
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda - Final

630 East Hopkins

San Marcos, TX 78666

City Council Chambers6:00 PMTuesday, January 26, 2016

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 January 12, 2016.1.

PC-15-48_02 (Blanco Vista Tract A) Consider a request by CSF Civil Group, on behalf 

of Brookfield Residential, for approval of a Preliminary Plat for approximately 30.2 

acres, more or less, out of the William Ward League Survey, Abstract 467, located east 

of Blanco Vista Boulevard. (A. Brake)

2.

PC-15-51_02 (Cottonwood Creek Phase 1, Section 4) Consider a request by Ramsey 

Engineering, LLC, on behalf of Cottonwood Creek JDR, LTD, for approval of a 

Preliminary Subdivision Plat of Cottonwood Creek Phase 1, Section 4 for approximately 

5.71 acres, more or less, out of the Farnam Frye, John F Geister, and Charles 

Henderson Surveys, consisting of 52 residential lots located northwest of the 

intersection of Monterrey Oak and Cypress Parkway. (T. Carpenter)

3.

PUBLIC HEARINGS

NON-CONSENT AGENDA
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January 26, 2016Planning and Zoning Commission Regular Meeting Agenda - Final

Receive an update from staff, hold a discussion regarding the Spring 2016 Preferred 

Scenario Amendment process for consideration and hear details on each of the 

applications received and provide direction to staff:

PSA-15-03 Alan Holt - approximately 4.78, more or less, acres located at the 

intersection North IH 35 and East River Ridge Parkway - Employment Center (W. 

Parrish)

PSA-15-04 Hoddar Gharib - approximately 8.58 acres, more or less, approximately 

1/3rd mile east of IH-35 on the north side of Uhland Road - High Intensity (B. Melland)

PSA-15-05 Gunnarson Outdoor - approximately 50.643 acres, more or less, west of 

IH-35 along Posey Road - Employment Center (A. Brake)

4.

V.  Question and Answer Session with Press and Public.

VI.  Adjournment

Notice of Assistance at the Public Meetings

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

Commission was removed by me from the City Hall bulletin board on the 

_____________________________ day of _____________________________

_________________________________________________ Title: 

_________________________________________
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#16-46, Version: 1

AGENDA CAPTION:

Consider approval of the minutes of the Regular Meeting on January 12, 2016.

Meeting date:  January 26, 2016

Department: Planning and 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, January 12, 2016

630 E. Hopkins

I.  Call To Order

II.  Roll Call

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, January 12, 

2016 in the City Council Chambers of the City of San Marcos, City Hall, 630 E. 

Hopkins, San Marcos, Texas. 

Vice Chair Kenneth Ehlers, Chairperson Chris Wood, Commissioner Angie 

Ramirez, Commissioner Jim Garber, Commissioner Travis Kelsey, Commissioner 

Shawn Dupont, Commissioner Saul Gonzales, Commissioner Kate McCarty, and 

Commissioner Douglas Beckett

Present 9 - 

III.  Chairperson's Opening Remarks

1. Introduce Newly Appointed Commissioner

Chair Wood introduced and welcomed newly appointed Commissioner Douglas 

Beckett.

IV.  30 Minute Citizen Comment Period

Camille Phillips stated she was present to speak regarding CUP-15-19 and CUP-15 

32.  She said that the Vertz Kepab will be in the old post office building which is an 

area with great traffic congestion.  Ms. Phillips explained she has to be extra cautious 

because she is afraid to get hit when traveling in the area.  She feels that adding 

another business will make the congestion worse.  She added that there will be 

additional people drinking and driving and will be a hazard.  Ms. Phillips asked the 

Commission to consider the traffic situation.  She pointed out that the CUP-15-32, 

North Street Inc., is very close to the First Presbyterian Church which has been a 

great asset to San Marcos for many years which the First Methodist Church has been 

as well.   She asked the Commission to protect the good things about San Marcos 

which includes our churches.  Ms. Phillips asked the Commission to deny CUP-15-32 

and protect the good things about San Marcos. She added if the request is not denied 

for the Commission to not allow outdoor activities because they are very noisy and 

keep the neighbors awake at night. 

CONSENT AGENDA
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January 12, 2016Planning and Zoning Commission Meeting Minutes

2. Consider approval of the minutes of the Regular Meeting on December 8, 2015.

A motion was made by Commissioner Kelsey, seconded by Commissioner 

Ramirez, that the Consent Agenda be approved. The motion carried by the 

following vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Kelsey, Commissioner Dupont, Commissioner Gonzales, 

Commissioner McCarty and Commissioner Beckett

9 - 

Against: 0   

PUBLIC HEARINGS

3. CUP-15-19 (Verts Kebap) Hold a public hearing and consider a request by Kevin Blackburn, 

on behalf of Verts Kebap LLC, for a new Restricted Conditional Use Permit to allow the sale of 

beer and wine for on-premise consumption at 301 North Guadalupe Street, Ste. 154. 

(A.Villalobos)

Commissioners Kelsey and McCarty recused themselves from the dais.

Chair Wood opened the public hearing. 

Andrea Villallobos, Staff Planning Tech gave an overview of the request. 

Chris Secrest, 719 West San Antonio Street stated he was representing the Church. 

He stated that he provided staff a letter and photos.  He referred to the letter and 

photos he provided to the Commission prior to the meeting and asked the 

Commission to review.  He said that he is not against the sale of alcohol and have 

been good neighbors.  Mr. Secrest pointed out that the issue is the entrance ramp to 

the location and referred to the photos he provided.  He added that Torchy's parking 

lot is weird and is difficult to get in and out and this request is going to increase traffic. 

