
 
Code SMTX Think Tank Meeting 

Wednesday, October 21, 2015 

6:00 pm 
U 

LBJ Museum, 131 N Guadalupe St 

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 September 16, 2015 

 

5. Receive a presentation and discuss themes presented at the September 30 Joint Workshop 

 

6. Review and Discuss Think Tank Response to September 16 Issue Exploration Items 

 

7. Issue Exploration  

 

a. Employment Districts 

b. Parking 

 

8. Reflection and Discussion on Think Tank Review Process 

 

9. Next Steps 

a. Future Agenda Items 

b. October 23 - Initial Working Draft for Public Review 

c. November 10 CodeSMTX Open House 

d. Outreach Efforts 

 

10. Questions from the Press and Public. 

 

11. Adjourn. 

 

 

 

  



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

SEPTEMBER 16, 2015 3 
San Marcos Activity Center 4 

501 E Hopkins 5 
 6 

 7 
THINK TANK MEMBERS PRESENT:  John David Carson 8 

Monica McNabb 9 
       Betsy Robertson 10 

Tom Wassenich 11 
Chris Wood 12 
David Singleton 13 

 14 
STAFF PRESENT: Shannon Mattingly, Director of Planning 15 

and Development Services 16 
       Abby Gillfillan, Permit Center Manager 17 
       Andrea Villalobos, Planning Technician  18 

Andrew Rice, Planning Intern 19 
Diane Miller, Civic Collaboration  20 

 21 
Call To Order 22 
 23 
With a quorum present, the Think Tank Meeting was called to order by Chair John David Carson 24 
at 6:06 p.m. on Wednesday, September 16, 2015 at the San Marcos Activity Center, 501 E 25 
Hopkins, San Marcos, Texas. 26 
 27 
30-Minute Citizen Comment Period 28 
 29 
There were no citizen comments. 30 
 31 
Approval of Minutes from August 5, 2015 and September 16, 2015 32 
 33 
Chair John David Carson noted a correction to the attendance roster on August 5. The August 5 34 
minutes have been corrected to reflect this change. A motion was made by Tom Wassenich, 35 
seconded by David Singleton that the August 5 and September 2 minutes be approved. The 36 
motion carried with Monica McNabb and Betsy Robertson abstaining.  37 
 38 
Announcements regarding the replacement of certain Think Tank members 39 
 40 
Chair Carson announced that Sofia Nelson has provided her resignation as a Think Tank 41 
member. The position will be filled at a later date by City Council. 42 
 43 
Review and Discussion of Think Tank Response to September 2 Issue Exploration Items 44 
 45 



Abby Gillfillan provided a summary of topics discussed at the September 2 Think Tank Meeting: 1 
Zoning Translation Table, New Zoning Districts, Planned Development Districts (PDDs), 2 
Accessory Dwelling Units, and Conventional District Changes.  3 

 4 
Betsy Robertson requested to add “if not written properly” before the unmet interest statement 5 
within the New Zoning Districts discussion topic worksheet. Betsy expressed concerns regarding 6 
the half block provision for Character Districts. Betsy requested to consider modification to the 7 
size limitations under the “Solution” category of the discussion topic worksheet. Staff will 8 
brainstorm possible alternatives. 9 
 10 
Chair Carson suggested to count existing parking spaces towards the Accessory Dwelling Unit 11 
parking requirements. Chair Carson requested that this comment be added as a met interest 12 
within the discussion topic worksheet and to move ‘scale and proportionality’ as a solution 13 
within the worksheet. 14 
 15 
Chris Wood requested to add the following statement as an unmet interest within the 16 
Conventional District Changes discussion topic: “Accommodations need to be made for existing 17 
conditions, especially when changing existing zoning.” The following statements were requested 18 
to be added as a met interest within the topic: “A met interest is that the proposed changes to the 19 
conventional zoning districts help create a more functional and usable property. It also increases 20 
the predictability of the product, which is important to neighborhoods and property owners.” 21 
 22 
Issue Exploration – Character Districts 23 
 24 

a. General Overview 25 
 26 
Abby Gillfillan provided an overview of the proposed Character Districts within the 27 
Intensity Zones. 28 
 29 

b. Development Process 30 
 31 
A met interest identified by the Think Tank includes, “creating a separate process that 32 
facilitates a request to deviate from uses or standards.” Chair Carson expressed 33 
concerns regarding the importance of not adversely affecting possible points of 34 
deviation from the code. Abby commented that this will be a topic in the future. 35 
Shannon Mattingly, Director of Planning and Development Services, commented that 36 
adding well-thought criteria and guidelines could potentially assist Commissioners 37 
with their decisions.  38 
 39 
The Think Tank commented that a development process that assists Commissioners 40 
and City Council with their decisions by providing guidelines and design standards 41 
would prove to be a met interest. 42 

