
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda - Final

630 East Hopkins

San Marcos, TX 78666

City Council Chambers6:00 PMMonday, December 22, 2014

630 E. Hopkins

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 December 9, 2014.1.

PC-13-37_03 (Vista De Los Santos - Phase 1) Consider a request by HMT Engineering 

and Surveying for approval of a Final Plat for approximately 24.75 acres, more or less, 

out of the John Williams Survey, Abstract No. 2, located near Craddock Avenue and 

Valencia Way.

2.

PUBLIC HEARINGS

NON-CONSENT AGENDA

Receive a Staff update and hold discussion regarding CodeSMTX, a re-write of the 

City’s Land Development Code.

3.

Receive a Staff update and provide direction to Staff regarding 2016-2025 10-Year 

Capital Improvements Program Update.

4.

V.  Question and Answer Session with Press and Public.

VI.  Adjournment

Notice of Assistance at the Public Meetings
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December 22, 2014Planning and Zoning Commission Regular Meeting Agenda - Final

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#13-692, Version: 1

AGENDA CAPTION:

Consider approval of the minutes of the Regular Meeting on December 9, 2014.

Meeting date:  December 22, 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, December 9, 2014

630 E. Hopkins

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, December 9, 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 

Travis Kelsey, Commissioner Brian Olson, Commissioner Angie Ramirez, 

Commissioner Curtis Seebeck, and Commissioner Chris Wood

Present 7 - 

Commissioner Amy StanfieldAbsent 1 - 

III.  Chairperson's Opening Remarks

IV.  30 Minute Citizen Comment Period

There were no comments.

CONSENT AGENDA

1. Consider approval of the minutes of the Regular Meeting on October 28 and November 25, 

2014.

2. PC-14-33_03 (Blanco Vista Tract C, Phase 1) Consider a request by CSF Civil Group, on 

behalf of Brookfield Residential, for approval of a Final Plat for approximately 15.5 acres, 

more or less, out of the William Ward League Survey, located east of Blanco Vista Boulevard.

3. PC-14-34_03 (Blanco Vista Tract E-1) Consider a request by CSF Civil Group, on behalf of 

Brookfield Residential, for approval of a Final Plat for approximately 15.4 acres, more or less, 

out of the William Ward League Survey, located east of Blanco Vista Boulevard at the 

intersection of Royal Oak Boulevard and Stampede Road.

A motion was made by Commissioner Ehlers, seconded by Commissioner Kelsey, that the 

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

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Kelsey, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck and 

Commissioner Wood

7 - 

Against: 0   

Absent: Commissioner Stanfield1 - 
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December 9, 2014Planning and Zoning Commission Meeting Minutes

PUBLIC HEARINGS

4. 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.

Chair Wood opened the public hearing. 

Alison Brake, Staff Planner gave an overview of the request. 

Carter Morris, 16 Greenpointe stated that they are  bringing the project into conformance with the front 

portion of the project.  Mr. Morris said he was available to answer questions. 

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

A motion was made by Commissioner Kelsey, seconded by Commissioner Carothers, that 

ZC-14-04 (136/140 S. Fredericksburg Street) be approved. The motion carried by the following 

vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Kelsey, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck and 

Commissioner Wood

7 - 

Against: 0   

Absent: Commissioner Stanfield1 - 

5. 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.

Chair Wood opened the public hearing. 

Sofia Nelson, Case Manager gave an overview of the project. 

Ed Theriot, ETR Development Consulting, 5395 Hwy 183 N,  Lockhart stated he was available to answer 

questions. 

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

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

ZC-14-05 (Thornton Tract) be approved. The motion carried by the following vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Kelsey, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck and 

Commissioner Wood

7 - 

Against: 0   

Absent: Commissioner Stanfield1 - 
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December 9, 2014Planning and Zoning Commission Meeting Minutes

6. CUP-14-33 (Hays County Bar-B-Que & Catering) Hold a public hearing and consider a 

request by Hays County Bar-B-Que & Catering,  Inc. for a renewal to an existing Conditional 

Use Permit (CUP) for the sale of beer and wine for on-premise consumption at 1612 S. IH 35. 

Chair Wood opened the public hearing. 

Andrea Villalobos, Planning Technician gave an overview of the project.

There were no comments and the public hearing was closed.

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

CUP-14-33 be approved with 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 visibly posted in the 

same manner as the Certificate of Occupancy and in the same manner.  The motion carried by 

the following vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Kelsey, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck and 

Commissioner Wood

7 - 

Against: 0   

Absent: Commissioner Stanfield1 - 

7. CUP-14-34 (Aquabrew) Hold a public hearing and consider a request by Carlos Russo, on 

behalf of Aquabrew, for a renewal and amendment to an existing Restricted Conditional Use 

Permit (CUP) for the sale of mixed beverages for on-premise consumption at 150 S. LBJ.

