at 6:00 p.m. on Tuesday, October 28, 2014 in the Council 

Chambers of the City of San Marcos, CIty  Hall, 630 E. Hopkins, San Marcos, Texas 78666

II.  Roll Call

Commissioner Corey Carothers, Commissioner Kenneth Ehlers, Commissioner 

Jane Hughson, Commissioner Brian Olson, Commissioner Angie Ramirez, 

Commissioner Curtis Seebeck, Commissioner Amy Stanfield, and Commissioner 

Chris Wood

Present 8 - 

Commissioner Travis KelseyAbsent 1 - 

III.  Chairperson's Opening Remarks

Chair Wood announced that the Highpointe Communities petition for a development agreement 

which was noticed in the newspaper on October 12 has been pulled from the agenda.

IV.  30 Minute Citizen Comment Period

There were no comments.

CONSENT AGENDA

1. Consider approval of the minutes of the Regular Meeting on September 23, 2014.

2. PC-14-28_03 (Blanco Vista, Tract G-H) Consider a request by CSF Civil Group, on behalf of 

Brookfield Residential, for approval of a Final Plat for approximately 20.089 acres, more or 

less, out of the William Ward League Survey, Abstract 467, for 53 residential lots located at 

Blanco Vista Boulevard and Royal Oak Boulevard.

A motion was made by Commissioner Seebeck, seconded by Commissioner Carothers, that the 

Consent Agenda approved. The motion carried by the following vote:

For: Commissioner Carothers, Commissioner Hughson, Commissioner Olson, 

Commissioner Ramirez, Commissioner Seebeck, Commissioner Stanfield and 

Commissioner Wood

7 - 

Against: 0   

Absent: Commissioner Kelsey1 - 
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October 28, 2014Planning and Zoning Commission Meeting Minutes

Abstain: Commissioner Ehlers1 - 

PUBLIC HEARINGS

3. PC-14-27_05 (Ace Relocation Replat) Hold a public hearing and consider a request by Kurt 

Prossner on behalf of OBTX LLC, for the resubdivision of approximately 14.72 acres, known 

as Lot 1 Block A, Ace Relocation Subdivision, Lot 1A, and Lot 2A, Block A, Ace Relocation 

Subdivision.   

Chair Wood opened the public hearing.  Will Parrish, Planning Tech gave an overview of the project.  

There were no comments and the public hearing was closed.

A motion was made by Commissioner Seebeck, seconded by Commissioner Olson, that 

PC-14-27_05 (Ace Relocation Replat) be approved. The motion carried by the following vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Hughson, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck, 

Commissioner Stanfield and Commissioner Wood

8 - 

Against: 0   

Absent: Commissioner Kelsey1 - 

4. ZC-14-03 (Sac-N-Pac) Hold a public hearing and consider a request by ETR Development 

Consulting, LLC, on behalf of Sac-N-Pac, Inc., for a Zoning Change from Future Development 

(FD) to General Commercial (GC) for approximately .545 acres of lot 3 of the Sac-N-Pac 

Centerpoint Subdivision.

Chair Wood opened the public hearing. 

Tory Carpenter, Staff Planner gave an overview of the project. 

Ed Theriot, 5395 Hwy 83, Lockhart, Texas stated he was present on behalf of Sac N Pac.  He explained 

that after the 2005 rezoning the property remained Future Development. Mr. Theriot advised that they 

are proposing a consistent zoning for the area.  

He stated he was available to answer questions.  There were no additional comments and the public 

hearing was closed.

A motion was made by Commissioner Stanfield, seconded by Commissioner Ehlers, that 

ZC-14-02 (Sac-N-Pac) be approved. The motion carried by the following vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Hughson, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck, 

Commissioner Stanfield and Commissioner Wood

8 - 

Against: 0   

Absent: Commissioner Kelsey1 - 

5. SCW-13-02 (205 W Hopkins St) Hold a public hearing and consider a request by SM Hopkins, 

LTD. for a SmartCode Warrant to allow drive-through facility in a SmartCode T-5 zoning 

district at 205 W Hopkins Street.