 43 
c. Employment and Light Industrial within Intensity Zones 44 

 45 



Abby explained that Light Industrial uses within Intensity Zones will be allowed 1 
through a Conditional Use Permit. 2 
 3 
Chair Carson expressed concerns with not allowing manufacturing business or small 4 
metal working shops within Intensity Zones. He requested that there be a few uses 5 
permitted within the Intensity Zones that can be approved through specific criteria 6 
and constraints.  7 
 8 
The Think Tank explored atmospheric and environmental constraints as part of the 9 
proposed criteria used to analyze the viability of Light Industrial uses within Intensity 10 
Zones. 11 
 12 
One met interest identified by the Think Tank includes providing filters for noise and 13 
noxious uses. 14 
 15 

d. Architectural Standards 16 
 17 

Abby discussed that Design Standards will help create form and pedestrian scale 18 
within Intensity Zones. 19 
 20 
Chair Carson requested that the multi-family design and material standards not apply 21 
to Downtown projects. He further requested that the design intervals within the code 22 
be adjusted to provide flexibility, and that certain requirements such as varied upper 23 
floor massing can have significant financial implications. 24 
 25 
One met interested identified by the Think Tank is that standards that prohibit overly 26 
massive buildings can foster pedestrian character. 27 
 28 
David Singleton comments that we may be adding things into the code that are not 29 
necessarily issues that are currently seen in San Marcos. 30 

 31 
Next Steps 32 
 33 

a. Future Agenda Items 34 
 35 

Abby Gillfillan discussed that the October 7 Think Tank meeting will focus on 36 
environmental topics. 37 

` 38 
b. September 30 Joint P&Z and City Council Workshop 39 

 40 
Abby Gillfillan requested that the Think Tank attend the September 30 joint 41 
workshop. 42 
 43 

c. Outreach Efforts 44 
 45 
Abby Gillfillan provided an overview of outreach efforts. 46 



 1 
Questions from the press and public 2 
 3 
There were no questions from the press or public. 4 
 5 
Adjourn 6 
 7 
THERE BEING NO FURTHER BUSINESS, THE MEETING ADJOURNED AT 8:22 8 
P.M. 9 
 10 
__________________________________        ___________________________________ 11 
John David Carson, Chair              Betsy Robertson, Vice-Chair 12 
 13 
__________________________________      ___________________________________      14 
Shawn DuPont Diann McCabe 15 
 16 
___________________________________    ___________________________________      17 
Chris Wood Sofia Nelson 18 
                      19 
___________________________________    ___________________________________      20 
David Singleton Tom Wassenich 21 
 22 
___________________________________       23 
Monica McNabb 24 
 25 
ATTEST: 26 
 27 
____________________________________ 28 
Andrea Villalobos, Planning Technician 29 



CHARACTER DISTRICTS 
 

SEPTEMBER 16, 2015; ISSUE EXPLORATION 

 

 

Vision San Marcos Comprehensive Plan:  

Neighborhoods and Housing Goal #2: “Revise development codes in 

Intensity Zones to allow and streamline the process for appropriate uses and 

densities” 

 

Current Code Provisions 

Smartcode (SC) zoning is achieved for properties greater than 40 acres.  If no deviations are proposed the 

request is heard as a straight zoning change with no negotiations.   

 Deviations that meet the intent of the code are called warrants and may be approved by the P&Z.   

 Deviations from standards that do not meet intent are variances and are heard by the ZBOA and 

must meet hardship criteria. 

Initial Proposed CodeSMTX Strategy 

 

Character Districts greater than 20 acres are Character Based Planning Areas. Character districts between 

5 acres or ½ block and 20 acres are individual districts.  Both are achieved through straight zoning. 

 Deviations from standards are specific adjustments.  Specific Adjustments: 

o Are identified specifically as an option in the code 

o Approved by the Planning Commission  

o Have criteria for review included in the code 

 Deviations from uses are Conditional Use Permits.  Conditional Use Permits: 

o Are identified as conditional on the Land Use Matrix in each zoning district 

o Approved by the Planning Commission 

 

The Development Process



TT Discussion/ Response 

Does the Proposed CodeSMTX Strategy meet the Comprehensive Plan goals and the interests of 

stakeholder groups? 

Met Interests: 

Separate out process for asking for a deviation for use and a deviation for standards. 