Chair Wood opened the public hearing. 

Will Parrish, Planning Technician gave an overview of the project. 

John Hohn, owner and partner of business located at 110 E. San Antonio which they purchased in 1991.  

He added that they have spent a lot of time, effort and money to revamp the building into a law office.  

Mr. Hohn explained they have been there for more than twenty years and have very successful law 

offices.  He stated that they need a relatively quiet atmosphere in addition to his neighbors.  Mr. Hohn 

added that he is representing himself, his partner Mark Jensen and all the professional service business 

owners on the west half block of East San Antonio Street.  He felt this would be another Zelicks and 

would have a negative affect.  He pointed out that they are not in opposition to the use of the building for 

alcohol consumption.  Mr. Hohn stated they are in opposition to use of outdoor music venue. He  

suggested that the Commission not allow outdoor live music and prohibit the use of outdoor speakers or 

require the construction of a masonry noise reflecting/deflecting wall around the north and west side of 

the building. 

Justin May owns property at 151 - 157 S. LBJ stated he is in great support of facility. He said he has 

learned a lot about the use of the business and is  huge supporter of the project.  He felt the area is 

currently an eye sore and the proposed business will not change the area.  He added they are currently 

surrounded by live music in the downtown area.  Mr. May explained that other businesses stay open 

longer than the proposed business. He added that  his tenants do not have an issue and feels the 

business will bring revenue and good things to the area. 

Carlos Russo, 728 Snyder Hill Drive, stated he has been a citizen of San Marcos since 2001.  Mr. Russo 

said he is excited to share his mission and present an overview about Aquabrew. He said he felt he 

needs to help San Marcos move to a new level of high quality of dining experience.  He explained that 

Aquabrew is a chef driven concept.  Mr. Russo mentioned that they have completed developing the 

menu and have continued with additional tasting efforts to ensure a high quality product mix at an 
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December 9, 2014Planning and Zoning Commission Meeting Minutes

outstanding value. He added that a state of the art all  American brewery is being  manufactured by 

Marks Metalworks in Vancouver Washington and is set to be delivered this coming March.  Mr. Russo 

pointed out that the Brew Master is a Texas State alumni. He said the goal is create high quality ale and 

lagers to offer patrons the ultimate and fresh beer made with the highest quality ingredients.

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

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

CUP-14-34 (Aquabrew) be approved with conditions that the permit shall be effective upon 

issuance of the Certificate of Occupancy; and the permit shall be valid for one (1) year, provided 

standards are met, subject to the point system and outdoor live music shall be limited to the 

hours between 11 a.m. and 12 a.m. The motion carried by the following vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Kelsey, 

Commissioner Olson, Commissioner Ramirez, Commissioner Seebeck and 

Commissioner Wood

7 - 

Against: 0   

Absent: Commissioner Stanfield1 - 

8. SCW-14-04 (Concho Commons) Hold a public hearing and consider a request by ETR Development 

Consulting LLC, on behalf of Casey Development, Ltd, for approval of a Height Warrant to allow two 

additional floors to an already approved 13 story building (to permit 15 floors total) for the Concho 

Commons project located on Lot 1, Carson Addition (owned by Carson Diversified Properties, LP) 

located at 101 Concho Street (intersection of N. LBJ and Concho Street).

Chair Wood opened the public hearing. 

Kristy Stark and Sofia Nelson gave an overview of the project.

Ed Theriot, ETR Development Consulting gave a presentation of the request.

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

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

SCW-14-04 (Concho Commons) be recommended for approval with conditions that screening of 

an electric transformer previously proposed for location within the streetscape, expiration of the 

current warrant request if a site preparation permit has not been issued within two years of the 

warrant approval and installation of a product identified as a 'jellyfish' to help improve water 

quality and reduce total suspended solids from the site.  The motion carried by the following 

vote:

For: Commissioner Carothers, Commissioner Ehlers, Commissioner Kelsey, 

Commissioner Olson, Commissioner Ramirez and Commissioner Wood

6 - 

Against: Commissioner Seebeck1 - 

Absent: Commissioner Stanfield1 - 

NON-CONSENT AGENDA

9. Development Services Report: 

a. Code SMTX Update

b. Planning Commission second December Meeting date

c. Planning Commission Update
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December 9, 2014Planning and Zoning Commission Meeting Minutes

d. Staffing Update

Kristy Stark, Development Services Assistant Director gave updates on Code SMTX.  She reminded the 

Commission that the second December meeting is scheduled on Monday, December, 22nd.   Ms. Stark 

announced that Jim Garber was appointed as the new Planning Commissioner to replace Jane 

Hughson.  Mr. Garber is scheduled for training on Tuesday, December 16 and will sit at the dais on 

December 22, 2014.  Ms. Stark also updated the Commission regarding filling vacant positions in the 

Planning Department.  