Chair Wood opened the public hearing. 

Tory Carpenter, Staff Planner gave an overview of the project. 
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Dan Fry   stated he was available to answer questions. 

There were no additional comments and the public hearing was closed.

A motion was made by Commissioner Stanfield, seconded by Commissioner Ehlers, that this 

Action Item be approved. The motion carried by the following vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Hughson, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck, 

Commissioner Stanfield and Commissioner Wood

8 - 

Against: 0   

Absent: Commissioner Kelsey1 - 

NON-CONSENT AGENDA

6. MUD-14-02 Consider a petition submitted by Metcalfe, Wolfe, Stuart & Williams, on behalf of 

Walton Texas, LP to create a municipal utility district within the City of San Marcos 

Extraterritorial Jurisdiction consisting of 2,358 acres located east of I-35 and generally located 

both north and south of the intersection of FM 1984 and Yarrington Road (project commonly 

known as Cotton Center). 

Kevin Burke, Economic Development Coordinator gave an overview of the project.

7. Development Services Report: 

a. Code SMTX Update

Kristy Stark, Development Services Assistant Director gave an update.

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 #: ZC-14-04, Version: 1

AGENDA CAPTION:

ZC-14-04 (136/140 S. Fredericksburg Street) Hold a public hearing and consider a request by Randall Morris,

on behalf of Richard and Gloria Hartwell, for a Zoning Change from T4 General Urban to T5 Urban Center

within the Downtown SmartCode District for Lot 2, Block 16, Old Town of San Marcos, located at 136/140 S.

Fredericksburg Street.

Meeting date:  November 25, 2014

Department:  Development Services

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:  Community Wellness / Strengthen the Middle Class

BACKGROUND:

The applicant is requesting a zoning change from T4 General Urban to T5 Urban Center within the Downtown

SmartCode for approximately 0.305 acres located south of W. San Antonio Street. The property has frontage

along S. Fredericksburg Street and Feltner Alley. The property is surrounded by a mix of land uses including

commercial properties, professional offices, and some residential. It is located within the Downtown

Development Zone, a High Intensity Zone, on the Preferred Scenario Map where density is encouraged.

The applicant has plans to incorporate the subject property with the lot that lies just north of it through the

platting process and wishes to rezone the property to T5 in order to have a consistent zoning category over

the site. While there is no proposed use for the property at this time any commercial or retail use of the

property would mainly serve the residents in the surrounding neighborhoods and those who live and shop

Downtown.

Staff finds this request is consistent with the Comprehensive Plan Elements and the Land Development Code.

Staff recommends approval of the request.
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Zoning Change
ZC-14-04
136/140 S. Fredericksburg Street
(0.305 Acres)
Summary:  The applicant is requesting a zoning change from T4 General Urban to T5 Urban 

Center within the Downtown SmartCode for approximately 0.305 acres located at 
136/140 S. Fredericksburg Street. 

Applicant: Randall Morris
333 Cheatham Street
San Marcos, TX 78666

Property Owners: Richard and Gloria Hartwell
59 Trilling Bird Place
The Woodlands, TX 77384

Notification:

Response:

Personal notifications of the public hearing were mailed on Thursday, November 
13, 2014 to all property owners within 200 feet of the subject property.  

None as of report date.

Property/Area Profile:

Legal Description: Block 16, Lot 2, Original Town of San Marcos

Location: 136/140 S. Fredericksburg Street

Existing Use of Property: Vacant

Proposed Use of Property: Commercial

Preferred Scenario Map: Downtown – High Intensity 

Existing Zoning: T4 (General Urban) 

Proposed Zoning: T5 (Urban Center)

Utility Capacity: Adequate

Sector:

Area Zoning and Land Use 
Pattern:

Sector 8

Zoning Existing Land 
Use

Preferred 
Scenario

N of Property T5 Commercial High Intensity-
Downtown

S of Property T4 Residential High Intensity-
Downtown

E of Property T5 Commercial High Intensity-
Downtown

W of Property T5 Commercial High Intensity-
Downtown
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Case Summary

The subject property consists of approximately 0.305 acres located south of W. San Antonio Street with 
frontage along S. Fredericksburg Street as well as along Feltner Alley. It is located within the area 
identified on the Preferred Scenario Map as the Downtown Development Zone and surrounded by a mix 
of land uses including commercial properties, professional offices, and some residential. While the 
property is not adjacent to the Dunbar Historic District, it is located relatively close. A vacant single family 
residence is currently located on the property and is proposed for demolition.

The applicant has future plans to incorporate the subject property with the lot that lies just north of it 
through the platting process. The applicant proposes to rezone the property to T5 in order to have a 
consistent zoning category over the site.

Planning Department Analysis

The zoning change request has been reviewed using Vision San Marcos: A River Runs Through Us as 
well as the guidance criteria in Section 1.5.1.5 of the Land Development Code. 

The property is located within the Downtown Development Zone which is the most historic section of the 
city and almost entirely developed. The area is considered a High Intensity Zone where density is 
encouraged but there is also a priority to maintain the unique character of downtown, especially historic 
structures and local businesses in the area. The area surrounding the subject property is mostly a mix of 
commercial and retail businesses and professional offices, such as Gold Crown Billiards, Los Vegas 
Mexican Restaurant and Second to None Resale Shop, but there is some residential in the area. While 
there is no proposed use for the property at this time, any commercial or retail use of the property would 
mainly serve the residents in the surrounding neighborhoods and those who live and shop Downtown.                                                                                                                                    

A review worksheet is attached to this report which details the analysis of the zoning change using 
Comprehensive Plan Elements. Staff finds this request is consistent with the Comprehensive Plan 
Elements as summarized below:

 The subject tract lies within a High Intensity Zone on the Preferred Growth Scenario Map – T5, or 
SmartCode, is an eligible zoning category within these zones; therefore, a Preferred Scenario
Map Amendment is not required. 

 The subject tract is located in the Purgatory Creek watershed. As a result of its location within a 
High Intensity Zone, additional impervious cover for the site is already accounted for within the 
Plan’s Water Quality Model. 

 The tract is “moderately” constrained according to the Land Use Suitability Map – this is due 
mainly to the presence of erodible soils in the area and the subject property’s location within the 
Purgatory Creek watershed.

 Eddie Durham Park is located within walking distance of the subject property.
 While transportation access to the site is adequate, the Travel Demand Model shows S. 

Comanche Street and W. MLK Drive at capacity during peak traffic hours. These two streets are 
the closest streets shown on the Level of Service maps as S. Fredericksburg Street and Feltner 
Alley are not shown. The site is within walking distance to the main CARTS station on Guadalupe 
Street which puts it near several routes.

In addition, the consistency of this proposed change to the LDC criteria is detailed below:

Evaluation
Criteria (LDC 1.5.1.5)

Consistent Inconsistent Neutral

X
Change implements the policies of the adopted Comprehensive Plan, 
including the land use classification on the Preferred Scenario Map 

The change is consistent with the Preferred Scenario Map and 
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Evaluation
Criteria (LDC 1.5.1.5)

Consistent Inconsistent Neutral
Comprehensive Plan Elements in Vision San Marcos. See the analysis 
above and the attached Comprehensive Plan Worksheet.

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

X

Whether the uses permitted by the proposed change and the 
standards applicable to such uses will be appropriate in the 
immediate area of the land to be reclassified 

Uses allowed within T5 are compatible and appropriate for this area which 
is a mix of commercial uses with some residential. 

X

Whether the proposed change is in accord with any existing or 
proposed plans for providing public schools, streets, water supply, 
sanitary sewers, and other public services and utilities to the area 

The property is currently served with City water and wastewater. There are 
no Capital Improvement Plan projects anticipated in the immediate area.

X
Other factors which substantially affect the public health, safety, 
morals, or general welfare 

None noted.