He asked the Commission to view the egress and ingress due to the heavy traffic in 

the area.   In addition, he asked the Commission to decide if they feel it is safe to add 

alcoholic beverages to the area. Mr. Secrest suggested that a one way in and out 

would be most effective. He explained how difficult it is to safely exit the parking lot. 

Rev. Todd Salmi, 1301 Brown Street said he serves as one of the Pastors at First 

United Methodist Church and spoke in support of his Church members who have 

serious concerns about CUP-15-19 generating traffic.  He added that the Methodist 

Church has been a continued presence in downtown San Marcos for 169 years. Rev. 

Salmi pointed out that the Church is located directly across from the proposed 

request.   He informed the Commission that they have several activities for adults and 

youth 7 days a week.  He said they have welcomed incoming businesses to the old 

Post Office and are patiently waiting for them to work out the traffic issues. Rev. Salmi 

said traffic needs to be addressed and current parking issues should be addressed 

immediately. The exit ramp is dangerous and adding alcohol is clearly dangerous and 

a negligent act.  He suggested a one way  entrance to the parking lot. 
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Mitchell Bonar, 131 Camp Creek Court, Buda Texas, representing Verts Kepab with 

the Management Team said he has been at the location on several occasions and he 

does agree that it is a tricky parking lot.  He said he agrees that the entrance and exit 

could use improvement but blocking his CUP request  when alcohol sales are only 

6-7% of sales is unfair.  He said he was available to answer questions. 

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

A motion was made by Vice Chair Ehlers, seconded by Commissioner Dupont, 

that CUP-15-19 (Verts Kebap) be approved with the  conditions that the 

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

the point system, the permit shall be effective upon the issuance of the 

Certificate of Occupancy, and the CUP shall be posted in the same area and 

manner as the Certificate of Occupancy. The motion carried by the following 

vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Dupont and Commissioner Gonzales

6 - 

Against: Commissioner Beckett1 - 

Abstain: Commissioner Kelsey and Commissioner McCarty2 - 

4. CUP-15-32 (North Street Inc.) Hold a public hearing and consider a request by Chase Katz, 

on behalf of North Street Inc., for a new Conditional Use Permit to allow the sale of beer and 

wine for on-premise consumption at 216 North Street. (A. Villalobos)

Commissioner Kelsey recused himself from the dais. 

Chair Wood opened the public hearing. 

Andrea Villalobos, Staff Planning Tech gave an overview of the request. 

Mike Dillon, 1000 Burleson, along with his wife, Cathy Dillon owners of Crystal River 

Inn stated they are primarily in favor of the request.  He said they have a long history 

with the applicant and just want to make sure that they do what they say they are 

going to do due to the history.  Mr. Dillon commented that he is in support of the bar 

closing at 11 pm or midnight would be wonderful. He mentioned that it seems like it is 

going to be a classy place. Mr. Dillon added that the applicants do cooperate when 

they can and have addressed issues in the past.  He pointed out that they decorate 

the Inn with lights and the lights were torn down again this year as they were the first 

year Zelick's opened.  Mr. Dillon reiterated that they want to make sure they do what 

they say they are going to do.

Cathy Dillon, Mike's wife, said Crystal River Inn has been at the location for 32 years.  

She explained that five years ago the applicants came before the Commission and 

they were in support at the time because they felt it would be an improvement of what 

was previously there.  Ms. Dillon said in many ways it was an improvement and in 
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many other ways it was a nightmare.   She told the Commission that they have to 

forgive them for being skeptical about the expansion to the business. Ms. Dillon 

explained that a buffer will be necessary for the Crystal River Inn to continue doing 

business.  She stated that they spoke to the Katz and they have all agreed to no live 

amplified music. She said she hopes that the conditions are reviewed carefully. 

Seth Katz, 216 North Street stated that the proposed business will improve the 

streetscape and walkability of North Street and coincides with the SmartCode 

philosophy.  The  proposed request is a beer and wine license with hours to midnight 

at the latest.  Mr. Katz added that they have chosen the hours to limit nighttime 

activity. He said their focus is craft beer and wine program.  He said after speaking 

with their neighbors, Mike and Cathy Dillon they recognize their concerns with live 

music noise and preserve their wedding business.  Mr. Katz proposed to modify the 

recommendation of "no outdoor live amplified music" to state "no live music."  Also, in 

order to preserve the wedding business, they have  open lines of  communication and 

work diligently to make sure there are no interruptions.   Mr. Katz stated that in order 

to provide a noise buffer they are proposing to only use an enclosed building space 

and the front of the business.  

A motion was made by Commissioner Dupont, seconded by Commissioner 

Ramirez, that CUP-15-32 (north Street Inc.) be approved with the conditions 

that the CUP shall be valid for one (1) year, provided standards are met, 

subject to the point system, the CUP shall be effective upon the issuance of the 

Certificate of Occupancy and the CUP shall be posted in the same area and 

manner as the Certificate of Occupancy.

A motion was made by Commissioner Garber, seconded by Commissioner 

McCarty, that CUP-15-32 (North Street Inc.) be amended to include "no live 

music" . The motion carried by the following vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Dupont, Commissioner Gonzales, Commissioner McCarty 

and Commissioner Beckett

8 - 

Against: 0   

Recused: Commissioner Kelsey1 - 

Chair Wood called for a vote on the main motion that CUP-15-32 (North Street 

Inc.) be approved with conditions that the CUP shall be valid for one (1) year, 

provided standards are met, subject to the point system, no live music shall be 

allowed, the CUP shall be effective upon the issuance of the Certificate of 

Occupancy and the CUP shall be posted in the same area and manner as the 

Certificate of Occupancy.