 

Unmet Interests: 

Not adversely impacting possible points of deviation 

 

 

 

 

Brainstormed Solutions 

None 

Final Proposed CodeSMTX Strategy 

 

 

 

 

 

 

 

 



 

 

Vision San Marcos Comprehensive Plan:  

The Land Use Intensity Matrix indicates that light industrial would be 

permitted through a CUP process for New Development in Intensity Zones 

and not recommended in Downtown or Midtown.   

Current Code Provisions Manufacturing on the ground floor is permitted by Warrant in T5  

Proposed CodeSMTX Strategy 

 

 Light Industrial is a Conditional Use in Character District 5 

 Special Districts are available within a Character Based Planning Area and require approval through 

City Council following a zoning change process 

  

Employment and Light 
Industrial



TT Discussion/ Response 

Does the Proposed CodeSMTX Strategy meet the Comprehensive Plan goals and the interests of the 

stakeholder groups? 

Met Interest: 

Provides an additional filter to identify if there are any noxious uses 

Unmet Interest: 

Would like to see a few things that could be done “by right” as long as they fit within certain constraints. 

 

 

 

 

Brainstormed Solutions 

None 

Final Proposed CodeSMTX Strategy 

 

 

 

 

 

 

 

 



 

 

 Vision San Marcos Comprehensive Plan:  

Neighborhoods and Housing Goal #2: “Revise development codes in Intensity 

Zones to allow and streamline the process for appropriate uses and 

densities” 

 

Current Code Provisions 

Currently the following Architectural and Design Standards are in place Downtown: 

 Full masonry on all Multi-Family projects 

 Contextual Height Step-Downs 

 Expression Requirements 

 Upper Floor Window Design 

 Varied Upper Floor Massing 

 Ground floor residential is required to be elevated 2’ above the sidewalk 

 70% min clear glazing is required for all shop front frontages 

 30% min clear glazing required for all other frontage types 

Proposed CodeSMTX Strategy 

 

CodeSMTX is proposing to continue all of these requirements in Downtown 

CodeSMTX is proposing to expand the following standards to other CD-4 and CD-5 Districts: 

 Contextual Height Step-Downs 

 Expression Requirements 

 Varied Upper Floor Massing 

 Ground floor residential is required to be elevated 2’ above the sidewalk in CD-5 

 70% min clear glazing is required for all shop front frontages 

 30% min clear glazing required for all other frontage types 

  

Architectural Standards



TT Discussion/ Response 

Does the Proposed CodeSMTX Strategy meet the Comprehensive Plan goals and the interests of the 

stakeholder groups? 

 

Met Interest:  

Prevent overly massive building and can foster pedestrian character 

Unmet Interest: 

 Concern over articulation requirements that create homogeneous environments 

 Varied upper floor massing can have significant economic implications 

 We may be putting things in the code that are not necessarily issues we have right now in San 

Marcos 

 We need to avoid arbitrary requirements that have unintended consequences 

 

Brainstormed Solutions 

 Adjust intervals for articulations and 

make sure there is some flexibility 

 Step back over five stories rather than 

three 

 If economically unfeasible to do step 

back, need an alternative approach 

Final Proposed CodeSMTX Strategy 

 

 

 

 

 

 

 

 

 



CHARACTER DISTRICTS 
 

October 21, 2015; ISSUE EXPLORATION 

 

 

Vision San Marcos Comprehensive Plan:  

“Employment Centers are appropriate for industrial, large office park and 

intensive commercial uses.  Typically these uses are located on large sites 

with excellent road and rail access and access to water and sewer 

infrastructure.” 

Goals: 

 “Expedite the entitlement process for high performance local or 

preferred industry employers locating in Employment Centers or 

Preferred Scenario” 

 “Develop Industrial Settings that provide shovel ready opportunities 

for prospective companies” 

 “Increase the amount of Class A office and industrial space that is 

attractive to target industries” 

 

Current Code Provisions 

The Land Development Code currently has several commercial districts with relatively similar standards 

utilized to regulate development in commercial and industrial settings including the following zoning 

districts and standards:  

Zoning Districts 

 General Commercial (GC); Heavy Commercial (HC); Light Industrial (LI); Heavy Industrial (HI) 

Standards 

 Lot Dimensions: 50’ minimum width 

 Use Standards: No Residential 

 Setbacks: 5’ to 10’ minimum side and 20’ – 25’ minimum front 

 80 – 85% impervious cover 

 10% Landscaped Area 

 Horizontal and Vertical Articulation every 50’ in HC and GC 

 Material requirements in HC and GC 

Employment Centers



Initial Proposed CodeSMTX Strategy 

 

