
   

 

SAN MARCOS  
PLANNING AND ZONING 
COMMISSION REGULAR 

MEETING 
CITY COUNCIL CHAMBERS, 

630 E. HOPKINS 
TUESDAY, OCTOBER 8, 2013 

6:00 P.M.

 

   
    
1. Call To Order
 
2. Roll Call
 
3. Chairperson's Opening Remarks  
 
NOTE:   The Planning and Zoning Commission may adjourn into Executive Session to consider any 
item listed on this agenda if a matter is raised that is appropriate for Executive Session discussion. An 
announcement will be made of the basis for the Executive Session discussion. The Planning and 
Zoning Commission may also publicly discuss any item listed on the agenda for Executive Session. 
 
 
4. 30 Minute Citizen Comment Period
 
CONSENT AGENDA
 
THE FOLLOWING ITEMS NUMBERED 5 - 5 MAY BE ACTED UPON BY ONE MOTION. 
NO SEPARATE DISCUSSION OR ACTION ON ANY OF THE ITEMS IS NECESSARY 
UNLESS DESIRED BY A COMMISSIONER OR A CITIZEN, IN WHICH EVENT THE 
ITEM SHALL BE CONSIDERED IN ITS NORMAL SEQUENCE AFTER THE ITEMS NOT 
REQUIRING SEPARATE DISCUSSION HAVE BEEN ACTED UPON BY A SINGLE 
MOTION. 
 
5. Consider the approval of the minutes of the Regular Meeting on August 27, 2013. 
 
PUBLIC HEARINGS
 
6. CUP-13-32 (Jo on the Go) Hold a public hearing and consider a request by Elizabeth Rios, 

on behalf of Jo on the Go, for a Conditional Use Permit to allow the use 
of Restaurant/Prepared Food Sales  in a  Neighborhood Commercial (NC) zoning district at 
310 Mary Street. 

 
7. CUP-13-35 (Bikinis)Hold a public hearing and consider a request by Bikinis Real Estate 

LLC for renewal of an existing Conditional Use Permit to allow the continued sale of mixed 
beverages for on-premise consumption at 1437 N IH 35. 

 
8. PSA-13-01 (Yarrington Commons)Hold a public hearing and consider a request by Ocie 

Vest for a Preferred Scenario Map Amendment to change an Area of Stability to a Medium 
Intensity Zone for an approximately 155 acre tract out of the William Ward Survey No. 3 and 
a portion of Champions Business Park Subdivision. The property is located south of 



Yarrington Road between IH 35 and Post Road, extending south to the Blanco River. 
 
NON-CONSENT AGENDA
 
9. WITHDRAWN: PSA-13-02 (River Park) Hold a public hearing and consider a request by 

Marc Rankin for a Preferred Scenario Amendment to change an Area of Stability / Open 
Space to a High Intensity Zone for an approximately 7 acre tract out of Farm Lots 25 and 26 . 
The property is located along the east side of C M Allen Parkway and is divided by Comal 
Street. 

 
10. Staff presentation, discussion and possible direction to staff regarding the process and 

parameters for conducting the Neighborhood Character Studies under the City's 
Comprehensive Plan and rewriting the Land Development Code.  

 
11. Development Services Report: 

   a. Update from staff on the Implementation of the Comprehensive Plan.  
   b.  Update on Erosion Control Study (Sessom Creek Erosion Remediation Evaluation) 
  

 
12. Question and Answer Session with Press and Public. This is an opportunity for the Press and 

Public to ask questions related to items on this agenda.
 
13. Adjournment. 
 
 
 
 
 
 
 
Notice of Assistance at the Public Meetings
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, 
programs, or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of 
San Marcos ADA Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests 
can also be faxed to 512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov
 
 
 
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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  MINUTES OF THE REGULAR MEETING OF THE 
SAN MARCOS PLANNING AND ZONING COMMISSION 

COUNCIL CHAMBERS, CITY HALL  
September 24, 2013 

 
 
 

1. Present 
 
Commissioners:       
 
 
Bill Taylor, Chair 
Chris Wood  
Corey Carothers 
Kenneth Ehlers 
Angie Ramirez 
Curtis Seebeck  
Randy Bryan (late in 6:20) 
 
City Staff:  
 
Matthew Lewis, Development Services Director 
Kristy Stark, Development Services Assistant Director 
Sam Aguirre, Assistant City Attorney 
Francis Serna, Recording Secretary 
John Foreman, