
 

 

 
Code SMTX Think Tank Meeting 

Wednesday, April 1, 2015 

6:00 pm 
U 

Old Fish Hatchery Building – 201 CM Allen Pkwy 

AGENDA 

 

 

 

1. Call to Order 

 

2. Roll Call 

 

3. 30 Minute Citizen Comment Period.  The Think Tank welcomes citizen comments.  Anyone wishing to 

speak must sign in with the secretary before the meeting and observe a three-minute time limit. 

 

4. Approval of Minutes from March 4, 2015  

 

5. “What does this code do” Presentation 

 

6. Council Interim Workshop Update 

 

7. Neighborhood Workshop Update 

 

8. Draft Review Timeline 

 

9. Open Items 

a. Outreach Process 

b. University Meeting 

c. Employment Centers 

d. Economic Modeling 

e. Regulating Plan Process 

 

10. Questions from the Press and Public. 

 

11. Adjourn. 

 



MINUTES OF THE REGULAR MEETING OF THE 1 
CODE SMTX THINK TANK 2 

MARCH 4, 2015, 6:30 p.m. 3 
The Meadows Center for Water and the Environment 4 

W. Laurel St./ San Marcos Springs Dr. 5 
 6 
THINK TANK MEMBERS PRESENT:  John David Carson 7 
       Shawn Dupont 8 

Chris Wood 9 
       Sofia Nelson 10 
       Diann McCabe 11 
       Tom Wassenich 12 
       Betsy Robertson 13 
       Patrick Rose 14 
 15 
STAFF PRESENT: Shannon Mattingly, Director of 16 

Development Services 17 
Kristy Stark, Assistant Director of 18 
Development Services 19 

       Abby Gilfillan, Permit Center Manager 20 
       Alison Brake, Planner 21 

Amanda Hernandez, Planner 22 
       Will Parrish, Planning Technician 23 
       Andrea Villalobos, Planning Technician  24 
       Jared Miller, City Manager 25 
       Laurie Moyer, Director of Engineering & 26 

CIP 27 
Kevin Burke, Economic and Development 28 
Coordinator 29 
 30 

Call To Order 31 
 32 
With a quorum present, the Think Tank Meeting was called to order by Chair John David Carson 33 
at 6:38p.m. on Wednesday March 4, 2015 at the Meadows Center for Water and the 34 
Environment, W. Laurel St./ San Marcos Springs Dr., San Marcos, Texas.  35 
 36 
30-Minute Citizen Comment Period 37 
 38 
There were no comments. 39 
 40 
Approval of Minutes from February 4, 2015 41 
 42 
A motion carried for approval of the Minutes from February 4, 2015. 43 
 44 
Presentation and Discussion of the Transportation Master Plan 45 
 46 



Consultants with HDR Engineering, Inc. presented an overview of the Transportation Master 1 
Plan.  2 
 3 
Chair John David Carson commented that narrowing traffic lanes will be important for safety 4 
and cost. Chair Carson also suggested implementing more mass transit options versus adding 5 
more surface parking in and around San Marcos and the University. 6 
 7 
Abby Gillfillan stated that transportation alternatives in the Character-Based zoning districts will 8 
need to fit a form-based style. 9 
 10 
Citizen, Mark Taylor, commented that introducing greenways and nature into the Transportation 11 
Master Plan will be an important asset for San Marcos. 12 
 13 
Vice Chair Sofia Nelson commented that the Transportation Master plan will need to coordinate 14 
closely with the Neighborhood Character Studies.  15 
 16 
Discussion of Recommendation Format to P&Z / City Council 17 
 18 
Chris Wood suggested to defer this discussion item until the Think Tank has received a copy of 19 
the draft code. 20 
 21 
Shannon Mattingly commented that in order to avoid reading duplicate text, it is important for 22 
Staff to review the code prior to the Think Tank. Shannon stated that the Think Tank will need to 23 
be the technical reviewers of the new code. 24 
 25 
Abby Gillfillan stated that staff will present big ideas within the code to the Think Tank at the 26 
April Think Tank meeting. Abby stated that the Think Tank members should communicate these 27 
big ideas within the code to their representative stakeholder groups and also gather comments. 28 
 29 
Chair Carson recommended that the Think Tank recommendation include major issues, point out 30 
important sections, and collectively articulate arguments and perspectives. 31 
 32 
Shannon Mattingly suggested that the Think Tank consider formatting the Planning and Zoning 33 
and Council Recommendation with big-discussion items. 34 
 35 
Draft Code Update 36 
 37 
The Think Tank requested not to discuss this item and move on to the next agenda item. 38 
 39 
Open Items 40 
 41 

a. Council Interim Workshop Update 42 
 43 
Shannon Mattingly informed the Think Tank that on March 30, 2015 the City Council 44 
will hold a workshop to discuss the Preferred Scenario Process (PSA) and to discuss 45 
bonus density associated with the height warrant process. Shannon stated that the 46 