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Dupont, Commissioner Gonzales, Commissioner McCarty 

and Commissioner Beckett

8 - 
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Against: 0   

Recused: Commissioner Kelsey1 - 

5. CUP-15-41 (Urban Bricks Pizza) Hold a public hearing and consider a request by James C. 

MacKenzie, on behalf of Urban Bricks Pizza, for a new Conditional Use Permit to allow the 

sale of mixed beverages for on-premise consumption at 420 University Drive. (A. Villalobos)

Chair Wood opened the public hearing. 

Andrea Villalobos, Staff Planning Tech gave an overview of the request. 

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

A motion was made by Commissioner Garber, seconded by Commissioner 

Gonzales, that CUP-15-41 (Urban Bricks Pizza) be approved with the 

conditions that the permit shall be valid for one (1) year, provided standards 

are met, subject to the point system; the permit shall be effective upon the 

issuance of the Certificate of Occupancy; and the CUP shall be posted in the 

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

the following vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Kelsey, Commissioner Dupont, Commissioner Gonzales, 

Commissioner McCarty and Commissioner Beckett

9 - 

Against: 0   

6. CUP-15-42 (Pollo Tropical) Hold a public hearing and consider a request by Brad Vickers, on 

behalf of Fiesta Restaurant Group, Inc. for a Conditional Use Permit to allow the sale of mixed 

beverages for on-premise consumption at 1439 North IH-35. (W. Parrish)

 

Chair Wood opened the public hearing. 

Will Parrish, Staff Planning Tech gave an overview of the request. 

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

A motion was made by Commissioner Garber, seconded by Commissioner 

Gonzales, that CUP-15-42 (Pollo Tropical) be approved with the conditions 

that the CUP shall be valid for one (1) year, provided standards are met, 

subject to the point system and the CUP shall be posted in the same area and 

manner as the Certificate of Occupancy. The motion carried by the following 

vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Kelsey, Commissioner Dupont, Commissioner Gonzales, 

Commissioner McCarty and Commissioner Beckett

9 - 
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Against: 0   

7. CUP-15-43 (Buzz Mill Coffee) Hold a public hearing and consider a request by Jason Sabala 

for a Restricted Conditional Use Permit for the sale of mixed beverages for on-premise 

consumption at 194 South Guadalupe Street. (W. Parrish)

Chair Wood opened the public hearing. 

Will Parrish, Staff Planning Tech gave an overview of the request. 

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

A motion was made by Commissioner Garber, seconded by Commissioner 

Dupont, that CUP-15-43 (Buzz Mill Coffee) be approved with the conditions 

that the CUP shall be posted in the same area and manner as the Certificate of 

Occupancy, No live amplified music after 10:00 p.m., and the CUP shall be 

posted in the same area and manner as the Certificate of Occupancy. The 

motion carried by the following vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Kelsey, Commissioner Dupont, Commissioner Gonzales, 

Commissioner McCarty and Commissioner Beckett

9 - 

Against: 0   

8. SCW-15-02 (101 East Hopkins Street) Hold a public hearing and consider a request by Dave 

M. Newman for a SmartCode Warrant to allow a wireless transmitter in a SmartCode T5 

zoning district at 101 East Hopkins Street. (A. Brake)

Chair Wood opened the public hearing. 

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

Dave Newman, 128 E. Holland, stated that since their meeting with the Historic 

Preservation Commission they had temporarily placed the antennae on roof to show 

an accurate rendering.  Mr.  Newman advised that they have submitted their request 

to the State Historic Preservation Commission for approval.  He said he looks forward 

to the opportunity to bring licensed community radio to San Marcos and the 

surrounding area.  Mr. Newman explained that they intent to showcase the culture, 

environment and music of San Marcos.  He pointed out that the entire Radio Board 

was present and were available to answer questions.

David Wendell, 118 E. Holland, spoke in support of the request and the importance of 

the radio station being located in the downtown area.  He explained that the location 

will better serve the community of San Marcos and surrounding areas.

Diane Wassenich stated she is looking forward to a radio station.  She stated that the 

radio station will help the community in ways that we don't even know yet because of 

the increased communication.   She said she hopes the Commission supports the 

Page 6City of San Marcos



January 12, 2016Planning and Zoning Commission Meeting Minutes

request. 

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

A motion was made by Commissioner Garber, seconded by Commissioner 

Kelsey, that SCW-15-02 (101 East Hopkins Street) be approved. The motion 

carried by the following vote:

For: Vice Chair Ehlers, Chairperson Wood, Commissioner Ramirez, Commissioner 

Garber, Commissioner Kelsey, Commissioner Dupont, Commissioner Gonzales, 

Commissioner McCarty and Commissioner Beckett

9 - 

Against: 0   

NON-CONSENT AGENDA

V.  Question and Answer Session with Press and Public.

There were no questions from the press and public. 

VI.  Adjournment

A motion was made that the meeting be adjourned at 7:13 p.m.  The motion 

carried by a unanimous vote. 

________________________________  ___________________________ 

Chris Wood, Chair                                     Kenneth Ehlers, Vice Chair

_______________________________  ____________________________ 

Travis Kelsey, Commissioner                    Angie Ramirez, Commissioner

_______________________________  ___________________________ 

Jim Garber, Commissioner                       Shawn Dupont, Commissioner

______________________________  ___________________________

Saul Gonzales, Commissioner              Kate McCarty, Commissioner

____________________________ 

Douglas Beckett, Commissioner
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ATTEST: 

________________________________

Francis Serna, Recording Secretary

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: 

_________________________________________

Page 8City of San Marcos



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-15-48_02, Version: 1

AGENDA CAPTION:

PC-15-48_02 (Blanco Vista Tract A) Consider a request by CSF Civil Group, on behalf of Brookfield

Residential, for approval of a Preliminary Plat for approximately 30.2 acres, more or less, out of the William

Ward League Survey, Abstract 467, located east of Blanco Vista Boulevard. (A. Brake)

Meeting date:  January 26, 2016

Department:  Planning and Development Services

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:  Big Picture Infrastructure

COMPREHENSIVE PLAN ELEMENT(s): N/A

BACKGROUND:

The subject property is part of the Blanco Vista Planned Development District and is within the single family

portion of the development. It provides for the development of 116 residential lots and one new street, Lacey

Oak Loop. Previously approved Split Rail Drive will be extended as part of this section. The site is part of the

continued build-out of the Blanco Vista subdivision and is consistent with development in the PDD.

The Commission shall determine whether the application for Preliminary Subdivision Plat shall be approved,

approved with conditions, or denied.

Staff has reviewed the request and determined that all of the criteria have been met and is recommending

approval of this preliminary plat as submitted.

City of San Marcos Printed on 1/22/2016Page 1 of 1

powered by Legistar™

http://www.legistar.com/


R18743
N IH 35R18736

OLD STAGECOACH RD

R127192
HARWOOD RD

R18750
2702 POST RD

R120844
POST RD

R95117

N IH 35

R1
873

6

OLD
 ST

AG
EC

OAC
H R

D

R111235

OLD STAGECOACH RD

R127191

502 HARWOOD DR

PO
ST 

RD
SIL

O ST

IRV
IN

 DR

OLD SETTLERS DR

HARWOOD DR

S OLD STAGECOACH RD

FIELD CORN LN

EASTON DR

HA
Y B

AR
N ST

SB
 BL

AN
CO

 VI
ST

A B
LV

D
FENCE LINE DRSP

LIT
 RA

IL 
DR

BLANCO VIS
TA BLVD

FA
RM

 HO
US

E R
D

PC-15-48_02
Blanco Vista Tract A
Preliminary Plat
Map Date: 12/30/2015

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.

)

´0 460 920230 FeetSite Location



PO
ST 

RD
SIL

O ST

IRV
IN

 DR

OLD SETTLERS DR

HARWOOD DR

S OLD STAGECOACH RD

FIELD CORN LN

EASTON DR

HA
Y B

AR
N ST

SB
 BL

AN
CO

 VI
ST

A B
LV

D
FENCE LINE DRSP

LIT
 RA

IL 
DR

BLANCO VIS
TA BLVD

FA
RM

 HO
US

E R
D

PC-15-48_02
Blanco Vista Tract A
Preliminary Plat
Map Date: 12/30/2015

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.

)

´0 460 920230 FeetSite Location



Staff Report Prepared by the Planning and Development Services Department Page 1 of 2

PC-15-48_02 Preliminary Plat,
Blanco Vista, Tract A

Applicant Information:
Agent: CSF Civil Group

3636 Executive Center Drive
Suite 209
Austin, Texas 78731

Property Owner: Brookfield Residential
9737 Great Hills Trail
Suite 260
Austin, Texas 78759

Notification: Notification not required

Type & Name of 
Subdivision:

Preliminary Plat, Blanco Vista, Tract A

Subject Property:
Summary: The subject property is approximately 30.238 acres, more or 

less, and is located east of Blanco Vista Boulevard and north of 
Old Stagecoach Road.

Zoning:

Traffic/ Transportation:

Utility Capacity:

Mixed Use/PDD

The property is east of Blanco Vista Boulevard and directly 
accessed from a new street, Lacey Oak Loop. The plat indicates 
the continuation of Split Rail Drive. Four foot sidewalks will be 
installed as part of the development of this plat.

All utilities and streets will be extended and constructed by the 
applicant.   

Planning Department Analysis:
The purpose of a Preliminary Plat is to establish lot design for a subdivision, establish utility layouts, and 
street and intersection design. The Preliminary Plat stage ensures that the final plat design, if final platting 
is accomplished in phases, is consistent with the overall plan for the area. Preliminary Plats are not 
recorded and are not the legal document used for sale of lots, but rather are used to allow for 
comprehensive review of the proposed development.

The subject property is part of the Blanco Vista Planned Development District, and has a base zoning of 
Mixed Use. This section is within the single-family portion of the development and provides for the 
development of 116 residential lots. One new street, Lacey Oak Loop, is proposed. Previously approved 
Split Rail Drive will be extended as part of this section. The proposed plat is consistent with development in
the PDD. The site is part of the continued build-out of the Blanco Vista subdivision. The lots shown on the 
plat will be subject to the City’s Flood Damage Prevention Ordinance, which requires submission of a 
floodplain development permit as well as building one foot above the base flood elevation. Parkland 
dedication was completed with the initial phase of this project, and is not required for this individual plat.

The following criteria shall be used to determine whether the application for Preliminary Subdivision Plat 
shall be approved, approved with conditions, or denied, where no Subdivision Concept Plat has been 
approved for the land subject to the proposed plat:



Staff Report Prepared by the Planning and Development Services Department Page 2 of 2

(1) The plat is consistent with all zoning requirements for the property, and any approved 
development agreement; 

(2) The plat conforms to the approved Watershed Protection Plan (Phase 1);

(3) The proposed provision and configuration of roads, water, wastewater, drainage and park 
facilities conform to the master facilities plans for the facilities, including without limitation 
the water facilities, wastewater facilities, transportation, drainage and other master 
facilities plans; 

(4) The proposed provision and configuration of roads, water, wastewater, drainage and park 
facilities, and easements and rights-of-way are adequate to serve the subdivision and 
meet applicable standards of Chapters 6 and 7 of this Land Development Code; and 

(5) The plat meets any county standards to be applied under an interlocal agreement 
between the City and a county under Tex. Loc. Gov't Code Ch. 242, where the proposed 
development is located in whole or in part in the extraterritorial jurisdiction of the City and 
in the county. 