Additionally, the Commission should consider:

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

Staff evaluation: T4 zoning allows for a mix of uses in a primarily residential urban fabric to 
include houses, townhouses, small apartment buildings and scattered commercial.   

(2) Has there been a substantial change of conditions in the neighborhood surrounding the subject 
property? 

Staff evaluation: The surrounding area has transitioned toward more commercial and mixed uses.

(3) Will the proposed rezoning address a substantial unmet public need?

Staff evaluation: A change to T5 zoning would be consistent the comprehensive plan vision for 
downtown as a high intensity zone with a higher density and a mix of uses.

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

Staff evaluation: There is no special benefit to the landowner.

(5) Will the proposed rezoning serve a substantial public purpose?

Staff evaluation: As this area densifies as called for in the Comprehensive Plan, the uses allowed 
within T5 will benefit those in the area.

Staff presents this request to the Commission and recommends approval.
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The Commission's Responsibility:

The Commission is required by law to hold a public hearing and receive public comment regarding the 
proposed zoning. After considering the public input, the Commission is charged with making an advisory 
recommendation to the City Council regarding the request. The City Council will ultimately decide whether 
to approve or deny the zoning change request. The Commission’s advisory recommendation to the 
Council is a discretionary decision.  

Prepared by:
Alison Brake, CNU-A         Planner November 12, 2013
Name Title Date



ZC-14-04 Zoning Change Review 
(By Comp Plan Element)

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

(map amendment required)
Is the request consistent with the Preferred Scenario 
Map, Land Use Intensity Matrix and Zoning 
Translation Table?

X

ECONOMIC DEVELOPMENT – Furthering the goal of the Core 4 through the three strategies
Not applicable to this Zoning Change Request

STRATEGY SUMMARY Supports Contradicts Neutral
Preparing the 21st

Century Workforce
Provides / Encourages educational 
opportunities

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation

Provides / Encourages land, utilities and 
infrastructure for business

The Community of 
Choice

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

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

(least)
2 3

(moderate)
4 5

(most)
Level of Overall Constraint X

Constraint by Class – ANALYSIS PROVIDED FOR SITES WITH A 3, 4 OR 5 OVERALL
Cultural X
Edwards Aquifer X
Endangered Species
Floodplains X
Geological X
Slope X
Soils X
Vegetation X
Watersheds X
Water Quality Zone X

ENVIRONMENT & RESOURCE PROTECTION – Water Quality - ZC / PSA ALONE MAY NOT BE ABLE TO ADDRESS
analysis of all PSA vs. Stand Alone Requests
Located in Subwatershed: Purgatory Creek

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

Additional Impervious Cover Increase Anticipated
Additional Impervious Cover was anticipated within Intensity Zones



Anticipated pollutants: N/A

NEIGHBORHOODS – Where is the property located
CONA Neighborhood(s): Dunbar
Neighborhood Commission Area(s): Sector 8
Neighborhood Character Study Area(s): Not applicable at this time.

PARKS, PUBLIC SPACES AND FACILITIES – ZC / PSA ALONE MAY NOT BE ABLE TO ADDRESS ALL OF THESE
Availability of parks and infrastructure

YES NO
Will Parks and / or Open Space be Provided? X
Will Trails and / or Green Space Connections be Provided? X
Connections are not called for in this area on the Preferred Scenario

Low
(maintenance)

Medium High
(maintenance)

Wastewater Hotspot X
Water Hotspot X

Public Facility Availability
YES NO

Parks / Open Space within ¼ mile (walking distance)? X - Eddie 
Durham Park

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 S. Comanche St.
                                                         ROADWAY 2 W. MLK Dr.

X
X

Existing Peak LOS                          ROADWAY 1 S. Comanche St.
                                                         ROADWAY 2 W. MLK Dr.

