
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda - Final

630 East Hopkins

San Marcos, TX 78666

City Council Chambers6:00 PMTuesday, April 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 April 12, 2016.1.

PC-16-09_03 (Paso Robles Phase 2A Final Plat) Consider a request by Pape-Dawson 

Engineers, LLC, on behalf of Carma Paso Robles, LLC, for approval of a Subdivision 

Improvement Agreement and Final Plat for approximately 10.656 acres, more or less, 

out of the Edward Burleson Survey located near the intersection of Hunter Road and 

Centerpoint Road. (T. Carpenter)

2.

PUBLIC HEARINGS

CUP-16-10 (Higher Grounds) Hold a public hearing and consider a request by Graffito 

Beverages, L.L.C., on behalf of Higher Grounds, for a new Conditional Use Permit to 

allow the sale of beer and wine for on-premise consumption at 407 South Stagecoach 

Trail, Suite 103. (A. Brake)

3.

CUP-16-11 (Buie Tract Phase 1 Mixed Use Tract) Hold a public hearing and consider a 

request by Stone Development Group, Inc., for a Conditional Use Permit to allow 

Multifamily (Apartments) as well as 14,000 square feet of commercial space on a lot 

that is zoned Mixed Use. (W. Parrish)

4.

PC-15-36_03 (Coachman Replat) Hold a public hearing and consider a request by Byrn 

and Associates, Inc. on behalf of Kutscher Holdings, LP, for approval of a replat of 

16.58 acres, more or less, being Lot 1, Block 1 Coachman Subdivision, establishing 

Lots 1-A, 1-B, 1-C, 1-D, 1-E, and 1-F, Coachman Subdivision, Hays County, Texas. 

(A.Villalobos)

5.
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Hold a public hearing and consider a recommendation to City Council on the 10-Year 

Capital Improvements Program (FY 2017-2026)

6.

NON-CONSENT AGENDA

Discussion and direction to staff regarding the time allowed for Applicant presentations.7.

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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630 East Hopkins

San Marcos, TX 78666City of San Marcos

Meeting Minutes

Planning and Zoning Commission

6:00 PM City Council ChambersTuesday, April 12, 2016

630 E. Hopkins

I.  Call To Order

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

Zoning Commission was called to order by Chair Garber at 6:03 p.m. on 

Tuesday, April 12, 2016 in the City Council Chambers  of the City of San 

Marcos, City Hall 630 E. Hopkins, San Marcos, Texas.

II.  Roll Call

Commissioner Jim Garber, Commissioner Travis Kelsey, Commissioner Shawn 

Dupont, Commissioner Saul Gonzales, Commissioner Kate McCarty, 

Commissioner Douglas Beckett , Commissioner Betseygail Rand, Commissioner 

Lee Porterfield, and Commissioner Angie Ramirez

Present 9 - 

III.  Chairperson's Opening Remarks

IV.  30 Minute Citizen Comment Period

Linda Coker lives on Post Road spoke against the Lindsey Hill Project. She said she 

is on the Board of the Heritage Association, member of the Hays County Historical 

Commission and runs the County Museum in the courthouse.  Ms. Coker stated she 

deals with tourist on a daily basis and would have a good perspective of downtown.  

She said the thought of Lindsey Hill being a boutique with a hotel with people strolling 

downtown and not using their vehicles is not feasible.  She pointed out that people will 

use their vehicles.  Ms. Coker added that it is important to know where San Marcos is 

at.  She said San Marcos is the place where people want to be. Se added that we 

don't have to accept every project that comes along.  Ms. Coker advised the 

Commission to use their power wisely and to our advantage and maintain the integrity 

that has gotten San Marcos to this point. 

Wayne Kraemer, 733 Belvin stated that after several meetings with the developers he 

is convinced that developers vision is not compatible with the Vision San Marcos and 

not appropriate for the surrounding neighborhoods.  He said it is his view the Lindsey 

Hill project will undermine the character of the the Historic Districts. He pointed out 

that the property is designated at an Area of Stability in the Comprehensive Plan.  Mr. 

Kraemer read statements from pages 7, 83 and 85 from the Comprehensive Plan.  He 

said that the burden of proof holds solely on the developer to prove that  there is no 
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negative impact on the neighborhoods.  Mr. Kraemer stated that the project is not 

appropriate in density or conceptualization.  He added that there is a need for 

protocols for protecting Historic Districts and creating buffers between areas of 

development and areas of stability.  He pointed out that the Comp Plan provides the 

protocols to protecting neighborhoods.

Ty Stonephifer, 324 Moore spoke in opposition to the Lindsey Hill Development.  He 

said does not see the development as being positive but undestructive.   He explained 

that they tear down a historic site for an out of state developer.  He referred to other 

developments that he feels have issues or have failed.  Mr. Stonephifer said he feels 

that the project has moved too fast and only a few people knowing about it.  He 

pointed out that he lives across the street from the property and has had two 

accidents.  He said he does not believe adding a 350 parking garage will not affect the 

traffic. 

Barbara Barks, 1120 W. Hopkins gave observations and said she sees things a little 

differently than others.  She said people have said the development is big and feels 

that the 4.7 acres will have a big development. She said is it obvious that it will be a 

commercial development which is something we haven't seen in the area. Ms. Barks 

added that the development will be a profitable one which is not a bad thing.  She 

added that she wants the development to be profitable and beautiful for San Marcos 

and the neighborhood.  Ms. Barks said people are concerned about traffic and so is 

she.  She stated that traffic studies have been done and feels that the studies are 

correct with some differences. She feels that traffic will follow on Moore Street as San 

Marcos grows.  Ms. Barks explained that condos and townhomes were not suitable for 

the property.  She stated that she would like to see a place where adults can live 

where other adults live and making it legally binding as possible. She feels that 

apartments for adults would be suitable.  Ms. Barks asked the Commission to 

consider the positives.   

Mat Akins, 704 W. Hopkins, spoke in support of the request.  He said density option 

creates and maintains walkable and bikeable and less car dependant.  He said the 

Lindsey Hill project encourages people to drive less. 

Lisa Marie Coppaletta, 1322 Belvin spoke in opposition to the Lindsey Hill project.  

She expressed her concerns about the buffer and water runoff to Belvin Street.  She 

added that those walking will inhale excavation dust, asbestos and other air quality 

issues.  Ms. Coppalleta added that caves will be affected and traffic will increase. She 

expressed her concerns about the PDD.  

Mike Dillon, 1000 Burleson, he and his wife run Crystal River Inn at 326 W. Hopkins.  

Mr. Dillon spoke in opposition to the request. He explained that the request is way too 

dense.  He added that this would be the 3rd largest hotel in town.  He said hotels 

belong on the freeway.  Mr. Dillon also mentioned that he does not care for the height 

and if the developer could possibly reduce the height.  He stated that he likes the idea 

of townhouses and feels that young professors would benefit.   He thanked the 

developers for working with them but feels they are fixed on maxing out the hotel and 
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apartments.  Mr. Dillon said he feels this is the wrong development at this location.  

He urged the Commission to not allow the request. 

Josh Simpson, 517 W. Hutchison Street spoke in support of the project.  He said it will 

bring up property values.   He stated he understands peoples concerns but feels if we 

educate ourselves about the process we would trust more.  Mr. Simpson agreed that 

they should focus on the positives and could benefit everyone.  

Laura Hughes, 718 Easton, Blanco Vista Subdivision asked if the developers are 

required to change the zoning to facilitate their proposal. She stated that she received 

a copy of the land use matrix and point out that there are 45 land uses that can be 

developed on the property.  She pointed out that the developer knew the zoning and 

took a risk of knowing that the zoning may  not be approved.  Ms. Hughes is 

concerned that if zoning is changed more developers will request zoning changes. 

She pointed out that the developer is from out of town and doesn't have to deal with 

the issues of project.  She is concerned with the domino affect in the Historic District.  

Ms. Hughes mentioned that people move to San Marcos for the atmosphere because 

San Marcos has a little town feel and everyone likes to live here.  She asked the 

Commission to keep the small town feel and don't ruin what has started. 

Marianne Moore stated she is concerned about the Lindsey Hill project.  She said 

change is inevitable but it needs to be done right.  She expressed concerns with traffic 

and the density of the proposed project.  Ms. Moore pointed out that the housing with 

one bedroom apartments are geared towards students.  She asked who is going to 

monitor restriction placed on the apartments to assure the ages of people living in the 

apartments.  Ms. Moore asked how many residential districts have to suffer with 

student housing apartments.  She pointed out that Historic Districts should be 

cherished.  Ms. Moore asked the Commission not to make the mistake of thinking that 

such an involved business will not negatively impact the homeowners. 

Cherry Walts, 1001 Burleson spoke in opposition to the Lindsey Hill Development.  

She said this is the wrong development for this location.  She expressed concerns 

with traffic in her neighborhood.  Ms. Walts stated that the Historic District is 

predominantly made up of single family homes and not conducive to multi-family 

zoning.    She feels it would be good for upscale condos for seniors and young 

professionals. 

Vic Patel said there is only a few special things worth saving in San Marcos and the 

Historic District is one of those things worth saving.  He explained that the Historic 

District is unique.  Mr. Patel pointed out that there is a right place and a wrong place to 

put a hotel of that size.   He explained that traffic will increase with service vehicles 

and during hotel check-in.  Mr. Patel pointed out that there is plenty of land all over 

town for a hotel.  

Pablo G. Palomino, works for Vic Patel, born and raised in San Marcos, he feels there 

is not enough demand for more hotels.  He said that the development is for attracting 

young people who want a walkable environment.   Mr. Palomino expressed concerns 
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with additional development and traffic in the area.   He pointed out that the walkable 

environment already exists. 

Monte Sheffield (signed up but was not available)

Sara Lee Underwood Myers, 1415 Harper Drive said she does not live in the 

neighborhood but was asked to come to the meeting.  She pointed out that she lives 

in the neighborhood that flooded and mentioned that there is also a City meeting 

tonight that she did not attend for flood recovery because she thought this was more 

important. Ms. Myers stated that there are about 150 people present in opposition to 

the request. She asked people against the Lindsey Project to stand. 

CONSENT AGENDA

1. Consider approval of the minutes of the Regular Meeting on March 22, 2016.

A motion was made by Commissioner Kelsey, seconded by Commissioner 

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

following vote:

For: Commissioner Garber, Commissioner Kelsey, Commissioner Dupont, 

Commissioner Gonzales, Commissioner McCarty, Commissioner Beckett, 

Commissioner Rand, Commissioner Porterfield and Commissioner Ramirez

9 - 

Against: 0   

PUBLIC HEARINGS

2. A-16-01 (Patton Street Abandonment) Hold a public hearing and consider a request by 

Joseph Sullivan, on behalf of Saurav Raj Pandey, to abandon an undeveloped portion of 

Patton Street. (W. Parrish)

Chair Garber opened the public hearing.  

Will Parrish, 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 Dupont, seconded by Commissioner 

McCarty, that A-16-01 (Patton Street Abandonment) be approved with the 

conditions that the applicant provides a Public Utility Easement over the entire 

portion of the purchased property, with the exception of the portion where the 

existing home is located; the applicant is responsible for the relocation of all 

fences that are currently located within the existing Right of Way or future 

Public Utility Easement; and the applicant must plat the property into a legal 

lot after the purchase.The motion carried by the following vote:
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For: Commissioner Garber, Commissioner Kelsey, Commissioner Dupont, 

Commissioner Gonzales, Commissioner McCarty, Commissioner Beckett, 

Commissioner Rand, Commissioner Porterfield and Commissioner Ramirez

9 - 

Against: 0   

3. SCW-16-01 (Advanced Auto Parts) Hold a public hearing and consider a request by Hartzog 

Holdings LLC, for a SmartCode Warrant to allow a frontage buildout width of less than 80% in 

a T5 Zoning District. (W. Parrish)

Chair Garber opened the public hearing. 

Will Parrish, 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 Kelsey, seconded by Commissioner 

Gonzales, that SCW-16-01(Advanced Auto Parts) be approved. The motion 

carried by the following vote:

For: Commissioner Garber, Commissioner Kelsey, Commissioner Dupont, 

Commissioner Gonzales, Commissioner McCarty, Commissioner Beckett, 

Commissioner Rand, Commissioner Porterfield and Commissioner Ramirez

9 - 

Against: 0   

4. ZC-16-02 (1331 Old Ranch Road 12) Hold a public hearing and consider a request by Billie Jo 

Allen, on behalf of Carol L. Snodgrass and Janet Honig, for a zoning change from “SF-6” 

Single Family Residential to “MU” Mixed Use for approximately 0.58 acres, out of the T.J. 

Chambers, Abstract No. 2, located at 1331 Old Ranch Road 12. (A. Brake)

Chair Garber opened the public hearing. 

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

Billie Jo Allen said she and her sisters own the property.  She explained that the 

property has been in the family since 1952.  Ms. Allen pointed out that all other 

houses on the property are mixed use. She said she doesn't understand why her 

property is single family.  She mentioned that they have been renting the property and 

have it for sale.  Ms. Allen added that they plan to rent the property for an additional 

year and sell after that.  

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

A motion was made by Commissioner Ramirez, seconded by Commissioner 

Porterfield, that ZC-16-02 (1331 Old Ranch Road 12) be approved. The motion 

carried by the following vote:

For: Commissioner Garber, Commissioner Kelsey, Commissioner Dupont, 

Commissioner Gonzales, Commissioner McCarty, Commissioner Beckett, 

Commissioner Rand, Commissioner Porterfield and Commissioner Ramirez

9 - 
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Against: 0   

5. ZC-16-03 (202 Posey Road) Hold a public hearing and consider a request by Gunnerson 

Outdoor Advertising, on behalf of Bobbie Gilbert, for a zoning change from “AR” Agricultural 

Ranch to “GC” General Commercial for approximately 2.3 acres, more or less, out of the W. 

H. Van Horn Survey No. 107, Abstract No. 464, located west of IH-35 at 202 Posey Road. (A. 

Brake)

Chair Garber opened the public hearing. 

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

There were no comments and the public hearing was closed.

A motion was made by Commissioner Dupont, seconded by Commissioner 

Ramirez, that ZC-16-03 (202 Posey Road) be approved. The motion carried by 

the following vote:

For: Commissioner Garber, Commissioner Kelsey, Commissioner Dupont, 

Commissioner Gonzales, Commissioner McCarty, Commissioner Beckett, 

Commissioner Rand, Commissioner Porterfield and Commissioner Ramirez

9 - 

Against: 0   

6. PDD-15-02 (Lindsey Hill Mixed Use) Hold a public hearing and consider a request by 

Guadalupe Re, LLC., for a zone change from “P” Public District to “PDD,” Planned 

Development District with a base zoning of “MU” Mixed-Use, on Block 4, Lindsey and 

Harvey Addition (4.83 +/- acres). The property is generally located at the northwest 

corner of W. Hutchison Street and Moore Street. (B. Melland)

Chair Garber opened the public hearing. 

Brandon Melland, Sr. Planner gave an overview of the request. 

Chair Garber announced that the developer would give a presentation and traditionally 

they allow ten minutes for a presentation.

David Lerman, Project Developer from Philadelphia gave the presentation.

Barbara Jane Paris said she is a resident in the Historic District. She explained that 

she is not against change but in 2011 she was living in N. Austin and was in a similar 

situation where she saw allot of pretty pictures and was presented TIAs until the 

development came through.  Ms Paris pointed out that they sought out San Marcos. 

She mentioned that she and her husband are retired.  She explained that in 2014 due 

their experiences in Austin they sought a community that would not be a replication of 

a high density area that suffers from traffic and safety issues.  She added that they 

have invested their life saving to restore one of San Marcos' historic homes.  Ms. 

Parish explained that she counted traffic between 4-5 pm and there were over 100 

vehicles that did not stop at the stop signs at high rates of speed while people were 
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walking, riding bikes and some pushing strollers. She said she would like to keep the 

neighborhood the same.  

Julie Hill, 111 Cheatham Street and has been in the community for 22 years.  She 

explained that she has lived in the community that was hit by floods in 98',  2000, 

2002 and two flood in 2016. She pointed out that she has seen what big 

developments do to the city. She added that she has been personally hurt by the big 

development.  Ms. Hill strongly urged the Commission to reconsider what the 

proposed development would do to the city.  She pointed out that most of the Historic 

District is in a flood zone.  She expressed concerns regarding  traffic and the issues 

with air pollution during peak hours.  Ms. Hill mentioned that she is taking real estate 

classes and pointed out that an adult community is illegal unless it is classified as a 

retirement community. She requested that the Commission not hurt the community. 

Danny Ray Marberger spoke in opposition to the request.  He stated he has been a 

San Marcos resident since 1946 and resides at 310 Scott Street.  He said he has lived 

in home since 1953.  Mr. Marberger pointed out that he lives approximately 100 yards 

from the proposed development.  He added that most of his comments would be 

concerning construction.   Mr. Marberger expressed concerns regarding control of 

dust, work hours, asbestos, and traffic control of construction vehicles.   He pointed 

out that once the property is sold they cannot approach the developers. Mr. Marberger 

also asked if parking for construction workers has been discussed. He added that the 

streets cannot take the increased traffic. Mr. Marberger pointed out that the streets 

cannot take the increased traffic.   He said there is not consideration for the 

neighborhood.   He asked who has checked on handicapped situations in the 

neighborhood.  

Dahlia Woods said she is new to San Marcos.  She stated that she bought a historic 

home at 714 Burleson. She pointed out that San Marcos is a remarkable wonderful 

community.  Ms. Woods said she is not opposed to development however this project 

is out of place in this community.   She felt that the property should be developed with 

something that is appropriate for the Historic neighborhood.  She further explained 

that she bought a building downtown and opened up the Dahlia Woods Art Gallery.  

She said she supports gentle and creative progress.  Ms. Woods hopes the 

developers will respect their neighborhood and give them credit for the historical and 

beautiful aspect of our community. 

Shannon Fitzpatrick, 625 Burt St. said she is a six generation San Marcos.  Ms. 

Fitzpatrick has lived off and on a few blocks from the  development for the last 50 

years. She feels that people will not walk from the development with 95 degree 

weather and the humidity.  She said condos or apartments with a strong homeowners 

association would be ok but asked the Commission not to consider a huge hotel, 

retail, and bar to be the vision for the neighborhood.  Ms. Fitzpatrick explained that 

people are drawn to San Marcos because of places like Belvin Street, Scott Street 

and Blanco Street.    

Carl Deal, 902 Burleson Street and has lived in the Historic District since 1983.  He 
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said that the project is not a good fit for what he and many neighbors have invested 

for much of their life.  How is it that the development has gotten to where it is with so 

many unanswered questions.   He noted that Ms. Hansen's house which is located on 

Burleson and Blanco will not see another sunrise.  He said it is not the right project for 

that piece of land.  Mr. Deal said the project needs to die for the good of the many.   

Cathy Dillon,  business at 326 W. Hopkins and her home at 1000 Burleson said that 

she and her husband have been so vocal about the project because they were victims 

of a big development coming in near their business on Hopkins.  She said if the 

project is approved they have no idea what is going to hit them.  Ms. Dillon said there 

needs to be a smaller development on the property.  She pointed out that she has 

never thought about the reason why the Inn has flooded and feels that The Sanctuary 

Lofts may be the issue.   She said that the project is too big, too dense and in the 

wrong place. She added that we should have an in tact historic district that we are 

proud of. 

Andrew (no last name given), 300 West Avenue said he was surprised that the 

property is being developed now.   He said he is not sure where he stands with the 

project although  why are the developers selecting the proposed location.  Andrew 

feels that the development should go on the lot across from the HEB at the unused 

bank.  He stated if the request does not get approved, the developer should subdivide 

the property and build townhomes. 

George Forrester,  3814 Centerpoint Road said he is within the 200 ft radius from the 

property with two properties that he and his wife own at 504 and 510 Burleson.   He 

pointed out that everything has been said that needs to be said. The traffic is going to 

be horrible.   No one will be able to see daylight.  He added that the development is 

too big and he and his wife both oppose the request.   

Alex (last name unknown) said  he agrees that the project should be along the 

highway or Post Road and people can use their cars to commute downtown.  He 

mentioned that the development is too big and feels public access to the space will be 

a problem.  He added that more environmental impacts should be carried out.   

Monte Sheffield, residential and commercial property owner as well as two businesses 

at 216 and 218 Moore Street.  He said his commercial properties are within the 200 ft 

buffer. He said that when traffic is congested on Moore and Hutchison he does cut 

through the Historic District and feels that the development will add traffic.  He 

explained that the development would bring him business although the scope of the 

project is too big.  Mr. Sheffield explained that the properties drainage ditch goes 

through the neighborhood has backed up and has caused flooding.   He asked the 

Commission to look into their concerns.  

Jay Heibert, 209 W. Sierra Circle said he recognized many committee members who 

have fought for five years against developments such as The Retreat, Sessom 

Canyon, Hillside Ranch, The Woodlands and now Lindsey  Hill.  He said that the 

projects were developed prior to the Master Plan approval.  He pointed out that 
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Lindsey Hill is after the plan was adopted and areas were identified for these types of 

developments.  Mr. Heibert pointed out that neighborhoods have deteriorated due to 

increased traffic.  He asked the Commission to direct staff to research the deed 

restrictions that state the property is to be used for schools only; it only allows a 

school to be developed on the property.   He asked the Commission to vote in a 

consistent manner and deny the project. 

Jeff Kester said he and his wife have lived at 516 W. Hopkins for 25 years in a Historic 

Building listed in 1983 in the National Registry of Historic Places. He explained theat 

the development is directly north of his property.  Mr. Kester pointed out that since 

they have been there, the neighborhood has been very stable and no disruptive 

development occuring for the past 25 years.  He was very happy to discover that the 

old Lamar School was designated by the City as Area of Stability.  He felt that that 

was the correct zoning for that piece of property.  Mr. Kester feels that the 

development is too tall, too big and the streets cannot handle the additional traffic.  He 

urged the Commission to deny the request. 

Emily Madely, 907 Marlton Street quoted sections of the approved Master Plan.  She 

asked if the request complies with the Comprehensive Master Plan.  Ms. Madely 

pointed out that the area was the very first school in 1868. She explained that there 

was a clause to keep the area a school in 1879 but unfortunately the clause was for 

99 years and the time has run out.  Ms. Madely said she does not think that the 

founding people of  this community would have wanted this time to run out.  She 

asked if the type of construction is compatible with the neighborhood.

James Baker, 727 Belvin Street said he lives two blocks from the area.  He said 

townhouses would be great.  Mr. Baker said he read the Comprehensive Master Plan.  

He explained that the proposed development violates   the goals of Vision San Marcos 

Comprehensive Plan.  He said he does not see how staff can justify the development 

in an area of stability. Mr. Baker read quotes from the Comprehensive Master Plan.  

He asked the Commission to deny the zoning request.  

Logan Nicks, 1121 Crest Drive (formerly 1121 Belvin) said  when he moved to San 

Marcos he noticed a culture that he has not seen in any other place. He mentioned 

that he has lived in small and large cities, but San Marcos has a unique culture due to 

its history.  The location is the most cultural property in San Marcos being located at 

the intersection of three of the Historic Districts.  Mr. Nicks added that we should value 

our historically and significant areas which is our culture and our history and is not the 

profit of out of state developers. He urged the Commission to oppose the rezoning.  

Lee Rice, 104 W. Laurel Lane said she does not live in the Historic District.  She 

explained that her neighborhood survived Embassy Suites which was going to be and 

what is now Spring Lake.  Ms. Rice stated she is passionate of savings places in the 

City.   She said she  wants to make sure the Commission carefully plan before they 

vote on any zone changes.  She explained that zone changes should be for the 

people not just for the developers.  She added that she agrees to keep it as a civic 

building but also feels that townhomes are needed in San Marcos.  Ms. Rice said the 
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townhomes need to be built for purchase and not for renting purposes.  She 

mentioned she has been a resident for 16 years.  She said she would like to see 

townhomes no higher than two stories.  

Kenneth Smith, 1606 N. IH 35, Apt. 115 said he has lived in the Historic District on the 

further end of Belvin.  He said others have spoke about how traffic will impact the 

neighborhood.   He told the Commission that traffic must be considered.  He said the 

density is also not compatible with the neighborhood and the infrastructure will have to 

be strengthened.  Mr. Smith stated that we should go with something less dense as 

townhomes or affordable housing for young professionals and families just getting 

started.  He feels we should not just go for the high end.  Mr. Smith added that we 

need permanent residents in the area who will take pride in the neighborhood and will 

pay taxes long term instead of the turning over of students to students.  

Thea Dake, 220 N. Johnson said she and her husband moved to San Marcos 2001.  

She stated that they bought a historic home and it took two years to restore it and get 

it registered as a Texas Historic Landmark. She is currently working on getting the 

home recognized as a National Landmark.  Ms. Dake mentioned that history is her 

passion. She has served on different areas in the community.   She said they also 

have a business.  Ms. Dake explained that the request does not only impact the 

Historic District but it also impacts the psychology of what San Marcos is about.  She 

pointed out that they moved to San Marcos because of it's Historic District.  She said 

San Marcos means something special to people that come to San Marcos.  She 

mentioned tha the City takes great advantage of the fact that the Historic District 

brings good tourism.  Ms. Dake stated that we don't need walkability for senior 

citizens. She asked the Commission to vote against the request. 

Gage Sears, 721 Willow Creek Circle said he has lived in San Marcos for 12 years 

and can definitely say that he is invested in this town.  He stated he was the Co-Chair 

on the San Marcos Youth Master Plan Steering Committee. He said he thinks that the  

project has a lot of potential but is too dense.  He asked the Commission to review the 

density and to reduce the height from 5 to 2-3 stories.  Mr. Sears also thought 

Townhomes are a good idea.  Mr. Sears added that affordability is also a issue in San 

Marcos. 

Amy Meeks, resides in the Belvin Street Historic District she attended the last 

Planning Commission meeting in hopes of coming to an agreement with the 

developers at this meeting.   Ms. Meeks advised that they have not been able to 

compromise with the developers.  She said she doesn't think they are insincere but 

don't have the right project for the property they own in San Marcos.    She said she 

thinks it's a huge commercial development trying to be built in the middle of the 

neighborhood.  She added since their discussion with the developers and there was 

no compromise she has shifted her opinion to no she is not in favor of the 

development.  Ms. Meeks asked the Commission to vote against the rezoning change.  

Secondly, she added that as a very loosely formed committee they have started 

several petitions.  She explained that one petition is a paper petition that was walked 

door to door in the surrounding neighbors and currently has about 350 signatures.  
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She informed the Commission that staff accepted the originals.  Ms. Meeks explained 

that they also started an on-line petition at change.org.  She said she thinks the 

on-line petition has about 500 signatures.  She said she wanted to let the Commission 

know that because of the petitions there is an enormous amount of opposition to the 

project.  Lastly, she asked the Commission to recuse themselves if they or members 

of their immediate family has in any way profited from the transactions that have 

happened as the developers bought the land.  

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

A motion was made by Commissioner Kelsey, seconded by Commissioner 

McCarty, that PDD-15-02 (Lindsey Hill Mixed Use) be denied. The motion 

carried by the following vote:

For: Commissioner Garber, Commissioner Kelsey, Commissioner Gonzales, 

Commissioner McCarty, Commissioner Beckett, Commissioner Rand and 

Commissioner Ramirez

7 - 

Against: Commissioner Dupont and Commissioner Porterfield2 - 

7. Hold a public hearing, staff presentation and discussion on the 10-Year Capital Improvements 

Program (FY 2017-2026)   

Meeting convened into recess at 8:30 p.m.

Meeting reconvened at 8:45 p.m.

Chair Garber opened the public hearing. 

Laurie Moyer, CIP/Engineering Director gave an overview of the 10 Year CIP. 

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

NON-CONSENT AGENDA

V.  Question and Answer Session with Press and Public.

Joseph Sullivan, 804 Gravel Street, apologized for not speaking up during the 

Public Hearing portion of item A-16-01 (Patton Street Abandonment).  As the 

property owner's representative, Mr. Sullivan clarified that the property 

owner is not seeking to sell the house at this time. Mr. Sullivan also wanted to 

request that the Planning and Zoning Commission remove the condition that 

all fences be relocated from the existing ROW and proposed easement because 

of the cost or relocation. Mr. Sullivan stated that the property owner would be 

ok with removing the fences at such time that access by the City was required.  

Chair Garber clarified that the relocation of fences was a condition in the 

motion that was passed earlier in the evening, and stated that Mr. Sullivan 
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should discuss with City Staff the ability to remove that condition. Planning 

and Development Director Shannon Mattingly clarified that allowing fences 

within easement and ROW would violate the City’s ordinances.

VI.  Adjournment

A motion was made that the meeting be adjourned at 9:20 p.m.  The motion 

carried by a unanimous vote. 

__________________________

Jim Garber, Commission Chair

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: 

_________________________________________
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630 East Hopkins
San Marcos, TX 78666

File #: PC-16-09_03, Version: 1

AGENDA CAPTION:

PC-16-09_03 (Paso Robles Phase 2A Final Plat) Consider a request by Pape-Dawson Engineers, LLC, on
behalf of Carma Paso Robles, LLC, for approval of a Subdivision Improvement Agreement and Final Plat for
approximately 10.656 acres, more or less, out of the Edward Burleson Survey located near the intersection of
Hunter Road and Centerpoint Road. (T. Carpenter)

Meeting date:  April 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:

The subject property is part of the Paso Robles 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 30
residential lots and two open space / drainage lots. Dancing Oak Lane will be extended connecting this phase
with phase 1 of the development. Four new private streets are proposed. City water and wastewater lines will
be extended through all streets.

The developer intends to post surety for the public improvements in order to record the plat prior to completion
of those improvement. A Subdivision Improvement Agreement has been attached to this report.

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

approval of this final plat as submitted.
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Staff Report Prepared by the Planning and Development Services Department Page 1 of 2
Date of Report: 4/21/2016

PC-16-09_03 Final Plat,
Paso Robles, Phase 2A

Applicant Information:
Agent: Pape-Dawson Engineers, Inc.

7800 Shoal Creek Blvd Suite 220W
Austin, TX 78757

Property Owner: Carma Paso Robles, LLC
9737 Great Hills Trail
Suite 260
Austin, Texas 78759

Notification: Notification not required

Type & Name of 
Subdivision:

Final Plat, Paso Robles, Phase 2A

Subject Property:
Summary: The subject property is approximately 10.656 acres, more or less, and is 

located west at the intersection of Hunter Road and Centerpoint Road.

Zoning:

Traffic/ 
Transportation:

Utility Capacity:

Mixed Use/PDD

The property is northwest of Hunter Road and is accessed through the 
extension of Dancing Oak Lane; Four new private drives will be built with 
this phase.

City water and wastewater will be extended through the site. Electric 
service will be provided by Pedernales Electric Cooperative, Inc.

Planning Department Analysis:
The subject property is part of the Paso Robles 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 30 residential lots and two open space / drainage lots. 

Dancing Oak Lane will be extended connecting this phase with phase 1 of the development. 
Four new private streets are proposed. City water and wastewater lines will be extended 
through all streets.

The developer intends to post surety for the public improvements in order to record the plat prior 
to completion of those improvements which includes water, wastewater, and streets. A 
Subdivision Improvement Agreement has been attached to this report.



Staff Report Prepared by the Planning and Development Services Department Page 2 of 2
Date of Report: 4/21/2016

Staff has reviewed the request and is recommending approval of this final plat as submitted.

Planning Department Recommendation
X Approve as submitted

Approve with conditions or revisions as 
noted
Alternative
Statutory Denial

Prepared By:

Tory Carpenter Planner April 21, 2016
Name                                                         Title                                       Date

The Commission's Responsibility:

The Commission is charged with making the final decision regarding this proposed Final 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 if the plat does not meet the criteria 
for approval section of the Land Development Code, or statutorily deny (an action that keeps the 
application “in process”) the plat.

Attachments:
 Plat
 Subdivision Improvement Agreement
 Application
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Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-16-10, Version: 1

AGENDA CAPTION:

CUP-16-10 (Higher Grounds) Hold a public hearing and consider a request by Graffito Beverages, L.L.C., on

behalf of Higher Grounds, for a new Conditional Use Permit to allow the sale of beer and wine for on-premise

consumption at 407 South Stagecoach Trail, Suite 103. (A. Brake)

Meeting date:  April 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:  Community Wellness / Strengthen the Middle Class

COMPREHENSIVE PLAN ELEMENT(s): N/A

BACKGROUND:

The subject property is located inside the mixed use building at 407 South Stagecoach Trail, near the corner

of Wonder World Drive, which is zoned T5 SmartCode. Higher Grounds is proposed to be a new restaurant

that will be focused on fast and healthy options for breakfast and lunch along with a full espresso bar serving

beer, wine and champagne. A Tan Sushi and Elevate are businesses that are also located in the same

building.

The proposed hours of operation are 6:00 a.m. to 8:00 p.m., seven days a week. According to the application,

Higher Grounds has an indoor fixed seating capacity of 43 seats, 8 outdoor fixed seats, and a total gross floor

area of 1,201 square feet. The site plan shows a total of 54 on-site parking spaces proposed for the building

as well as 23 on street parking spaces, for a total of 77 parking spaces to serve the building. The parking

requirement for a retail business in the T5 Transect is three parking spaces for every 1,000 square feet. Per

this calculation, Higher Grounds is required to provide four (4) parking spaces. The application does not

indicate that additional entertainment facilities are proposed at this time.

Staff has reviewed the request for compliance with the Land Development Code and recommends approval

of the Conditional Use Permit with the following conditions:

1. The CUP shall be valid for one (1) year, provided the standards are met, subject to the point
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system;

2. The permit shall be effective upon issuance of the Certificate of Occupancy; and

3. The CUP shall be posted in the same area and manner as the Certificate of Occupancy.
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CUP-16-10
Conditional Use Permit
Higher Grounds
407 South Stagecoach Trail, 
Suite 103

Staff Report Prepared by the Development Services Department Page 1 of 3
Date of Report: 04/21/16

Applicant Information:

Applicant: Graffito Beverages, L.L.C.

Mailing Address: 8010 Bernard Street
Leander, TX 78641

Property Owner: Carson Diversified Properties
1911 Corporate Dr, Ste 102
San Marcos, TX 78666

Applicant Request: Request for a new Conditional Use Permit to allow the sale of beer and 
wine for on-premise consumption at Higher Grounds, located at 407 
South Stagecoach Trail, Suite 103.

Public Hearing Notice: Public hearing notification was mailed on April 15, 2016.

Response: None as of completion of packet.
  
Subject Property:

Expiration Date: NA

Location: 407 South Stagecoach Trail, Suite 103

Legal Description: South End San Marcos, Sec 1, Lot 1

Frontage On: South Stagecoach Trail

Intensity Zone: South End 

Existing Zoning: T5 - SmartCode

Preferred Scenario 
Designation: Medium Intensity

Utilities: Adequate

Existing Use of Property: New mixed use building – currently vacant

Zoning and
Land Use Pattern:

Current Zoning Existing Land Use
N of property T5 Vacant
S of property T5 Pioneer Bank
E of property GC Vacant
W of property T5 Parking Lot



Staff Report Prepared by the Development Services Department Page 2 of 3
Date of Report: 04/21/16

Code Requirements:

A Conditional Use Permit (CUP) allows the establishment of uses which may be suitable only in certain 
locations or only when subject to standards and conditions that assure compatibility with adjoining uses.  
Conditional uses are generally compatible with permitted uses, but require individual review and 
imposition of conditions in order to ensure the appropriateness of the use at a particular location.

A business applying for on-premise consumption of alcohol must not be within 300 feet of a church, 
school, hospital, or a residence located in a low density residential zoning district.  This location does
meet the distance requirements. 

CUPs issued for on-premise consumption of alcohol make the business subject to the code standards 
and the penalty point system for violations (Section 4.3.4.2).  

Case Summary

Higher Grounds is proposed to be a new restaurant that, according to the applicant, will be focused on 
fast and healthy options for breakfast and lunch along with a full espresso bar serving beer, wine and 
champagne. It is proposed to be located at 407 South Stagecoach Trail, Suite 103, near the corner of 
Wonder World Drive and South Stagecoach Trail on the bottom level of a two-story mixed use building 
with a T5 SmartCode zoning designation. A Tan Sushi and Elevate are located in the same building and 
there are additional vacant office and retail suites within the mixed use building. Surrounding lots include 
portions of T5 SmartCode zoning and General Commercial zoning.

The proposed hours of operation are 6:00 a.m. to 8:00 p.m., seven days a week. According to the 
application, Higher Grounds has an indoor fixed seating capacity of 43 seats, 8 outdoor fixed seats, and a
total gross floor area of 1,201 square feet. The site plan shows a total of 54 on-site parking spaces 
proposed for the building as well as 23 on street parking spaces, for a total of 77 parking spaces to serve 
the building. The parking requirement for a retail business in the T5 Transect is three parking spaces for 
every 1,000 square feet. Per this calculation, Higher Grounds is required to provide four (4) parking 
spaces. The application does not indicate that additional entertainment facilities are proposed at this time.
  
Comments from Other Departments:

There have been no other comments from other departments.

Planning Department Analysis:

Staff has reviewed the request for compliance with the Land Development Code and has found that the 
request is consistent with the policies and the general intent of the zoning district and does not generate 
pedestrian or vehicular traffic which is hazardous or conflicts with existing traffic. Higher Grounds
presents an opportunity to increase pedestrian activity near the Hays County Government Center. There 
are sidewalks along Stagecoach Trail that connect to the sidewalks around the building Higher Grounds 
will be located in. The project meets the intent of the Smartcode by bringing the service area to the 
property line and by providing rear parking.

In order to monitor new permits for on-premise consumption of alcohol, the Planning Department’s 
standard recommendation is initial approval of the permit for a limited time period.  Other new conditional 
use permits have been approved as follows:

 Initial approval for 1 year;
 Renewal for 3 years;
 Final approval for the life of the State TABC license, provided standards are met. 



Staff Report Prepared by the Development Services Department Page 3 of 3
Date of Report: 04/21/16

Staff provides this request to the Commission for your consideration and recommends approval of the 
Conditional Use Permit with the following conditions:

1. The CUP shall be valid for one (1) year, provided standards are met, subject to the point 
system;

2. The permit shall be effective upon the issuance of the Certificate of Occupancy; and
3. The CUP shall be posted in the same area and manner as the Certificate of Occupancy.

Planning Department Recommendation:
         Approve as submitted

X                        Approve with conditions or revisions as noted
       Alternative

Denial

Commission's Responsibility:

The Commission is required to hold a public hearing and receive comments regarding the proposed 
Conditional Use Permit.  After considering public input, the Commission is charged with making a 
decision on the Permit. Commission approval is discretionary.  The applicant, or any other aggrieved
person, may submit a written appeal of the decision to the Planning Department within 10 working days of 
notification of the Commission’s action, and the appeal shall be heard by the City Council. 

The Commission’s decision is discretionary.  In evaluating the impact of the proposed conditional use on 
surrounding properties under section 1.5.7.5 of the LDC, the Commission should consider the extent to 
which the use:

 is consistent with the policies of the Comprehensive Plan and the general intent of the zoning 
district;

 is compatible with the character and integrity of adjacent developments and neighborhoods; 
 includes improvements to mitigate development-related adverse impacts; and
 does not generate pedestrian or vehicular traffic which is hazardous or conflicts with existing 

traffic in the neighborhood.

Conditions may be attached to the CUP that the Commission deems necessary to mitigate adverse 
effects of the proposed use and to carry out the intent of the Code.

Prepared by:
Alison Brake, CNU-A    Planner 4/13/16
Name Title Date
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-16-11, Version: 1

AGENDA CAPTION:

CUP-16-11 (Buie Tract Phase 1 Mixed Use Tract) Hold a public hearing and consider a request by Stone

Development Group, Inc., for a Conditional Use Permit to allow Multifamily (Apartments) as well as 14,000

square feet of commercial space on a lot that is zoned Mixed Use. (W. Parrish)

Meeting date:  April 26, 2016

Department: Planning and Development Services

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

CITY COUNCIL GOAL: Strengthen the Middle Class/Community Wellness

COMPREHENSIVE PLAN ELEMENT(s): Neighborhoods and Housing Goal 3; Neighborhoods and Housing

Goal 4; Environment and Resource Protection Goal 1

BACKGROUND:

The subject property consists of approximately 10.2 acres located along Craddock Avenue, between Bishop

Street and Wonder World Drive. This property is part of a larger tract of land that is subject to The Buie Tract

Development Agreement that was approved in 2009, and the later Partial Assignment that was approved in

2013. The subject property is identified in the Development Agreement and associated Concept Plan as the

Phase 1 Mixed Use Tract. The property in question currently consists of two parcels. The larger,

approximately 8 acre tract between Craddock Avenue and Franklin Drive, is requesting a Conditional Use

Permit for Multifamily (Apartments). The smaller, approximately 2 acre tract, is requesting a Conditional Use

Permit for Retail Store (over 10,000 s.f. or more of Bldg.) with no outside sales.

The applicant intends to develop the total number of units and bedrooms that are allowed under the previous

agreements (71 units and 213 bedrooms) as a three-story townhouse condo development. As the townhomes

will not be subdivided into individual lots, but sold individually under a condo regime, it falls under the Multi-

family (Apartment) classification within the LDC Land Use Matrix, which requires a Conditional Use Permit in

Mixed Use Zoning. Staff has worked with the applicant to minimize the potential impacts to the surrounding
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Mixed Use Zoning. Staff has worked with the applicant to minimize the potential impacts to the surrounding

neighborhood.

Staff has analyzed the request and recommends approval of the Conditional use permit with the following
conditions:

(1) Total impervious cover does not exceed 59% of the 10.2 acres;
(2) The project is developed and maintained as a condominium style development;
(3) The applicant provides a minimum of 1.46 parking spaces per bedroom (311 total spaces), for

the residential tract, which can include on-street parallel parking;
(4) The applicant provides a minimum of 17 additional parking spaces (64 total) for the commercial

corner on the Northwest corner of Bishop and Craddock, which can include on-street parallel
parking;

(5) No structure on the commercial corner on the Northwest corner of Bishop and Craddock Street
shall exceed 1 story, limited to 20 feet in height;

(6) No structure on the residential property shall exceed 3 stories in height, this does not include a
roof top enclosure that can be no greater than 20% of the floor area of the roof nor any open air
roof top outdoor space (decks/gardens);

(7) A minimum of 12 of the 24 “end unit” condominiums have wrap-around patios;
(8) The applicant construct a minimum 5 foot wide sidewalk on Franklin and Bishop Streets;
(9) The applicant does not substantially vary from the proposed Concept Plan; and
(10) Compliance with the previously approved conditions of the 2013 Partial Assignment which

prohibits the practice of rent by the room on any portion of the Mixed Use development.
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Multifamily and Retail Store
4015 Craddock Dr
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CUP-16-11
Conditional Use Permit
Bishop and Craddock
Multifamily (Apartments) and Retail 
Store (over 10,000 s.f. or more Bldg.) 
no outside sales in a Mixed Use 
District
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Applicant Information:

Applicant: Stone Development Group, Inc.
1911 Rio Grande Street
Austin TX, 78705

Property Owner: Craddock Avenue Partners, LLC
P.O. Box 50324
Austin, TX, 78763

Applicant Request: A Conditional Use Permit (CUP) to allow for Multifamily (Apartments) 
and Retail Store (over 10,000 s.f. or more Bldg.) no outside sales on 
a property zoned Mixed Use.

Notification Public hearing notification mailed April 15, 2016

Response: Staff has received 1 letter expressing concern (attached) and 1 
phone call asking for additional information. 

Subject Property:

Location: Intersection of Bishop and Craddock

Legal Description: A0002 Thomas J Chambers Survey, Acres 10.62

Frontage On: Craddock Avenue, Franklin Drive, and Bishop Street

Neighborhood: Western (Westover & Castle Forest)

Existing Zoning: MU subject to Development Agreement

Preferred Scenario: Area of Stability 

Utilities: Existing

Existing Use of Property: Vacant

Proposed Use of Property: Multifamily (Apartments) and Commercial Retail

Zoning and Land Use 
Pattern:

Current Zoning Existing Land Use
N of Property MF-12/SF-6 Multi-family/Single-family
S of Property SF-6/GC/MU/LI Single-family/Warehouse
E of Property SF-6/TH Vacant
W of Property CC Vacant
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Code Requirements:

This is a request for a conditional use permit (CUP) for Multifamily (Apartments) and Retail Store (over 
10,000 s.f. or more Bldg.), no outside sales, on the Phase 1 Mixed Use (MU) portion of The Buie Tract 
Development Agreement. Section 4.3.1.2 of the Land Development Code (LDC) states that both Multifamily 
(Apartments) and a Retail Store (over 10,000 s.f. or more Bldg.), no outside sales, require a CUP in a Mixed 
Use Zoning District.  A CUP allows the establishment of uses which may be suitable only in certain locations 
or only when subject to standards and conditions that assure compatibility with adjoining uses.  Conditional 
uses are generally compatible with permitted uses, but require individual review and imposition of conditions 
in order to ensure the appropriateness of the use at a particular location.

Background

The subject property consists of approximately 10.2 acres located along Craddock Avenue, between Bishop 
Street and Wonder World Drive. This property is part of a larger tract of land that is subject to The Buie 
Tract Development Agreement that was approved in 2009, and the later Partial Assignment that was 
approved in 2013. The subject property is identified in the Development Agreement and associated Concept 
Plan as the Phase 1 Mixed Use Tract. The property in question currently consists of two parcels. The larger,
approximately 8 acre tract between Craddock Avenue and Franklin Drive, is requesting a Conditional Use 
Permit for Multifamily (Apartments). The smaller, approximately 2 acre tract, is requesting a Conditional 
Use Permit for Retail Store (over 10,000 s.f. or more of Bldg.) with no outside sales.  

The Buie Tract Development Agreement was originally approved in 2009 and contained a provision that 
required that the Assignment of the agreement for the Buie Tract be approved through written agreement 
by the City. Since the approval of the Development Agreement, Council has approved one Partial 
Assignment of the Development Agreement to Capstone Collegiate Communities in 2013, which included 
modified development regulations.

The original Development Agreement divided the Buie Tract into three phases. Phase 1 is located along 
both sides of Craddock Avenue and was designated as the phase with the highest population density. 
Craddock Avenue further divides Phase 1 into a Multifamily tract located to the North of Craddock Avenue, 
and a Mixed Use tract located to the South of Craddock Avenue. Phases 2 and 3 were to retain the 
remaining units and impervious cover that was not utilized in Phase 1. However, in 2013, when Capstone 
Collegiate Communities approached the City of San Marcos to modify the approved Concept Plat and 
request a partial assignment of the Development Agreement, the City and the developer negotiated an 
agreement that modified the allowable population densities while providing the City with an additional 94 
acres of parkland and prohibiting rent by the bedroom developments within the Mixed Use portion of the 
property. 

Currently, the City has been approached by KDG Craddock Partners, a development group that is 
interested in developing the Mixed Use portion of the property and are requesting a partial assignment of 
the Development Agreement including some additional development standards. KDG Craddock Partners 
is not requesting to modify the Concept Plat or any of the additional items that were approved by Council 
within the Partial Assignment to Capstone Collegiate Communities in 2013. 

Partial Assignment Agreement Approved in 2013

The Partial Assignment approved in 2013 required an amendment to the Concept Plat that was previously 
approved, as the applicant wished to negotiate elements of the Development Agreement that were 
established in the Concept Plat, primarily population density. These revisions included:

1. Approximately 94 acres (Phases 2 and 3) of the 153 acre tract were dedicated to the City as 
parkland. 

2. 8.804 acres of land in Phase 1 along Wonder World Drive as indicated in the Phase 1, Section 1 
Final Plat were dedicated to the City as parkland.  



Page 3 of 8

3. The density on the Phase 1 multi-family residential tract was reduced from 382 units as originally 
allowed to 194 units with a population density of 899. 

4. 71 units were assigned to the Mixed Use area of Phase 1 with a limit of three bedrooms per unit.  
No leased or rented by the bedroom multi-family dwelling units will be allowed on any portion of 
such Mixed Use area.  In addition, building heights shall not exceed one story in the portion of the 
Mixed Use area on the west side of Craddock Avenue that abuts the Franklin Square neighborhood. 

5. An amendment to the Concept Plat for consideration by the San Marcos Planning and Zoning 
Commission was initiated and approved to modify the Conceptual Land Plan Summary Table as 
follows:  

Approval of the amendment to the Concept Plat was a condition of the City’s consent granted 
herein.  

6. The developer of the multi-family 35 acre portion of Phase 1 shall enter into a contract deemed 
acceptable to City staff to have a private company provide shuttle service to transport residents of 
the multi-family development to and from Texas State University-San Marcos (Texas State) until 
such time that the Texas State shuttle system provides shuttle service. 

7. Craddock Avenue Partners, L.L.C. agreed to update the Traffic Impact Analysis (“TIA”) prior to final 
plat submittal of the Mixed Use portion of Phase 1 and to implement such improvements as are 
recommended by the TIA in relation to its proportionate responsibility under applicable City 
Ordinances.

8. No leased or rented by the bedroom multi-family dwelling units will be allowed on any portion of the 
Assignor’s Remaining Property.

9. The owners of all the property subject to the Development Agreement will execute and record 
restrictive covenants in favor of the City and in a form acceptable to the City Attorney reflecting the 
above terms (the unit allocations and population densities listed in the Concept Plat as amended 
will be included within the restrictive covenants).

Phasing 
Plan

Zoning 
Acreage Zoning

Number of Dwelling 
Units Previously 

Approved

Existing Concept 
Plat Population 

Density

Potential 
Population 

Including Phase 2

Number of 
Dwelling Units 

Proposed

Population 
Density 

Proposed
Phase 1 33.2+/- MF-12 382 802 802 194 899

  
12.88 +/- MU 71 149 149 71 213

453 951 951 265 1,112              

Phase 2 18.81 +/- TBD
Transfer of Unused 

Phase I Units
Not Addressed 
in Concept Plat 476* 0 0

Phase 3 75.15+/- TBD 4 11 11 0 0
All Phases Total 457 962 1,438** 265 1,122              

* Note: 188 units transferred from Phase 1 x (4.63 bedrooms/ units in Capstone project minus 2.1 bedrooms per unit per existing
    Concept Plat).

**(382 x 2.1= 802) + (71 x 2.1= 149)+ (188 x 2.53= 476)+ 11 = 1,438.
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Comments from Other Departments:

None.

Planning Department Analysis:

Multifamily (Apartments) Analysis

The applicant intends to develop the total number of units and bedrooms that are allowed under the previous 
agreements (71 units and 213 bedrooms) as a three-story townhouse condo development. As the 
townhomes will not be subdivided into individual lots, but sold individually under a condo regime, it falls 
under the Multi-family (Apartment) classification within the LDC Land Use Matrix, which requires a 
Conditional Use Permit in Mixed Use Zoning. Staff has worked with the applicant to minimize the potential 
impacts to the surrounding neighborhood. 