Staff has reviewed the request and determined that all of the above criteria have been met and is 
recommending approval of this preliminary plat as submitted.

Planning Department Recommendation
X Approve as submitted

Approve with conditions or revisions as noted
Alternative
Statutory Denial

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.

Prepared By:

Alison Brake, CNU-A                              Planner January 13, 2016
Name                                                         Title                                       Date





















City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-15-51_02, Version: 1

AGENDA CAPTION:

PC-15-51_02 (Cottonwood Creek Phase 1, Section 4) Consider a request by Ramsey Engineering, LLC, on

behalf of Cottonwood Creek JDR, LTD, for approval of a Preliminary Subdivision Plat of Cottonwood Creek

Phase 1, Section 4 for approximately 5.71 acres, more or less, out of the Farnam Frye, John F Geister, and

Charles Henderson Surveys, consisting of 52 residential lots located northwest of the intersection of Monterrey

Oak and Cypress Parkway. (T. Carpenter)

Meeting date:  1/26/2016

Department:  Planning & 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

COMPREHENSIVE PLAN ELEMENT(s): N/A

BACKGROUND:

This phase of the Cottonwood Creek subdivision extends east of Phase 1, Section 3. The subject property is
not in the floodplain and does not require a watershed protection plan. The developer will construct four new
roads and four new alleys. Water and wastewater lines will be extended through these roads. Per the
approved Master Plan of the development, all lots in this phase must be alley-loaded. The proposed lot layout
meets this requirement.

The plat meets the criteria set forth in the Land Development Code and staff recommends approval of the plat

as submitted.
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Planning Department Analysis:

The purpose of a Preliminary Plat is to establish lot design for a subdivision, establish utility 
layouts, and street and intersection design. The Preliminary Plat stage ensures that the final plat 
design, if final platting is accomplished in phases, is consistent with the overall plan for the area. 
Preliminary Plats are not recorded and are not the legal document used for sale of lots, but 
rather are used to allow for comprehensive review of the proposed development.

This phase of the Cottonwood Creek subdivision extends east of Phase 1, Section 3 and 
consists of fifty-two 40-foot residential lots. While the site is entitled for townhome development,
the developer is proposing detached single-family homes. 

PC-15-51_02
Cottonwood Creek Phase 1, Section 4
Preliminary Plat

Applicant Information:
Agent:

Property Owner:

Notification:

Type & Name of 
Subdivision:

Ramsey Engineering, LLC
3206 Yellowpine Terrace
Austin, TX 78757

Cottonwood Creek JDR, LTD
333 Cheatham Street
San Marcos, TX 78666

Notification not required

Preliminary Plat, Cottonwood Creek Phase 1, Section 4

Subject Property:
Summary: The subject property is located in southeast San Marcos along 

State Highway 123, about one mile south of Clovis Barker Rd.  The 
applicant is proposing to plat 52 residential lots.

Zoning:

Traffic/ Transportation:

Utility Availability:

“TH” Townhome

This phase of the development will have access to Cypress 
Parkway and Monterrey Oak. All lots in this phase will be alley-
loaded. 

Water and wastewater service will be provided to this property by 
the City of San Marcos. Electrical service will be provided by 
Bluebonnet Electric.
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The developer will construct four new roads and four new alleys. Water and wastewater lines 
will be extended through these roads. Per the approved Master Plan of the development, all lots 
must be alley loaded in this phase. The proposed lot layout meets this requirement. 

Staff has reviewed the request and determined that all of the above criteria have been met and 
is recommending approval

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

The Commission's Responsibility:

The Commission is charged with making the final decision regarding this proposed Preliminary
Subdivision Plat. The City charter delegates all subdivision platting authority to the Planning and 
Zoning Commission. The Commission's decision on platting matters is final and may not be 
appealed to the City Council. Your options are to approve, disapprove, or to statutorily deny (an 
action that keeps the applicant "in process") the plat.

Prepared by:

Tory Carpenter, CNU-A Planner    January 14, 2016
Name Title Date

Attachments
 Plat
 Application
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PROPERTY OWNER:

COTTONWOOD CREEK JDR, LTD.

RANDALL MORRIS, PRESIDENT

333 CHEATHAM STREET

SAN MARCOS, TX 78666

(512) 353-1776

ENGINEER:

RAMSEY ENGINEERING, LLC.
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#16-37, Version: 1

AGENDA CAPTION:

Receive an update from staff, hold a discussion regarding the Spring 2016 Preferred Scenario Amendment

process for consideration and hear details on each of the applications received and provide direction to staff:

PSA-15-03 Alan Holt - approximately 4.78, more or less, acres located at the intersection North IH 35 and

East River Ridge Parkway - Employment Center (W. Parrish)

PSA-15-04 Hoddar Gharib - approximately 8.58 acres, more or less, approximately 1/3rd mile east of IH-35 on

the north side of Uhland Road - High Intensity (B. Melland)

PSA-15-05 Gunnarson Outdoor - approximately 50.643 acres, more or less, west of IH-35 along Posey Road -

Employment Center (A. Brake)

Meeting date:  January 26, 2016

Department:  Planning and Development Services

Funds Required:  N/A

Account Number: N/A

Funds Available:  N/A

Account Name:  N/A

CITY COUNCIL GOAL:

COMPREHENSIVE PLAN ELEMENT(s):

BACKGROUND:

The process for review of these applications includes updates to the Neighborhood Commission, Planning and

Zoning Commission and City Council followed by public hearings and action by the Planning and Zoning

Commission and City Council.