Collette Jamison, Assistant City Manager-Interim Development Services Director gave an update on 

filling the Director of Development Services Director position.

V.  Question and Answer Session with Press and Public.

There were no questions from the press and public.

VI.  Adjournment

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

meeting be adjourned at 7:26 p.m.  The motion carried unanimously. 

____________________________   ________________________________

Chris Wood, Commissioner Chair       Kenneth Ehlers, Commissioner

____________________________  _________________________________

Curtis Seebeck, Commissioner          Corey Carothers, Commissioner

___________________________  __________________________________ 

Travis Kelsey, Commissioner           Brian Olson, Commissioner

____________________________ 

Angie Ramirez, Commissioner

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 #: PC-13-37_03, Version: 1

AGENDA CAPTION:

PC-13-37_03 (Vista De Los Santos - Phase 1) Consider a request by HMT Engineering and Surveying for
approval of a Final Plat for approximately 24.75 acres, more or less, out of the John Williams Survey, Abstract
No. 2, located near Craddock Avenue and Valencia Way.
Meeting date:  12/22/14

Department:  Development Services

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:  Big Picture Infrastructure

BACKGROUND:

This final plat creates 30 residential lots, two open space and easement lots and two drainage lots for the
development of a single-family (SF-6) subdivision. Four streets are under construction as part of this plat. The
applicant has elected to defer recordation of the plat until all public improvements have been accepted by the
City.

Staff has reviewed the request and determined that the plat meets the requirements of Section 1.6.5.5 of the
Land Development Code and recommends approval.
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Staff Report Prepared by the Planning and Development Services Department Page 1 of 2
Date of Report: 12/12/2014

PC-13-37_03 Final Plat,
Vista De Los Santos – Phase 1

Applicant Information:
Agent: HMT Engineering & Surveying

410 North Seguin Avenue
New Braunfels, TX 78130

Property Owner: DR Horton
10700 Pecan Park Ste. 400
Austin, TX 78750

Notification: Notification not required

Type & Name of 
Subdivision:

Final Plat, Vista De Los Santos – Phase 1

Subject Property:
Summary: The subject property is approximately 24.75 acres, more or less, 

and is located at Craddock Avenue and Valencia Way. The 
proposed subdivision plat will create 30 residential lots and two 
lots along Valencia Way reserved for open space and required 
easements. 

Zoning:

Traffic/ Transportation:

Utility Capacity:

SF-6 ( Single Family Residential- maximum density of 6 units to 
an acre)

The proposed lots will have frontage on a series of platted 
residential streets with ultimate access to the site being gained 
from the intersection of Craddock Avenue and Wonder World 
Drive. Sidewalks will be installed at the time the development of 
this plat takes place. A 10 ft. trail will be installed along the park 
access road (Valencia Way) as per the Development Agreement. 
The plat proposes the following new streets: Los Santos Drive, 
Gibraltar Drive, Madrid Trace, and Valencia Way.

All utilities will provided per the Development Agreement.  

Planning Department Analysis:

Prior Approvals
Prior to the subdivision of the property the subject property was part of a larger tract of land known as the 
C&G Tract. The tract in its entirety is part of an approved Development Agreement (Resolution 2012-46R) 
with C & G Development. The Development Agreement regulated annexation, development standards, 
and utility extension requirement. . 

Other Development Approvals 
The Watershed Protection Plan Phase 2 and the Public Improvement Construction Plans have been 
submitted and approved.



Staff Report Prepared by the Planning and Development Services Department Page 2 of 2
Date of Report: 12/12/2014

Parkland dedication was addressed in the Development Agreement, and is not required for this individual 
plat. 

Subdivision Development 
The property has a base zoning of SF-6. This is phase 1 of 3 phases of this single-family development. 
The development of this tract provides for the platting of 30 residential lots, two (2) lots are reserved for 
open space and easements, and there are two (2) large drainage easement lots. Four (4) streets are 
currently under construction: Los Santos Drive, Gibraltar Drive, Madrid Trace and a portion of Valencia 
Way. The proposed plat is consistent with the Development Agreement and the applicant is seeking to 
construct the public improvements prior to the recordation of the subdivision plat.

The Planning Department finds that the plat meets the requirements of the Land Development Code and 
recommends approval.  

Planning Department Recommendation
X Approve as submitted

Approve with conditions or revisions as noted
Alternative
Statutory Denial

Prepared By:

Tory Carpenter, CNU-A Planner December 9, 2014
Name                                                         Title                                       Date

The Commission's Responsibility:

The Commission is charged with making the final decision regarding this proposed Subdivision 
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, disapprove, or to statutorily deny (an action that keeps the 
applicant "in process") the plat.





