The existing agreements allow for 100% impervious cover on the site. The applicant has agreed to reduce 
the impervious cover to a maximum of 59% of the total site area. Additionally they are proposing to forfeit 
the remaining impervious cover. This brings the development into conformance with the Mixed Use zoning 
district’s standard impervious cover limit, which allows a maximum 60% impervious cover limit.

For the residential portion of the property, the applicant is proposing to construct the 71 units allowed by 
the Development Agreement as three bedroom townhouse style condominiums that would be three stories 
tall, with the potential for a roof top access enclosure and deck. At 1.05 parking spaces per bedroom, 224 
off street parking spaces are required and each unit will have a three-car garage to help meet this 
requirement. The applicant is also proposing an additional 87 parking spaces, primarily on street parallel 
spaces, located on Franklin and Craddock which brings the total parking ratio to 1.46 parking spaces per 
bedroom.

Commercial Analysis

Rather than construct ground floor commercial along the entire frontage of Craddock Avenue, the applicant 
is requesting to construct a commercial corner on the Northwest corner of Bishop and Craddock, which is 
limited to one story, no more than 20 feet tall. This corner would consist of a maximum of 14,000 square 
feet of retail and office space. In addition to one (1) off-street parking space per 300 square foot of 
commercial space, the applicant is proposing seventeen (17) on-street parallel parking spaces. 

It should be noted that the Land Use Matrix substantially limits the number of commercial uses that are 
“permitted by right”, and requires a Conditional Use Permit for many uses that may not be appropriate in
the context of the neighborhood. For instance, any use associated with gasoline sales would require an 
additional Conditional Use Permit to be brought forward to the Commission to review. 

Part of the applicant’s request is that the 14,000 square feet of commercial be allowed on one lot. The Land 
Use Matrix states that a Conditional Use Permit is required for a “Retail Store (over 10,000 s.f. or more 
Bldg.)” in the Mixed Use Zoning Category. It should be noted however, that the use of “Retail Store (under 
10,000 s.f. Bldg.)” does not require a Conditional Use Permit. The applicant’s Concept Plan indicates 
several smaller buildings that add up to 14,000 square feet, rather than one larger structure. This being the 
case, if the Commission were to deny the applicant’s request for more than 10,000 square feet of retail
building on one lot, the applicant could simply subdivide the tract into two legal lots, which would allow the 
applicant to construct the same amount of square footage, without the requirement for a Conditional Use 
Permit. 

Additionally, the applicant has provided a Concept Plan for the proposed development. This plan provides 
some enhancements over the existing code including:

 A courtyard on the commercial corner of Craddock and Bishop;
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 Of the 24 “end unit” condominiums, a minimum of 12 will have wrapped patios;
 The sidewalk on Franklin will be constructed as a 5 foot sidewalk, an improvement over 

the 4 foot sidewalk required by code; and
 The Concept Plan does not allow for garages to face Franklin Street, Columbia Street or 

Craddock Avenue.

Evaluation of a request for a CUP is subject to the criteria in Section 1.5.7.5 of the LDC concerning impacts 
of the use on surrounding properties. 

1. The proposed use at the specified location is consistent with the policies embodied 
in the adopted Master Plan;

o The Preferred Scenario Map identifies the area in which this commercial property 
is located as an Area of Stability. Within Areas of Stability, the Comprehensive 
Plan recommends several general use categories: Single Family, Home Office,
and Corner Neighborhood Retail – no gas. The applicant is proposing to provide 
retail at the corner of Bishop and Craddock, and the uses “permitted by right” in 
the MU zoning category are generally consistent with neighborhood retail.

o The property that is proposed to be residential is identified as an Area of Stability 
– Redevelopment Infill, which states that building types should be 1-3 story. The 
applicant is proposing three-story condos, and would like to provide a roof top deck 
and enclosure. 

o Goal 3 of the Neighborhoods and Housing Chapter states that there should be 
diversified housing options to serve citizens with varying needs and interests. The 
applicant is requesting to place 71 condos on 8.1 acres, as allowed under the 
previous agreements, which is a density of 8.76 units per acre, which is only slightly 
higher than the 5.5 units an acre allowed within the SF-6 single family zoning 
district. As this is proposed to be a condo development where individual units are 
sold to buyers, and renting by the bedroom is prohibited, it provides a housing 
option that is not currently available in this neighborhood, and is not student 
oriented. 

o Goal 4 of the Neighborhoods and Housing Chapter states that neighborhoods 
should be well maintained, stable, and protected from blight and incompatible land 
uses. The majority of the adjacent property (within 200 feet) around the 8.1 acre 
tract intended for condo development is a mix of Multifamily, Mixed Use, 
Townhome, Light Industrial, General Commercial, and Neighborhood Commercial.
There are SF-6 zoned lots within 200 feet of the property, primarily across Franklin 
Drive (see exhibit). As the proposal is for condos, which will be individually owned, 
and renting by the bedroom is prohibited, it does not appear to be an incompatible 
land use. 

o Goal 1 of the Environment and Resource Protection Chapter states that public and 
private sectors should work together to protect water quality and facilitate 
appropriate development over the Edwards Aquafer. This project is the last piece 
of a development agreement that pertains to approximately 153 acres. The total 
impervious cover allowed for the entire site 30.63 acres (based on the code 
requirement that no more than 20% impervious cover is allowed over the Edwards 
Recharge Zone). The original Development Agreement allowed for all of the 
allowable impervious cover to be allocated into Phase 1 (which includes both the 
Phase 1 Multifamily tract and the Phase 1 Mixed Use tract). In the following 
Assignment that was approved in 2013, 16.50 acres of impervious cover out of the 
30.63 acers was allocated to the Phase 1 Multifamily tract (The Cottages at San 
Marcos) and the remaining 14.13 acers were allocated to the property owner of 
the overall tract to be used on the remaining property. Additionally, Phases 2 and 
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3, a total of approximately 94 acres, were dedicated as parkland, on top of the 8.8 
acres dedicated as parkland under the original Concept Plat. The property upon 
which this development is proposed is the last tract out of the original 153 acres, 
and as it is allowed the remaining 14.13 acres of impervious cover, but is only 10.2 
acres, could potentially pave the entire site. However, the applicant has agreed to 
limit the proposed impervious cover to 59% of the remaining 10.2 acres, and forfeit 
the approximately 4 acres of remaining impervious cover. This reduces the overall 
impervious cover allowed over the entire 153 acres to approximately 17%, which 
is 3% less than the maximum allowed under the Land Development Code and the 
original Development Agreement.    

2. The proposed use is consistent with the general purpose and intent of the applicable 
zoning district regulations;

o The text of the Development Agreement indicates that the intent of this Phase of 
the development is a mixed use retail development that is oriented towards 
neighborhood services. The Concept Plat Amendment and 2013 Partial 
Assignment allow for 71 units, with a total of 213 bedrooms on this site. The Land 
Use Matrix states that Multifamily (Apartments) are an eligible land use if a 
Conditional Use Permit is granted.    

3. The proposed use is compatible with and preserves the character and integrity of 
adjacent developments and neighborhoods, and includes improvements either on-
site or within the public rights-of-way to mitigate development related adverse 
impacts, such as traffic, noise, odors, visual nuisances, drainage or other similar 
adverse effects to adjacent development and neighborhoods;

o The residential tract is located between a dense multifamily development (24 units 
an acre) and a fairly low density neighborhood (generally zoned for 5.5 units an 
acre). At a proposed density of 8.76 units per acre, the project provides a transition 
between the two different styles of development.

o As this is proposed to be a Condo project, units will be owned by individuals, while 
the larger lot is owned and maintained by a single entity. This provides a bridge 
between the multifamily development on the North side of Craddock which is 
owned and maintained by a single entity, and the neighborhood to the South of 
Franklin which consists of individual lots that are owned and maintained by 
individuals.

o The applicant will comply with the Concept Plan approved in 2013 and construct 
Columbia Street through the residential site. Additionally the applicant must 
provide a TIA prior to approval of any site plans. 

o On the commercial corner, no building shall be greater than one story or 20 feet in 
height, so as to remain in scale with the neighborhood adjacent to the rear of the 
property. 

o The applicant has agreed to face all garages towards the interior of the project, 
rather than towards the neighborhood. 

o The applicant has agreed to construct 104 parking spaces more than required by 
code, primarily parallel on street parking spaces located on Franklin, Craddock, 
and Bishop Street to reduce the likely hood of overflow parking.    

4. The proposed use does not generate pedestrian and vehicular traffic which will be 
hazardous or conflict with the existing and anticipated traffic in the neighborhood;

o This project will generate additional traffic, however, a TIA will be required prior to 
approval of any site plans. 
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o The applicant has agreed to construct 5 foot sidewalks along Franklin and Bishop, 
which is one foot greater in width than required by code. 

5. The proposed use incorporates roadway adjustments, traffic control devices or 
mechanisms, and access restrictions to control traffic flow or divert traffic as may 
be needed to reduce or eliminate development generated traffic on neighborhood 
streets;

o The Concept Plan identifies private connections between Franklin Drive and 
Craddock Avenue, in addition to the extension of Columbia, which will allow 
resident access to Craddock, and will mitigate development generated traffic within 
the neighborhood.

6. The proposed use incorporates features to minimize adverse effects, including 
visual impacts, of the proposed conditional use on adjacent properties; and

o The applicant has agreed to reduce the total allowable impervious cover on the 
site from 100% to 59%.

o The applicant has agreed to face all garages towards the interior, rather than 
towards adjacent properties.

o The applicant will not exceed one story (up to 20 feet in height) on the commercial 
tract, so as to reduce any visual impact on adjacent neighborhoods.

o The commercial tract will comply with all buffering standards required by the LDC 
between commercial uses and residential uses, including enhanced setbacks and 
landscaping.

o Of the 24 “end unit” condominiums, the applicant has agreed that a minimum of 12 
will have wrap around patios. 