Preferred Scenario Process is designated within the City of San Marcos Comprehensive 1 
Plan, Vision San Marcos. Shannon stated that bonus density options may include 2 
affordable housing, additional green space, or hike and bike trails. 3 

 4 
Chair Carson stated that changes to the height warrant process and the Preferred Scenario 5 
Process can be addressed within Code SMTX. 6 
 7 
A motion was made to defer agenda items (b) through (f) to the April Think Tank 8 
Meeting. 9 

 10 
b. Outreach Process 11 

 12 
c. University Meeting 13 

 14 
d. Employment Centers 15 

 16 
e. Economic Modeling 17 

 18 
f. Regulating Plan Process 19 

 20 
 21 
Questions from the press and public 22 
 23 
There were no questions from the press or public. 24 
 25 
Adjourn 26 
 27 
THERE BEING NO FURTHER BUSINESS, THE MEETING ADJOURNED AT 8:36 28 
P.M. 29 
 30 
________________________________       ____________________________________ 31 
John David Carson, Chair             Patrick Rose            32 
 33 
__________________________________      ___________________________________      34 
Sean DuPont Diann McCabe 35 
 36 
___________________________________    ___________________________________      37 
Chris Wood Sofia Nelson, Vice Chair 38 
                      39 
___________________________________    ___________________________________      40 
David Singleton Betsy Robertson 41 
 42 
___________________________________       43 
Tom Wassenich 44 
 45 
ATTEST: 46 



 1 
____________________________________ 2 
Andrea Villalobos, Planning Technician 3 





5. “What does this code do presentation”



General 
Overview 

• What is Changing

Chapters

• Executive 
Summary of each 
chapter

Concepts

• Detail on Specific 
Code Language 
and Topics

Think Tank CodeSMTX Review Process



General Overview 

• What is changing

Chapters

• Executive Summary of each 
chapter

Concepts

• Detail on Specific Code 
Language and Topics

Tonight’s Agenda

Presentation and Discussion of the 6 major 

changes in development through CodeSMTX

Discussion and provide feedback on items that 

need to be pulled for specific direction beginning 

in May

April 1 April 15 May 6



General Overview 

• What is changing

Chapters

• Executive Summary of each 
chapter

Concepts

• Detail on Specific Code 
Language and Topics

April 15 Agenda

Executive Summary for each Chapter Highlighting how the 

chapter specifically addresses each of the 6 elements of 

CodeSMTX

Discussion and provide feedback on items that need to be 

pulled for specific direction beginning in May

April 1 April 15 May 6



General Overview 

• What is changing

Chapters

• Executive Summary of each 
chapter

Concepts

• Detail on Specific Code 
Language and Topics

May 6 Agenda
Proposed Code Language addressing a specific topic will be 

provided and discussed.  Suggested Topics may include:

- Comprehensive Plan and Preferred Scenario Map Amendments

- New Translation Table 

- Development in Medium and High Intensity Areas

- Development in Employment Centers

- Development along Corridors

- Code Changes Affecting Existing Neighborhoods

April 1 April 15 May 6



6 New Elements being 

proposed through CodeSMTX

1. Better Alignment to the 

Comprehensive Plan

2. More User-Friendly

3. Simplified Permitting and 

Less Subjective Approvals

4. Medium & High Intensity Areas 

become Character-Based Zoning

5. More meaningful Preservation 

and Environmental Standards

6. Focus on Affordability



Better Alignment to the Comprehensive Plan



Better Alignment to the 

Comprehensive Plan

• Corridors

• Neighborhoods

• Character Districts



Street networks 

and character-

based zoning to 

facilitate 

development in 

desired locations

Better Alignment to the 

Comprehensive Plan



More User Friendly



Current zoning description Proposed Code zoning description

More User Friendly



Distinct processes for appeals  

Variance
to ZBOA

Deviation
Use-based 

provisions/standards

OR

More User Friendly



Better defined PDDs 

less subjective approvals



Medium & High Intensity Areas become 

Character-Based Zoning



Existing SmartCode merge/translate 

into Character Districts

character-based zoning in intensity & employment areas



Medium & High Intensity Areas become 

Character-Based Zoning Districts

character-based zoning in intensity & employment areas



More meaningful Preservation 

and Environmental Standards



Cluster development preserves green space

better preservation standards



Green Infrastructure and 

Light Imprint Design

best management practices in sustainable development



Affordability



Alternative housing types with use of 

small lots & accessory dwelling units

affordability



Affordability

• Opportunities for Less Infrastructure

• Opportunities for Alternative Housing types

• Smaller Lots

• Expansion of Accessory Dwelling Units



6. Council Interim Workshop Update



Council Workshop
March 30, 2015



Timing 
PSA Calendar and upcoming amendments

CodeSMTX
Relationship to the Preferred Scenario

Height Warrants 
Options for addressing additional Height in the Code



Ju
ly

, 
2

0
1

5

Application 
Deadline & 
Summary

A
u

g
u

s
t,

 2
0

1
5

Stakeholder 
Meeting

Create Backup 
Documentation

Work with 
applicant, 
as needed

P&Z Update

S
e

p
te

m
b

e
r,

 2
0

1
5

Council 
Update

Draft Staff 
Report

Work with 
applicant, 
as needed

P&Z Action O
c
to

b
e

r,
 2

0
1

5

Council Action

Zoning 
Application 
Accepted

N
o

ve
m

b
e

r,
 2

0
1

5

Final Council 
Action

Zoning 
Application 
Considered by 
P&Z

Fall 2015 Preferred Scenario Amendment (PSA) 

Process Timeline



Preferred Scenario Amendment (PSA) 