CodeSMTX is proposing standards that are flexible enough to accommodate Intensive or Specialized Uses 

while supporting an attractive environment for target industries.  CodeSMTX is proposing three separate 

districts with distinct standards and regulations to support Regional Retail, Office, and Industrial 

Employment Districts.  Below is a breakdown of the proposed standards in these districts: 

 

ED - Regional Retail – Intended for Big Box Stores and accessory retail services 

 Lot Dimensions: 50’ Minimum Frontage on Public Street or Platted Internal Accessway;  

 Use Standards: No Residential  

 Setbacks: 5’ to 10’ Min; Front 15’ Min 

 Parking Location: Any Layer 

 Internal Circulation System Required - with parking/ sidewalks/ Trees/ limited drives (See attached 

Illustration) 

 Individual Parking Pods: 70,000 Sq Ft Max (See illustration) 

 Landscape or wall at frontage to screen parking areas 

 Articulation Standards 

 Material Standards 

ED – Office -  Intended for Large or smaller format office parks 

 Lot Dimensions: 50’ Minimum Frontage on Public Street;  

 Use Standards: No Residential 

 Setbacks: 5’ to 10’ Min; Front 15’ Min 

 Parking Location: 2nd Layer 

 Internal Circulation System Required – with parking/ sidewalks/ Trees/ limited drives 

 Individual Parking Pods: 60,000 Sq Ft Max (See illustration) 

 Landscape or wall at frontage to screen parking areas 

 Articulation Standards 

 Material Standards  

 Glazing Requirements 

ED – Industrial – Intended for large format Industrial Development and Employment Centers 

 Lot Dimensions: 50’ Min Frontage on Public Street 

 Use Standards: No Residential 

 10’ minimum side and 20’ – 25’ minimum front 

 Parking Location: Any Layer 

 Landscaping to screen parking at frontage 

 



TT Discussion/ Response 

Does the Proposed CodeSMTX Strategy meet the Comprehensive Plan goals and the interests of 

stakeholder groups? 

 

 

 

 

 

Brainstormed Solutions 

 

Final Proposed CodeSMTX Strategy 

 

 

 

 

 

 

 

 



 

 

Vision San Marcos Comprehensive Plan:  

Develop a plan to reduce congestion and parking issues caused near 

campus and in dense housing areas. 

Current Code Provisions Current Parking requirements are attached here for both the LDC and the Smart Code.   

Proposed CodeSMTX Strategy 

 

CodeSMTX is proposing the following updates to the parking standards in CodeSMTX: 

 Two sets of parking requirements one for Conventional Districts and one for Character Based 

Districts. 

 No changes to the existing parking requirements in the Downtown. 

 Simplification of the parking table in Conventional Districts 

 Better options for shared parking in conventional and character districts 

 Encourage shared access parking lots in the code 

  

Parking Requirements



TT Discussion/ Response 
Does the Proposed CodeSMTX Strategy meet the Comprehensive Plan goals and the interests of the 

stakeholder groups? 

 

 

 

 

 

Brainstormed Solutions 

 

Final Proposed CodeSMTX Strategy 

 

 

 

 

 

 

 

 

 

 

 

 



 

Example of an Internal Accessway with Parking Sidewalks and Street Trees 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Current Architectural  and Material Standards









Smartcode Parking Requirements









LDC Parking Requirements













The Vision San Marcos Comprehensive 
Plan, adopted in 2013, is one of the most 
important tools our city has to guide 
growth in an eff ective, orderly manner that 
is consistent with the desires of the 
community. 

Code SMTX will update the Land 
Development Code with new options 
and tools to shape HOW growth occurs 
in order to achieve the policies, goals, and 
objectives identifi ed in the Comprehensive 
Plan. Join fellow community members, 
land owners, and professionals for an 
Open House to explore Code SMTX and 
see how Vision San Marcos is being 
implemented.

www.sanmarcostx.gov/codesmtx

Vi i S M C h i

Exploring Code SMTX
Open House

Realizing Our Community Vision with Code SMTX

Creating places to accomodate the City’s Growing Population

10 am - 8 pm
SAN MARCOS

 ACTIVITY CENTER
501 E Hopkins Street, Room 3

For more information contact the Planning & 
Development Services Department:
512.393.8230 or planning_info@sanmarcostx.gov

NOVEMBER 10

10 minute presentations 
every hour on the hour.

View information and plans 
at one of 5 stations.

Provide feedback on Code 
SMTX Strategies.

LISTEN

LEARN

COMMENT

OPEN HOUSE ACTIVITIES

Photo by Andy Heatwole
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