7. The proposed use meets the standards for the zoning district, or to the extent 
variations from such standards have been requested, that such variations are 
necessary to render the use compatible with adjoining development and the 
neighborhood.

o The applicant is proposing three-story condos on a Mixed Use zoned property, 
which is one story less than what is allowed by right.

o The applicant is exceeding the parking requirements for both the commercial and 
residential portions of the property.

o The applicant is requesting that all 14,000 square feet of commercial be allowed 
on one lot, but has the ability to subdivide that lot and provide the same amount of 
commercial square footage split over two lots. 

o The applicant has agreed to reduce the amount of allowable impervious cover to 
59% which is consistent with the Mixed Use zoning district, and 41% less than 
what they are allowed.

Staff has analyzed the request and recommends approval of the Conditional use permit with the 
following conditions:

(1) Total impervious cover does not exceed 59% of the 10.2 acres;
(2) The project is developed and maintained as a condominium style development;
(3) The applicant provides a minimum of 1.46 parking spaces per bedroom (311 total 

spaces), for the residential tract, which can include on street parallel parking;
(4) The applicant provides a minimum of 17 additional parking spaces (64 total) for the 

commercial corner on the Northwest corner of Bishop and Craddock, which can include 
on-street parallel parking;
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(5) No structure on the commercial corner on the Northwest corner of Bishop and Craddock 
Street shall exceed one story, limited to 20 feet in height; 

(6) No structure on the residential property shall exceed three stories in height, this does not 
include a roof top enclosure that can be no greater than 20% of the floor area of the roof 
nor any open air roof top outdoor space (decks/gardens);   

(7) A minimum of 12 of the 24 “end unit” condominiums have wrap around patios;
(8) The applicant construct a minimum 5 foot wide sidewalk on Franklin and Bishop Streets;
(9) The applicant does not substantially vary from the proposed Concept Plan; and
(10) Compliance with the previously approved conditions of the 2013 Partial Assignment 

which prohibits the practice of rent by the room on any portion of the Mixed Use 
development. 

The Commission's Responsibility:

The Commission is required to hold a public hearing and receive comments regarding the proposed CUP.  
After considering public input, the Commission is charged with making a decision on the Permit. 
Commission approval is discretionary.  The applicant, or any other aggrieved person, may submit a written 
appeal of the decision to the Planning Department within 10 working days of notification of the 
Commission’s action, and the appeal shall be heard by the City Council. 

The Commission may approve, approve with conditions or modifications or deny the permit.  In evaluating 
the impact of the proposed conditional use on surrounding properties, the Commission, pursuant to Section 
1.5.7.5 of the LDC, should consider the extent to which:

1. The proposed use at the specified location is consistent with the policies embodied in the adopted 
Master Plan;

2. The proposed use is consistent with the general purpose and intent of the applicable zoning district 
regulations;

3. The proposed use is compatible with and preserves the character and integrity of adjacent 
developments and neighborhoods, and includes improvements either on-site or within the public 
rights-of-way to mitigate development related adverse impacts, such as traffic, noise, odors, visual 
nuisances, drainage or other similar adverse effects to adjacent development and neighborhoods;

4. The proposed use does not generate pedestrian and vehicular traffic which will be hazardous or 
conflict with the existing and anticipated traffic in the neighborhood;

5. The proposed use incorporates roadway adjustments, traffic control devices or mechanisms, and 
access restrictions to control traffic flow or divert traffic as may be needed to reduce or eliminate 
development generated traffic on neighborhood streets;

6. The proposed use incorporates features to minimize adverse effects, including visual impacts, of 
the proposed conditional use on adjacent properties; and

7. The proposed use meets the standards for the zoning district, or to the extent variations from such 
standards have been requested, that such variations are necessary to render the use compatible 
with adjoining development and the neighborhood.

Conditions may be attached to the CUP that the Commission deems necessary to mitigate adverse effects 
of the proposed use and to carry out the intent of the Code.

Prepared by:

Will Parrish                 Planning Technician April 22, 2016
Name Title Date
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Approved without conditions 
by the Planning and Zoning Commission 
June 25, 2013 
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                  Conditional Use Permit Application Checklist: 
GENERAL 

 
 
 

 
I hereby certify and attest that the application is complete and all information above is complete and hereby submitted for 
review.  
Signed: ____________________________________________   Date: ____________________________ 
Printed Name: _______________________________________  
 
 Engineer    Surveyor   Architect/Planner  Owner   Agent: _______________________________ 

Provided  by applicant as of date of submittal By staff as of date of completeness review 

C
o

m
p

le
te

d
 Required Item 

S
ta

ff
  

V
er

if
i

ca
ti

o
n

 Staff Comments 

 
 

A pre-application conference with staff is recommended   

 
 

A completed application for Conditional Use Permit and 
required fees 

  

 

 

A site plan illustrating the location of all structures on the 
subject property and on adjoining properties 

 
 
 
 

 
 

Authorization to represent the property owner, if applicant is 
not the owner 

  

 
 

Application Fee $609 
 

  

   
 

Renewal Fee $305   

   
 

Technology Fee $11   

 

Any of the following pieces of information as requested by the Planning Director: 

 
 

Landscaping and/or fencing of yards and setback areas and 
proposed changes 

  

 
 

Design of ingress and egress   

 
 

Off-street parking and loading facilities   

 
 

Height of all structures   

 
 

Proposed uses   

 
 

The location and types of all signs   

 
 

Hours of operation   

 
 

Impervious cover or drainage issues or impacts     

 

 

All information and illustrations necessary to show the nature 
and effect of the proposed variations to the standards of the 
zoning district 

  

4/5/16
Guy Dudley
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                            CUP-____-_____ 

 
City of San Marcos 

CONDITIONAL USE PERMIT APPLICATION - GENERAL 
 

     APPLICANT     PROPERTY OWNER 

Name:   _______________________________  _______________________________ 

Mailing Address: _______________________________  _______________________________ 

   _______________________________  _______________________________ 

Telephone No.: _______________________________  _______________________________ 

E-mail address: _______________________________  _______________________________ 

 

Property Address:________________________________________________________________ 
Legal Description (if platted):   Lot ________   Block ________   Subdivision ________________________ 

Tax ID Number:  R_____________________________         Zoning District: _______________________ 

 

PROPOSED USE 
Brief description of Proposed Use (attach separate page if needed):   _____________________________________ 
_________________________________________________________________________________________________
_________________________________________________________________________________________________
_________________________________________________________________________________________________ 
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
_________________________________________________________________________________________________  
 
 

I certify that the information in this application is complete and accurate.  I understand that I or 
another representative should be present at all meetings concerning this application.  
  I a m the  prope rty owne r of re cord; or  
  I have attached authorization to represent the owner, organization, or business in this application.  
Signature of Applicant: _____________________________________    Date: ________________ 

To be completed by Staff: 
Meeting Date: _______________________   Application Deadline:  ________________  
Accepted by: _______________________   Date: ___________________________ 
 
 
 

Stone Development Group, Inc.
1911 Rio Grande Street

Austin, TX  78705

512.550.0649

guyd@stonedevelopmentgrp.com

Craddock Avenue Partners, LLC
P.O. Box 50324

Austin, TX 78763
512.748.3841

edwardrcoleman@gmail.com

1314 Franklin Drive

10449 MU

We are proposing (71) townhome units on 8 of the 10 acres of this parcel.  The current development agreement restricts any residential to loft 
apartments above office or retail space.  We request the conditional use permit to allow multifamily apartments which permits use of (land condominium) townhomes.  

     Additionally, on the remaining 2 acres, we are requesting an increse in the allowable square footage of retail/office space from 10,000 SF to 14,000 SF.
 

.

4/5/16
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Land Development Code:  Conditional Use Permit 
 
Purpose, Applicability, Exceptions and Effect 
 
Purpose.  The purpose of a Conditional Use Permit is to allow the establishment of uses which may be 
suitable only in certain locations in a zoning district or only when subject to standards and conditions that 
assure compatibility with adjoining uses.  Conditional uses are those uses which are generally compatible 
with the permitted land uses in a given zoning district, but which require individual review of their 
proposed location, design and configuration, and the imposition of conditions in order to ensure the 
appropriateness of the use at a particular location within a given zoning district. Only those uses 
enumerated as conditional uses in a particular zoning district, or those nonconforming uses which are 
damaged or destroyed, and which are permitted to be reestablished under this Land Development Code, 
shall be authorized as conditional uses. 
 
Effect.  Approval of a Conditional Use Permit authorizes the use or development of the property in 
accordance with the conditions of the permit. Approval of a Conditional Use Permit shall be deemed to 
authorize only the particular use for which the permit is issued and shall apply only to the property for 
which the permit is issued (i.e., it is not personal to the applicant), except for uses authorized under 
Section 4.3.4.2 or Section 4.3.4.3 of this Code. No conditionally permitted use shall be enlarged, 
extended, increased in intensity or relocated unless an application is made for a new Conditional Use 
Permit in accordance with the procedures set forth in this section. Initiation or development of the use 
shall not be authorized until the applicant has secured all the permits and approvals required by this Land 
Development Code. 
 
Processing of Application and Decision 
 
Hearing and Notification. The Director shall schedule a public hearing before the Planning and Zoning 
Commission on the application for a Conditional Use Permit, and shall cause personal notice to be given 
in accordance with the LDC. 
 
Commission Decision. The Planning and Zoning Commission shall be the initial decision maker, subject 
to appeal to the City Council, on whether to approve, approve with conditions or modifications, or deny 
the permit. The Planning and Zoning Commission may also recommend whether any requested 
variations from the standards in the zoning district regulations should be granted by the Zoning Board of 
Adjustments. 
 
Criteria for Approval 
 
Factors. When considering an application for a Conditional Use Permit, the Planning and Zoning 
Commission shall evaluate the impact of the proposed conditional use on and its compatibility with 
surrounding properties and residential areas to ensure the appropriateness of the use at the particular 
location, and shall consider the extent to which: 
 
(1) The proposed use at the specified location is consistent with the policies embodied in the adopted 
Master Plan;  
 
(2) The proposed use is consistent with the general purpose and intent of the applicable zoning   district 
regulations; 
 
(3) The proposed use is compatible with and preserves the character and integrity of adjacent       
developments and neighborhoods, and includes improvements either on-site or within the public   rights-
of-way to mitigate development related adverse impacts, such as traffic, noise, odors, visual nuisances, 
drainage or other similar adverse effects to adjacent development and neighborhoods; 
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(4) The proposed use does not generate pedestrian and vehicular traffic which will be hazardous or 
conflict with the existing and anticipated traffic in the neighborhood; 
 
(5) The proposed use incorporates roadway adjustments, traffic control devices or mechanisms, and 
access restrictions to control traffic flow or divert traffic as may be needed to reduce or eliminate 
development generated traffic on neighborhood streets; 
 
(6) The proposed use incorporates features to minimize adverse effects, including visual impacts, of the 
proposed conditional use on adjacent properties; and 
 
(7) The proposed use meets the standards for the zoning district, or to the extent variations from such 
standards have been requested, that such variations are necessary to render the use compatible with 
adjoining development and the neighborhood. 
 
Conditions. The Planning and Zoning Commission may require such modifications in the proposed use 
and attach such conditions to the Conditional Use Permit as the Planning and Zoning Commission deems 
necessary to mitigate adverse effects of the proposed use and to carry out the spirit and intent of this 
section. Conditions and modifications may include but are not limited to limitation of building size or 
height, increased open space, limitations on impervious surfaces, enhanced loading and parking 
requirements, additional landscaping, curbing, sidewalk, vehicular access and parking improvements, 
placement or orientation of buildings and entryways, buffer yards, landscaping and screening, signage 
restrictions and design, maintenance of buildings and outdoor areas, duration of the permit and hours of 
operation. 
 
Expiration and Revocation 
 
Time of Expiration. A Conditional Use Permit shall expire if: 
 
(1) A building permit, if any, for the use has not been approved within one year of the date of approval of 
the permit; 
 
(2) The building permit subsequently expires; 
 
(3) The use has been discontinued for a period exceeding six months; or 
 
(4) A termination date attached to the permit has passed. 
 
Revocation. The Planning and Zoning Commission may revoke any Conditional Use Permit that is in 
violation of any condition imposed on the use in accordance with the procedures of Article 3, Division 7 of 
this Chapter 1. 
 
Appeals 
 
The applicant or other interested person may appeal the decision of the Planning and Zoning 
Commission to grant or deny a permit to the City Council in accordance with Article 10, Division 1, of this 
Chapter 1. The Council shall apply the criteria in Section 1.5.7.5 in deciding whether the Commission’s 
action should be upheld, modified or reversed. A three-fourths vote of all of the members of the City 
Council shall be necessary to reverse a decision of the Planning and Zoning Commission to deny a 
permit. 
 
 





City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-15-36_03, Version: 1

AGENDA CAPTION:

PC-15-36_03 (Coachman Replat) Hold a public hearing and consider a request by Byrn and Associates, Inc.

on behalf of Kutscher Holdings, LP, for approval of a replat of 16.58 acres, more or less, being Lot 1, Block 1

Coachman Subdivision, establishing Lots 1-A, 1-B, 1-C, 1-D, 1-E, and 1-F, Coachman Subdivision, Hays

County, Texas. (A.Villalobos)

Meeting date:  April 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:  Community Wellness/ Strengthen the Middle Class

COMPREHENSIVE PLAN ELEMENT(s): n/a

BACKGROUND:

The subject property was originally platted as one lot in 2009. The purpose of this replat is to create 6 legally

platted lots for development. In conjunction with the plat, Public Improvement Construction Plans have been

approved for the construction of Coachman Drive and the extension of water service down Coachman Drive.

An Out of City Utility Extension (OCUE) for water service has been approved by City Council. The property is

located within the San Marcos Extraterritorial Jurisdiction, and the replat meets Hays County requirements.

Since the applicant intends to record the plat prior to the completion of the public improvements, a Subdivision

Improvement Agreement will be executed.

Staff has reviewed the request and determined that the Subdivision Improvement Agreement meets the

criteria of Section 1.6.6.3 and the replat meets the requirements of Section 1.6.8.2 of the Land Development

Code.

Staff recommends approval of the replat with the condition that the fiscal surety for the improvements

be accepted by the Hays County Commissioners Court.

City of San Marcos Printed on 4/22/2016Page 1 of 1
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 COACHMAN SUBDIVISION

 RESUBDIVISION PLAT OF LOT 1, BLOCK 1
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PC-15-36_03 Replat,
Coachman Subdivision

Applicant Information:
Agent: Byrn and Associates Inc.

1115 Hwy 80 E. PO Box 1433
San Marcos, Texas 78667-1433

Property Owner: Kutscher Holdings, LP.
4226 Oak Street
San Marcos, TX 78666

Notification: Published notification on April 10, 2016
San Marcos Daily Record

Type & Name of 
Subdivision:

Replat of Lot 1, Block 1, Coachman Subdivision

Subject Property:
Summary: The subject property is approximately 16.58 acres, more or less,

located at 3757 Hunter Road, San Marcos, Texas. This replat 
established 6 total lots.

Zoning:

Traffic/ Transportation:

Utility Capacity:

N/A, the property is located within the San Marcos Extraterritorial 
Jurisdiction (ETJ).

The property currently has access off of Hunter Road. A cul-de-
sac road, being Coachman Drive, is being constructed as part of 
the development of the plat to provide access to all lots.

As part of the development of this plat, the applicant is extending 
water service down Coachman Drive. Wastewater service is to be 
provided through an on-site sewage facility (OSSF). Electric 
service is provided by Pedernales Electric Cooperative.

Planning Department Analysis:
The subject property was originally platted as one lot in 2009. The purpose of this replat is to create 6 
legally platted lots for development. In conjunction with the plat, Public Improvement Construction Plans 
have been approved for the construction of Coachman Drive and the extension of water service down 
Coachman Drive. An Out of City Utility Extension (OCUE) for water service has been approved by City 
Council. 

Furthermore, as part of the plat and OCUE, the applicant has provided easements that will allow the orderly 
extension of wastewater utilities to and through the property when wastewater becomes available in the 
area. The property is located within the San Marcos Extraterritorial Jurisdiction, and the replat meets Hays 
County requirements. Since the applicant intends to record the plat prior to the completion of the public 
improvements, a Subdivision Improvement Agreement will be executed. Acceptance of the fiscal surety 
for the improvements is scheduled for the Hays County Commissioner’s Court on May 10, 2016.
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Staff has reviewed the request and determined that the Subdivision Improvement Agreement meets the 
criteria of Section 1.6.6.3 and the replat meets the requirements of Section 1.6.8.2 of the Land 
Development Code.

Staff recommends approval of the replat with the condition that the fiscal surety for the 
improvements be accepted by the Hays County Commissioners Court.

Planning Department Recommendation
Approve as submitted

X Approve with conditions or revisions as noted
Alternative
Statutory Denial

Prepared By:

Andrea Villalobos Planning Technician April 13, 2016
Name                                                         Title                                       Date

The Commission's Responsibility:

The Commission is charged with making the final decision regarding this proposed Replat. 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 if the plat does not meet the criteria set in the approval section of the Land 
Development Code, or statutorily deny (an action that keeps the applicant "in process") the plat.
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PC-15-36_03 Replat,
Coachman Subdivision

Applicant Information:
Agent: Byrn and Associates Inc.

1115 Hwy 80 E. PO Box 1433
San Marcos, Texas 78667-1433

Property Owner: Kutscher Holdings, LP.
4226 Oak Street
San Marcos, TX 78666

Notification: Published notification on April 10, 2016
San Marcos Daily Record

Type & Name of 
Subdivision:

Replat of Lot 1, Block 1, Coachman Subdivision

Subject Property:
Summary: The subject property is approximately 16.58 acres, more or less,

located at 3757 Hunter Road, San Marcos, Texas. This replat 
established 6 total lots.

Zoning:

Traffic/ Transportation:

Utility Capacity:

N/A, the property is located within the San Marcos Extraterritorial 
Jurisdiction (ETJ).

The property currently has access off of Hunter Road. A cul-de-
sac road, being Coachman Drive, is being constructed as part of 
the development of the plat to provide access to all lots.

As part of the development of this plat, the applicant is extending 
water service down Coachman Drive. Wastewater service is to be 
provided through an on-site sewage facility (OSSF). Electric 
service is provided by Pedernales Electric Cooperative.

Planning Department Analysis:
The purpose of this replat is to create 6 legally platted lots for development. In conjunction with the plat, 
Public Improvement Construction Plans have been approved for the construction of Coachman Drive and 
the extension of water service down Coachman Drive. An Out of City Utility Extension (OCUE) for water 
service has been approved by City Council. 

Furthermore, as part of the plat and OCUE, the applicant has provided easements that will allow the orderly 
extension of wastewater utilities to and through the property when wastewater becomes available in the 
area. The property is located within the San Marcos Extraterritorial Jurisdiction, and the replat meets Hays 
County requirements. Since the applicant intends to record the plat prior to the completion of the public 
improvements, a Subdivision Improvement Agreement will be executed.

Staff has reviewed the request and determined that the Subdivision Improvement Agreement meets the 
criteria of Section 1.6.6.3 and the replat meets the requirements of Section 1.6.8.2 of the Land 
Development Code. Staff recommends approval of the replat with the condition that the fiscal surety 
for the improvements be accepted by the Hays County Commissioners Court.
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Planning Department Recommendation
Approve as submitted

X Approve with conditions or revisions as noted
Alternative
Statutory Denial

Prepared By:

Andrea Villalobos Planning Technician April 13, 2016
Name                                                         Title                                       Date

The Commission's Responsibility:

The Commission is charged with making the final decision regarding this proposed Replat. 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 if the plat does not meet the criteria set in the approval section of the Land 
Development Code, or statutorily deny (an action that keeps the applicant "in process") the plat.



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#16-233, Version: 1

AGENDA CAPTION:

Hold a public hearing and consider a recommendation to City Council on the 10-Year Capital Improvements

Program (FY 2017-2026)

Meeting date:  April 26 2016

Department:  Engineering/CIP

Funds Required:

Account Number:

Funds Available:

Account Name:

CITY COUNCIL GOAL:

COMPREHENSIVE PLAN ELEMENT(s):

BACKGROUND:

City of San Marcos Printed on 4/22/2016Page 1 of 1

powered by Legistar™

http://www.legistar.com/


City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#16-239, Version: 1

AGENDA CAPTION:

Discussion and direction to staff regarding the time allowed for Applicant presentations.

Meeting date:  April 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:  N/A

COMPREHENSIVE PLAN ELEMENT(s):

BACKGROUND:

City of San Marcos Printed on 4/22/2016Page 1 of 1

powered by Legistar™

http://www.legistar.com/
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