X
X X

S. Fredericksburg Street and Feltner Alley are not shown on the LOS maps. The closest streets that are shown are S. 
Comanche Street and W. MLK Drive. The existing peak LOS along W. MLK Drive at the intersection of S. 
Fredericksburg Street is shown as a LOS D.
Preferred Scenario Daily LOS      ROADWAY 1 S. Comanche St.
                                                         ROADWAY 2 W. MLK Dr.

X
X X X

Preferred Scenario Peak LOS      ROADWAY 1 S. Comanche St.
                                                         ROADWAY 2 W. MLK Dr.

X
X

N/A Good Fair Poor
Sidewalk Availability X

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

Notes: This site is located near existing CARTS routes as shown on the Public Transportation Map. The site is also 
within walking distance to the main CARTS station on Guadalupe Street.





City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ZC-14-05, Version: 1

AGENDA CAPTION:

ZC-14-05 (Thornton Tract) Hold a public hearing and consider a request by ETR Development Consulting,
LLC, on behalf of Thornton Family Investments, L.P., for a Zoning Change from Future Development (FD) to
General Commercial (GC) for approximately 5.94 acres, save and except the portions of the property
designated as floodway and water quality zone and the portion of the property along the frontage already
zoned as GC General Commercial, of Lot 1 of the Thornton Addition located at the northeast corner of Luciano
Flores and Interstate Highway 35.

Meeting date: November 25, 2014

Department:  Development Services

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:

Community Wellness/ Strengthen the Middle Class

BACKGROUND:

The subject property is approximately 5.94 acres in size and is located along the northbound access road of
Interstate Highway 35 and its intersection with Luciano Flores Drive. The property is partially zoned General
Commercial (the length of the IH-35 frontage with a depth of approximately 150-200 feet) with the remainder
of the property zoned Future Development. On November 5 th the City Council approved an amendment to the
preferred scenario map to identify the subject property as an Employment Center (excluding the area identified
as Floodway and Water Quality Zone which was designated as Open Space). The applicant is seeking a
rezoning request to permit the portion of the property identified as Employment Center on the Preferred
Scenario Map to be changed from a zoning designation of “FD” Future Development” to “GC” General
Commercial.

Staff has reviewed the application for consistency with the Comprehensive Master Plan and Land
Development Code and is recommending approval of the request.

City of San Marcos Printed on 11/20/2014Page 1 of 1

powered by Legistar™

http://www.legistar.com/


T12345
602 N IH 35

T12345
602 N IH 35

R11711
CAPE RD

R11713
207 N IH 35

R4
00

24
32

0 M
AR

IPO
SA

 ST

R280
58

200
 N IH

 35
R9

98
55

10
8 N

 IH
 35

R7
09

31
10

6 N
 IH

 35

GOV701
701 S LBJ DR

R70934

102 N IH 35

R62405100 N IH 35

R11715
802 S LBJ DR

GOV722
722 MCKIE ST

R1
20

79
0

10
5 N

 IH
 35

R28059

104 N IH 35

T2
88

04
CA

PE
 R

D

TEMP935

935 LUCIANO FLORES BLVD

R120791

121 N IH 35

N IH 35  

N IH 35

E ACCESS RDW ACCESS RD

S LBJ DR

CAPE RD

S IH 35

MCKIE ST

LOVE ST

LUCIANO FLORES BLVD

SB IH 35 OFF RAMP N
NB IH

 35
 ON RAM

P N

RINCON ST

ZC-14-05
Thorton Tract
Zonning Change
Map Date: 11/12/2014

This product is for informational purposes and may not have been
prepared for or be suitable for legal, engineering, or surveying
purposes. It does not represent an on-the-ground survey and
represents only the approximate relative location of property boundaries.

^

´0 250 500125 FeetLegend
200 Foot Buffer
ZC-14-05



Page 1 of 3

Case Summary

The subject property is approximately 5.94 acres in size and is located along the northbound access road 
of Interstate Highway 35 (IH-35) and its intersection with Luciano Flores Drive. The property is partially
zoned General Commercial (the length of the IH-35 frontage with a depth of approximately 150-200 feet)

Zoning Change
ZC-14-05
Thornton Tract 
Northeast corner of IH-35 N. and Luciano Flores

Summary:  The applicant is requesting a zoning change from “FD” Future Development to 
“GC” General Commercial for 3.70 acres.