& CodeSMTX Process Overlap

July
2015

• Fall PSA
Process 
Begins

August-
October
2015

• PSA Review 
& Action

November
2015

• Fall PSA
Process 
Complete

December
2015

• CodeSMTX 
Adoption

January
2016

• Spring PSA
Process 
Begins

CodeSMTX Review & Public Comment Period



Current 2 times  per year PSA process

January

Winter Application 

Deadline & Summary

February

Winter Review

March

Winter Review

April

Winter Action

May

Winter Process 

Complete

June July

Fall Application 

Deadline & Summary

August

Fall Review

September

Fall Review

October

Fall Review

November

Fall Action

December

Fall Process Complete



Option for 3 times  per year PSA process

January

Winter Application 

Deadline & Summary

February

Winter Review

March

Winter Review

April

Winter Action

Summer Application 

Deadline & Summary

May

Winter Process 

Complete

Summer Review

June

Summer Review

July

Summer Review

Fall Application 

Deadline & Summary

August

Summer Action

Fall Review

September

Summer Process 

Complete

Fall Review

October

Fall Review

November

Fall Action

December

Fall Process Complete



Option for 4 times  per year PSA process

January

Winter Review

Fall Process Complete

February

Winter Review

March

Winter Review

Spring Application 

Deadline & Summary

April

Winter Action

Spring Review

May

Winter Process 

Complete

Spring Review

June

Spring Review

Summer Application 

Deadline & Summary

July

Summer Review

Spring Action

August

Summer Review

Spring Process 

Complete

September

Summer Review

Fall Application 

Deadline & Summary

October

Fall Review

Summer Action

November

Fall Review

Summer Process 

Complete

December

Winter Application 

Deadline & Summary

Fall Action



The Vision 

Land Use Based 

Comprehensive Plan to Intensity 

Based Comprehensive Plan

Current Translation Table is a 

temporary fix



Why is it important to align the Code and 

the Comprehensive Plan

Frequency of Requests Predictability of Request

Medium and High Intensity Areas need to support 

complete communities that require the infrastructure 

to support those communities

 CodeSMTX will create Intensity Based districts that 

require the character of development envisioned 

in the Comp Plan for Medium and High Intensity 

Areas

Comprehensive Plan Amendments should be a big 

deal and they shouldn’t happen often

 CodeSMTX will address allowing appropriate levels 

of development within Areas of Stability as 

intended by the Comprehensive Plan without the 

requirement of a PSA



Preferred 
Scenario Map 

•Process

•Corridors

•Refinement 
of 
Neighborhood 
Areas

New Zoning 
Districts

•Character 
Based Zoning

•Requires 
Services to 
support 
Density

Translation 
Table

•Account for 
new areas

•Simplified

How will CodeSMTX Address PSA Process



History of Height Downtown
 Downtown Height Overlay District – Max 4 stories

 2008 - Downtown Master Plan – Recommends a Form Based Code that would allow 

80’ or up to 6 stories in some areas while preserving the character around  the 

Courthouse with lower heights

 2011 – SmartCode is Adopted Downtown 

 2012 – Design Guidelines are Adopted to provide methods to mitigate potential impact 

of height.

2008 Downtown 

Master Plan graphic



Current Smart Code Ordinance Requirements for Height > 3 stories 

CONTEXTUAL HEIGHT 

STEP DOWN REQUIREMENT 

a. A step down in height is required for all buildings adjacent to a

Sensitive Site.

b. A maximum height of three stories is permitted within 25 feet of a side

property line adjoining a Sensitive Site.

c. A maximum height of three stories is permitted within 12 feet of a front

property line across the street from a Sensitive Site.

VARIED UPPER FLOOR MASSING REQUIREMENT 

a. A minimum of 40% of the building facade over three stories in height

shall be set back a minimum of 20 feet from the front building wall, or

b. A minimum of 50% of the building facade over three stories in height

shall be set back a minimum of 15 feet from the front building wall.



Current Smart Code Design Guidelines for Height

Design Contexts

Preserve key public views up the hill to campus.

Maintain compatibility with Courthouse Square.

Minimize impacts from higher scale development on the character of 

adjacent residential neighborhoods. Provide a transition in scale between 

the T5 zone and the neighborhoods.

An increased density at and surrounding the future rail stop is 

desired.

The intent for the approach area is to provide corridors between 

the highway and downtown.



Overarching Guidelines Related to Height in 

Downtown Design Guidelines



Lawrence, KS; Population 90,000

Density Bonus Program 

Highlights

• An incentive-based tool that 

permits an increase in 

development potential in 

exchange for helping the 

community achieve Comp 

Plan Goals

• Points are redeemed at the 

rate of 1 story per 100 

points earned

Code Requirement

 6 stories Max at Corner; 5 stories Max mid - block

• 2 stories Min



Miami, FL; Population 417,000

Density Bonus Program 

Highlights

• In exchange for additional building 

capacity, a developer must provide 

the public benefit either on-site, off-

site, or payment into the Miami 21 

Public Benefits Trust Fund.

• The Trust Fund provides a funding 

source for projects that will benefit 

the public including: affordable/ 

workforce housing, parks/ open 

space, historic structures, 

brownfield development, green 

building

Code Requirement

Additional height is only permitted in T6 district

Additional Height in T5 is only for an equivalent sq. ft. of affordable/ workforce housing



7. Neighborhood Workshop Update



SMTXNeighborhoods



April 11 – Eastern; 1:30 – 3:30; KAD Store

April 18 – Northwest Hills; 10 – 12; First Lutheran

April 18 – Northern Neighborhood

May 2 – Western

May 9 – Heritage

May 11 – Willow Creek

Neighborhood Workshop Schedule



Partnerships

2. Spring 

Concert Series
5. Childcare 

at each 

Workshop

3. SUPO - TxSTATE1.Sustainability 

Open Houses

4. CIP Meetings

6. CONA



Mailers – Arrive on April 3 in Eastern 
Neighborhood

Door Hangers – Began placing on Monday

Direct outreach with Neighborhood 
Representatives

San Marcos Minute 

Facebook Video

Email Blasts

Outreach Efforts 



Workshop Objective

 Part I - Introduction and purpose

 Part II – Map Exercise –

 Identifies Preservation Areas, Corridors, Transitions, and Re-

development areas

 Needed Services – ¼ mile walk

 Transportation Connections

 Part III – Neighborhood Objectives

 Apply Policies from Vision San Marcos in each Neighborhood

 Groups will work on formulating specific objectives for there 

Neighborhoods



7. Draft Review Timeline



Spring Summer Fall/ 

Winter

2015

timeline

2014

June July October

Think Tank

Meeting

Think Tank

Meeting

Think Tank

Meeting

Think Tank

Meeting

Think Tank

Meeting