Three (3) applications were received for the Spring 2016 Preferred Scenario Amendment (PSA) Deadline:

PSA-15-03 Alan Holt :: approximately 4.78, more or less, acres located at the intersection North IH 35 and

East River Ridge Parkway :: Employment Center

PSA-15-04 Hoddar Gharib :: approximately 8.58 acres, more or less, approximately 1/3rd mile east of IH-35

City of San Marcos Printed on 1/22/2016Page 1 of 2

powered by Legistar™

http://www.legistar.com/
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on the north side of Uhland Road :: High Intensity

PSA-15-05 Gunnarson Outdoor :: approximately 50.643 acres, more or less, west of IH-35 along Posey

Road :: Employment Center
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Preferred Scenario Amendment(s) 
Request Summary 
Spring 2016 

 
 
 

Summary: 

 
 
 
Three (3) applications were received for the Spring 2016 Preferred Scenario Amendment (PSA) 
Deadline. 
 

(Applicant  ::  area & location  ::  requested intensity) 
 
 

1) Alan Holt  ::  +/- 4.78 acres located at the intersection North IH 35 and East River Ridge 
Parkway ::  Employment Center 
 

2) Hoddar Gharib  ::  +/- 8.58 acres more or less, approximately 1/3rd mile east of IH-35 on 
the north side of Uhland Road  ::  High Intensity 
 

3) Gunnarson Outdoor ::  +/- 50.643 acres, more or less, west of IH-35 along Posey Road  ::  
Employment Center  

 
 

 
 

Process: 

 
 

 

Application Deadline: 

Courtesy Notice: 

Neighborhood Commission Discussion: 

Update to P&Z: 

Public Hearing Notice for P&Z: 

Update to Council: 

Action by P&Z: 

Public Hearing Notice for Council: 

Action by Council: 

Reconsideration by Council: 

 
Application window for Zoning or PDD request: 
 
 
*Dates subject to change 
 
 

 
 

 

December 14, 2015 

January 8, 2016 

January 20, 2016 

January 26, 2016 

February 11, 2016 

February 2, 2016 

February 23, 2016 

February 26, 2016 

March 15, 2016 

April 5, 2016 

 
March 16-18, 2016* 
 

 
Project 1: 
IH-35 and 
River Ridge 
Parkway 

 
Alan Holt is proposing a change from an Area of Stability to an Employment Center for 
approximately 4.78 acres, more or less, located at the intersection of North IH 35 and East River 
Ridge Parkway. 
 
The applicant states that the request will allow for General Commercial zoning which will allow for 
retail, office and other commercial uses. 



 

 
 
Project 2: 
1203 Uhland 
Road 

 
 
Hoddar Gharib is proposing a change from an Area of Stability to a High Intensity Zone for 
approximately 8.58 acres, more or less, located on the north side of Uhland Road approximately 
1/3rd mile east of IH-35. 
 
The applicant states that the request will allow for MF-24, Multi-Family zoning. 
 

 
Project 3: 
IH-35 and 
Posey Road 

 
Gunnarson Outdoor is proposing a change from an Area of Stability to an Employment Center for 
approximately 50.643 acres, more or less, west of IH-35 along Posey Road. 
 
The applicant states that the request will allow for General Commercial zoning in order for a portion 
of the property to be used for a billboard structure.  
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PSA-15-03 (East River Ridge Pkwy & IH-35) Preferred Scenario Amendment Review (By Comp Plan Element) 

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

(map amendment required) 

Does the request meet the intent of the Preferred 
Scenario Map and the Land Use Intensity Matrix? 

 X 

 

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

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities 

 

  

Applicant 
has not 

indicated 
that 

educational 
facilities will 
be included. 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, 
utilities and infrastructure for 
business 

 Applicant indicates the 
property will be 

developed to provide 
opportunities for jobs 

and services. 
Infrastructure currently 

exists 

  

The Community of 
Choice 

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

 Applicant indicates the 
property will be 

developed to provide 
opportunities for jobs 

and services. 

  

 

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

(least) 
2 3 

(moderate) 
4 5 

(most) 

Level of Overall Constraint   X   
Constraint by Class  

Cultural X     
Edwards Aquifer X     
Endangered Species X     
Floodplains    X  
Geological X     
Slope X     
Soils X     
Vegetation X     
Watersheds   X   
Water Quality Zone X     



 

 

 

ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: Blanco River 

 

 0-25% 25-50% 50-75% 75-100% 100%+ 

Modeled Impervious Cover Increase Anticipated for 
watershed 

  X   

Notes:  The subwatershed will experience a higher amount of impervious cover with the Preferred Scenario. Due to 
the intermittent nature of the river, the increases in TSS and bacteria would generally occur during storm events. 
Implementing various best management practices would reduce potential increases in TSS and bacteria loading.   

 
NEIGHBORHOODS  – Where is the property located 

CONA Neighborhood(s): This lot is not located within a CONA Neighborhood Boundary 

Neighborhood Commission Area(s): This property is located in Sector 6 

Neighborhood Character Study Area(s): This property in located in the Northern Neighborhoods 

 

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

Existing Daily LOS                          North bound IH 35 Frontage 
                                                         East River Ridge Parkway 

X 
X 

    

Existing Peak LOS                          North Bound IH 35 Frontage 
                                                         East River Ridge Parkway 

X 
X 

 
 

   
 

 

Preferred Scenario Daily LOS      North Bound IH 35 Frontage 
                                                         East River Ridge Parkway 

 
X 

  
 

 X 
 

Preferred Scenario Peak LOS      North Bound IH 35 Frontage 
                                                         East River Ridge Parkway 

X    

X 
 
 

 
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 

 

Maintenance / Repair Density Low 
(maintenance) 

 Medium  High 
(maintenance) 

Wastewater  Infrastructure  X     

Water  Infrastructure  X     

 
Public Facility Availability 

 YES NO 

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



 

 

The Preferred Scenario shows that the North bound IH 35 Frontage Road deteriorates from a LOS A (Existing Daily 
and Existing Peak) to a LOS F (Future Daily), however the Future Peak remains a LOS A. Due to this discrepancy, we 
are currently re-evaluating the LOS at this intersection with the new Travel Demand Model. Additionally, the 
Preferred Scenario shows that East River Ridge Parkway deteriorates from a LOS A (Existing Peak) to a LOS D 
(Future Peak) with the Existing Daily and Future Daily remaining a LOS A. 

 N/A Good Fair Poor 

Sidewalk Availability (Required to build.) X    

Sidewalks will be required to be built along both IH 35 and East River Ridge Parkway 

 YES NO 

Adjacent to existing bicycle lane?  X 

Adjacent to existing public transportation route?  X   

Notes: The site is not close to a CARTS route, however there is a Texas State University bus route that travels past 
this site.  Existing sidewalks on East River Ridge are 10 feet wide and can be used as a shared use path for Bicycles 
and pedestrians, however it is not currently designated as such.  
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General Use Categories: Single Family, Home Office, 
Corner Neighborhood Retail - no gas

 
 

Building Types: 1-2 Story, 3 with CUP
 

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

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

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

Preferred Scenario Examples: Triangle - single family

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

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

Preferred Scenario Examples: South End

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

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

Open Space / Agricultural

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

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

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

Examples: Existing Mixed Residential Areas

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

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

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

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

Preferred Scenario Examples: Downtown, Midtown
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Low Intensity and Areas of Stability Medium Intensity High Intensity

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

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

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

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

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

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

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

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

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

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

parrish_will
Highlight



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

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

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

ND - New Development
EC - Employment Center

OA - Open Space / Agricultural

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

Abbreviation
FD √ √ √ √

AR √ √ √

SF-R √ √ √

SF-11 √ √ √

SF-6 √ √ √ √ √ √

SF-4.5 √ √ √ √ √ √ √ √

D √ √ √ √ √

DR √ √ √ √ √ √ √ √

TH √ √ √ √ √ √ √ √

PH-ZL √ √ √ √ √ √ √ √

MF-12 √ √ √ √ √ √ √ √

MF-18 √ √ √ √ √ √

MF-24 √ √ √ √ √ √

MR √ √ √

MH √ √ √ √ √

MU √ √ √ √ √ √ √ √ √

VMU √ √ √ √ √ √ √

P √ √ √ √ √ √ √ √ √ √ √

OP √ √ √ √ √ √ √

NC √ √ √ √ √ √ √ √

CC √ √ √ √ √

GC √ √ √ √ √ √

HC √ √ √ √ √ √

CBA √ √ √

SC √ √ √ √ √ √ √ √

LI √ √

HI √
PDD √ √ √ √ √ √ √ √ √ √ √

Intensity Zone / Development Pairs

*OA is generally intended where shown on the Preferred Scenario Map
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PSA-15-04 (1203 Uhland Road) Preferred Scenario Amendment Review (By Comp Plan Element) 

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

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

 X 

 

STRATEGY SUMMARY Supports Contradicts Neutral 
Preparing the 21st 
Century Workforce 

Provides / Encourages 
educational opportunities   X 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, 
utilities and infrastructure for 
business   X 

The Community of 
Choice 

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

  X 

 

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

(least) 
2 3 

(moderate) 
4 5 

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

 

ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: Blanco River 

 
 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): Fairlawn 
Neighborhood Commission Area(s):  
Neighborhood Character Study Area(s):  

 

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

Existing Daily LOS                          IH 35 
                                                         E. Uhland Road 

 
X 

   X  

Existing Peak LOS                          IH 35 
                                                         E. Uhland Road 

 
X 

 
 

  X 
 

Preferred Scenario Daily LOS      IH 35 
                                                         E. Uhland Road 

 
X 

  
 

 X 
 

Preferred Scenario Peak LOS      IH 35 
                                                         E. Uhland Road 

 
X 

  
 

 X 
 

 N/A Good Fair Poor 
Sidewalk Availability (Required to build.) X    
No existing adjacent sidewalks. 

 YES NO 
Adjacent to existing bicycle lane?  X 
Adjacent to existing public transportation route?    X 
Notes: No existing curb and gutter on adjacent E. Uhland Street. 
 

 
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 
 

Maintenance / Repair Density Low 
(maintenance) 

 Medium  High 
(maintenance) 

Wastewater  Infrastructure  X     
Water  Infrastructure  X     

 
Public Facility Availability 

 YES NO 
Parks / Open Space within ¼ mile (walking distance)?   X  
Wastewater service available?  X  
Water service available?  X  
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General Use Categories: Single Family, Home Office, 
Corner Neighborhood Retail - no gas

 
 

Building Types: 1-2 Story, 3 with CUP
 

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

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

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

Preferred Scenario Examples: Triangle - single family

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

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

Preferred Scenario Examples: South End

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

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

Open Space / Agricultural

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

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

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

Examples: Existing Mixed Residential Areas

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

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

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

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

Preferred Scenario Examples: Downtown, Midtown
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Low Intensity and Areas of Stability Medium Intensity High Intensity

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

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

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

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

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

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

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

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

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

Preferred Scenario Examples: Blanco Vista, Paso Robles, 
East Village, Medical District, South End, Star Park, 
Triangle
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Land Development Code Zoning Classifications  ::  Vision San Marcos Comprehensive Plan Intensity Zone / Development Pairs
TRANSLATION TABLE

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

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

ND - New Development
EC - Employment Center

OA - Open Space / Agricultural

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

Abbreviation
FD √ √ √ √

AR √ √ √

SF-R √ √ √

SF-11 √ √ √

SF-6 √ √ √ √ √ √

SF-4.5 √ √ √ √ √ √ √ √

D √ √ √ √ √

DR √ √ √ √ √ √ √ √

TH √ √ √ √ √ √ √ √

PH-ZL √ √ √ √ √ √ √ √

MF-12 √ √ √ √ √ √ √ √

MF-18 √ √ √ √ √ √

MF-24 √ √ √ √ √ √

MR √ √ √

MH √ √ √ √ √

MU √ √ √ √ √ √ √ √ √

VMU √ √ √ √ √ √ √

P √ √ √ √ √ √ √ √ √ √ √

OP √ √ √ √ √ √ √

NC √ √ √ √ √ √ √ √

CC √ √ √ √ √

GC √ √ √ √ √ √

HC √ √ √ √ √ √

CBA √ √ √

SC √ √ √ √ √ √ √ √

LI √ √

HI √
PDD √ √ √ √ √ √ √ √ √ √ √

Intensity Zone / Development Pairs

*OA is generally intended where shown on the Preferred Scenario Map
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PSA-15-05 (Posey Road & IH-35) Preferred Scenario Amendment Review (By Comp Plan Element) 

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

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

 X 

 

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

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities 

 
  

Applicant has not indicated 
that educational facilities 

will be included. 
Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, utilities 
and infrastructure for business 

 

  
Applicant has not indicated 
that infrastructure will be 

extended. 

The Community of 
Choice 

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

 

  

Applicant has not indicated 
that opportunities for jobs 

and services will be 
included. 

 

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

(least) 
2 3 

(moderate) 
4 5 

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

 

ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: York Creek Watershed 

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



 
Notes: No additional impervious cover was anticipated, or modeled, in this subwatershed. There were no 
additional recommendations for this watershed in the Plan. 
 
NEIGHBORHOODS  – Where is the property located 
CONA Neighborhood(s): N/A 
Neighborhood Commission Area(s): 4 
Neighborhood Character Study Area(s): N/A 

 

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

Existing Daily LOS                         Posey Road 
                                                        Southbound Frontage IH-35 

X 
X 

    

Existing Peak LOS                         Posey Road 
                                                        Southbound Frontage IH-35 

X 
X 

 
 

   

 
Preferred Scenario Daily LOS     Posey Road 
                                                        Southbound Frontage IH-35 

X 
X 

    

Preferred Scenario Peak LOS     Posey Road 
                                                        Southbound Frontage IH-35 

 
X 

 X   

The Transportation Demand Model shows that both Posey Road and the Southbound Frontage of IH-35 remain a 
LOS A in both Existing Daily and Peak as well as in the Preferred Scenario Daily. The TDM does show deterioration 
in LOS for Posey Road to a LOS C in the Preferred Scenario Peak.  
 N/A Good Fair Poor 
Sidewalk Availability (Required to build.) X    
There are no existing sidewalks. They will be required to be built along Posey Road and the Southbound Frontage 
Road of IH-35 at the time of development. 

 YES NO 

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 
 

Maintenance / Repair Density Low 
(maintenance) 

 Medium  High 
(maintenance) 

Wastewater  Infrastructure  X     
Water  Infrastructure  X     

 
Public Facility Availability 

 YES NO 
Parks / Open Space within ¼ mile (walking distance)?  X 
Wastewater service available?  Council recently approved an Out of City Utility 
Extension request for the 45 acre property located north of the subject property 
across Posey Road. The extension of wastewater facilities, while not needed to 
install a billboard, is needed for future development of the subject property.  

 X 

Water service available?  X  



 
Adjacent to existing bicycle lane?  X 
Adjacent to existing public transportation route?  X   
Notes: The property is situated along a CARTS route however the closest stop is located at the Outlet Mall on the 
northbound side of IH-35.  
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General Use Categories: Single Family, Home Office, 
Corner Neighborhood Retail - no gas

 
 

Building Types: 1-2 Story, 3 with CUP
 

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

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

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

Preferred Scenario Examples: Triangle - single family

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

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

Preferred Scenario Examples: South End

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

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

Open Space / Agricultural

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

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

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

Examples: Existing Mixed Residential Areas

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

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

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

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

Preferred Scenario Examples: Downtown, Midtown



N
ew

 
D

ev
el

op
m

en
t

Low Intensity and Areas of Stability Medium Intensity High Intensity

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

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

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

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

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

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

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

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

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

Preferred Scenario Examples: Blanco Vista, Paso Robles, 
East Village, Medical District, South End, Star Park, 
Triangle
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Land Development Code Zoning Classifications  ::  Vision San Marcos Comprehensive Plan Intensity Zone / Development Pairs
TRANSLATION TABLE

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

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

ND - New Development
EC - Employment Center

OA - Open Space / Agricultural

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

Abbreviation
FD √ √ √ √

AR √ √ √

SF-R √ √ √

SF-11 √ √ √

SF-6 √ √ √ √ √ √

SF-4.5 √ √ √ √ √ √ √ √

D √ √ √ √ √

DR √ √ √ √ √ √ √ √

TH √ √ √ √ √ √ √ √

PH-ZL √ √ √ √ √ √ √ √

MF-12 √ √ √ √ √ √ √ √

MF-18 √ √ √ √ √ √

MF-24 √ √ √ √ √ √

MR √ √ √

MH √ √ √ √ √

MU √ √ √ √ √ √ √ √ √

VMU √ √ √ √ √ √ √

P √ √ √ √ √ √ √ √ √ √ √

OP √ √ √ √ √ √ √

NC √ √ √ √ √ √ √ √

CC √ √ √ √ √

GC √ √ √ √ √ √

HC √ √ √ √ √ √

CBA √ √ √

SC √ √ √ √ √ √ √ √

LI √ √

HI √
PDD √ √ √ √ √ √ √ √ √ √ √

Intensity Zone / Development Pairs

*OA is generally intended where shown on the Preferred Scenario Map
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