Applicant: Ed Theriot
ETR Development Consulting, LLC 

Property Owners: Thornton Family Investments, LP

Notification:

Response:

Personal notifications of the public hearing were mailed on Thursday, November 
13, 2014 to all property owners within 200 feet of the subject property.  

None as of report date.

Property/Area Profile:

Legal Description: Lot 1, Thornton Addition (area that will not be rezoned-save and except 
area designated as floodway and/or water quality zone on the 
subdivision plat and the portion already zoned General Commercial).

Location: Northeast corner of IH-35 N. and Luciano Flores

Existing Use of Property: Vacant/ Barnes/Sheds

Proposed Use of Property: Commercial

Preferred Scenario Map: Employment Center 

Existing Zoning: Future Development 

Proposed Zoning: General Commercial 

Utility Capacity: Adequate

Sector:

Area Zoning and Land Use 
Pattern:

5

Zoning Existing Land 
Use

Preferred 
Scenario

N of Property GC and FD Undeveloped Area of Stability
S of Property GC Commercial High Intensity
E of Property GC and FD Undeveloped Area of Stability
W of Property IH-35 Interstate 35 -
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with the remainder of the property zoned Future Development.  On November 5th the City Council 
approved an amendment to the preferred scenario map to identify the subject property as an Employment 
Center (excluding the area identified as Floodway and Water Quality Zone which was designated as
Open Space). The applicant is seeking a rezoning request to permit the portion of the property 
identified as Employment Center on the Preferred Scenario Map to be changed from a zoning 
designation of “FD” Future Development” to “GC” General Commercial. 

Attached to this staff report are the following exhibits that may help in visualizing the areas described 
above:

A. Plat of the property identifying the water quality zone and floodway;
B. An exhibit of the property depicting the employment center and open space intensity zones; and,
C. An exhibit identifying the above areas and the portion of property subject to rezoning.

Planning Department Analysis

The zoning change request has been reviewed using the Comprehensive Master Plan, Vision San 
Marcos: A River Runs Through Us, as well as the guidance criteria in Section 1.5.1.5 of the Land 
Development Code. A review worksheet is attached to this report which details the analysis of the zoning 
change using Comprehensive Plan Elements. Staff finds this request is consistent with the 
Comprehensive Plan Elements as summarized below:

 The property is located along IH-35 and is located within a designated Employment Center on the 
Preferred Scenario Map;

 The property owner is seeking a zoning designation that is consistent with the portion of the 
property already zoned;

 The portion of the property being considered for rezoning is located in a moderately constrained 
area according to the Land Use Suitability Map;

 The transportation access to the site appears to be adequate; the Travel Demand Model shows 
the segment of IH-35 in which the property fronts on to be flowing at a level of service A. 

In addition, the consistency of this proposed change to the LDC criteria is detailed below:

Evaluation
Criteria (LDC 1.5.1.5)

Consistent Inconsistent Neutral

X

The proposed change implements the policies of the adopted 
Comprehensive Plan, including the land use classification on the 
Preferred Scenario Map and any incorporated sector plan maps

The change is consistent with the Preferred Scenario Map and 
Comprehensive Plan Elements in Vision San Marcos. See the analysis 
above and the attached Comprehensive Plan Worksheet.

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

X

Whether the uses permitted by the proposed change and the 
standards applicable to such uses will be appropriate in the 
immediate area of the land to be reclassified 

The zoning designation of General Commercial is consistent with the
designation of surrounding parcels to the south and along I-35 access 
road. 

X

Whether the proposed change is in accord with any existing or 
proposed plans for providing public schools, streets, water supply, 
sanitary sewers, and other public services and utilities to the area 

The property is within the City’s water and wastewater service area.
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Evaluation
Criteria (LDC 1.5.1.5)

Consistent Inconsistent Neutral

X
Other factors which substantially affect the public health, safety, 
morals, or general welfare 

None noted.