City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#13-748, Version: 1

AGENDA CAPTION:

Receive a Staff update and hold discussion regarding CodeSMTX, a re-write of the City’s Land Development

Code.

Meeting date:  December 22, 2014

Department:  Development Services

Funds Required:  0

Account Number:  NA

Funds Available:  NA

Account Name:  NA

CITY COUNCIL GOAL:  Enhance the Image of San Marcos

BACKGROUND:

Staff will give an update on the first two phases of the CodeSMTX project.  The Code SMTX project is a re-

write of the Land Development Code which began in July 2014 and is scheduled to be completed in the

summer of 2015.
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Street Plans Collaborative
m u l t i -m o d a l   t r a n s p o r t a t i o n   p l a n n i n g

Dover, Kohl & Partners
t o w n   p l a n n i n g 

Town Planning & Urban Design 

Collaborative (TPUDC)
c o d e   e x p e r t i s e   &   l e g a l   a n a l y s i s

Daedalus Services
e c o n o m i c   a n a l y s i s
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Comprehensive Plan Direction



Outreach Effort



Brand Your Neighborhood Results
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Code Rodeo



Code Rodeo



Themes from the Code Rodeo

• preserve water quality & access to river
keep the river crystal clear, but add access to river, bicycle & walking paths 

• more balanced transportation network
bikes, pedestrians, transit & funding for each

• cool, varied places to live
smart, green, a wider range of options (living, workplaces, entertainment)

• real centers for new development
“found” new areas w/ places at center; make it easier to do what the city 

wants; add overall  connectivity

• protect & enhance existing neighborhoods

keep farms (where owners are interested), keep neighborhood character





Thursday to Wednesday: Open Studio: 215 S. Walker AvenueStudio

Design Studio
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build-out over time: Midtown Example

existing conditions, aerial view



build-out over time: Midtown Example

existing conditions, aerial view



build-out over time: Midtown Example

Street improvements: safer for pedestrians, bicyclists, etc.



build-out over time: Midtown Example

A possible “first mover”



build-out over time: Midtown Example

Redevelopment in small increments over time



build-out over time: Midtown Example

A larger possible increment



build-out over time: Midtown Example

Long term, much renovation, some exiting buildings will remain
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Next Steps



Next Steps

• Workshops
- Environmental Standards Workshop - February

- Neighborhood Workshops – March, April, May

• Review of Draft Code

• Think Tank 



Questions



Members

Council appointed nine citizens from a variety of 
perspectives in July 2014 to help guide CodeSMTX

1

‣ Be a sounding board / 
first filter 

‣ Identify and help 
address issues and 
concerns 

‣ Provide direct input on 
Code as developed 

‣ Engage public  
‣ Identify and include 

stakeholders

Perspectives Charge

‣ John David Carson (C) 
‣ Sofia Nelson (VC) 
‣ Shawn Dupont 
‣ Diann McCabe 
‣ Betsy Robertson 
‣ Patrick Rose 
‣ David Singleton 
‣ Tom Wassenich 
‣ Chris Wood

‣ Construction 

‣ Engineering 

‣ Environment  

‣ Local Business 

‣ Neighborhoods 

‣ Planning 

‣ Real Estate 

Overarching Objective: Code in Alignment with Comp Plan That Works



Project Timeline

The Think Tank has had five formal meetings to 
date focused on a number of topics

2
Posted, Open Meetings at a Variety of Locations Throughout the City

Think Tank Education

“Brand Your Neighborhood”

Code Rodeo

WQPP/TMP Coordination

Area of Stability Strategy

Draft Code Assessment
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Current | Upcoming Focus Topics

We continue to identify issues and work with staff 
and the consultants on solutions

• Engaging under represented segments of the City 
• Incorporate Comp Plan goals and objectives not yet discussed 
• Strategy for coding Areas of Stability 
• Strategy for developing Neighborhood Character Studies 
• Environmental Workshop with Water Quality Protection Plan 
• Process for pre-approved Regulating Plans developed during Rodeo 
• Aligning CodeSMTX and Transportation Master Plan 
• Effectively Modeling Costs 
• Engaging the University 
• Fostering incrementalism and affordability 
• …

3
The Think Tank Will Bring Recommendations to Council, As Needed



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#13-756, Version: 1

AGENDA CAPTION:

Receive a Staff update and provide direction to Staff regarding 2016-2025 10-Year Capital Improvements

Program Update.

Meeting date:  December 22, 2014

Department:  Engineering and Capital Improvements

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

CITY COUNCIL GOAL:  Big Picture Infrastructure

BACKGROUND:

Staff will discuss the process for the 2016-2025 10-Year Capital Improvements Program Update to receive

feedback and direction on schedule, detail for projects, public input, etc.
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