Additionally, the Commission should consider:

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

Staff evaluation: Since the property is partially zoned General Commercial and partially zoned 
Future Development only the portion of the property zoned General Commercial can be 
developed commercially. If the property retained the zoning designation of future development 
then it would be limited to agriculture/ranch uses, single family residential, government buildings, 
parks, religious assemble, plant nursery or artist studio. 

(2) Has there been a substantial change of conditions in the neighborhood surrounding the subject 
property? 

Staff evaluation: This property has undergone a preferred scenario map amendment to change to 
an Employment Center.  Development in an Employment Center is more consistent with 
surrounding development along IH-35. 

(3) Will the proposed rezoning address a substantial unmet public need?

Staff evaluation: City Council has recently amended the Comprehensive Plan to include this area 
as an Employment Center.

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

Staff evaluation: There is no special benefit to the landowner.

(5) Will the proposed rezoning serve a substantial public purpose?

Staff evaluation: As infill areas along IH-35 develop in a commercial manner this allows for 
commercial development to be further concentrated in areas already served by utilities rather 
than continuing to sprawl to areas that require additional extension and maintenance of utilities. 

Staff presents this request to the Commission and recommends approval.

The Commission's Responsibility:

The Commission is required by law to hold a public hearing and receive public comment regarding the 
proposed rezoning. After considering the public input, the Commission is charged with making an 
advisory recommendation to the City Council regarding the request. The City Council will ultimately 
decide whether to approve or deny the zoning change request. The Commission’s advisory 
recommendation to the Council is a discretionary decision.  

Prepared by:
Sofia Nelson, CNU-A         November 13, 2014
Name Title Date



ZC-14-05 Zoning Change Review
(By Comp Plan Element)

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

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

X

ECONOMIC DEVELOPMENT – Furthering the goal of the Core 4 through the three strategies
Not applicable to this Zoning Change Request

STRATEGY SUMMARY Supports Contradicts Neutral
Preparing the 21st

Century Workforce
Provides / Encourages educational 
opportunities

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation

Provides / Encourages land, utilities and 
infrastructure for business

The Community of 
Choice

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

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

(least)
2 3

(moderate)
4 5

(most)
Level of Overall Constraint X

Constraint by Class - ANALYSIS PROVIDED FOR SITES WITH A 3, 4 OR 5 OVERALL
Cultural X
Edwards Aquifer X
Endangered Species X
Floodplains X
Geological X
Slope X
Soils X
Vegetation X
Watersheds X
Water Quality Zone X
The subject property is located within the San Marcos watershed.

ENVIRONMENT & RESOURCE PROTECTION –
Located in Subwatershed: Willow Creek

0-25% 25-50% 50-75% 75-100% 100%+
Modeled Impervious Cover Increase Anticipated for watershed X
Notes: 

NEIGHBORHOODS – Where is the property located
CONA Neighborhood(s): Wallace Addition 



Neighborhood Commission Area(s): Sector 5
Neighborhood Character Study Area(s): n/a

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

Will Parks and / or Open Space be Provided? X
Will Trails and / or Green Space Connections be Provided? X
The tract of land in its entirety is subject to water quality and floodplain provisions. Since only a portion of the 
property is seeking a rezoning the portion being rezoned will not be responsible for providing additional open space. 
Parkland dedication or fee in lieu is not required for commercial development.
Maintenance / Repair 
Density

Low
(maintenance)

Medium High
(maintenance)

Wastewater Infrastructure
Water Infrastructure

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: IH 35 Frontage Road X
Existing Peak LOS                          ROADWAY 1: IH 35 Frontage Road X

Preferred Scenario Daily LOS      ROADWAY 1: IH 35 Frontage Road X
Preferred Scenario Peak LOS     ROADWAY 1: IH 35 Frontage Road X

N/A Good Fair Poor
Sidewalk Availability X

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

Notes: 





 

 

 

Subject Property with Updated 

Intensity Designations 
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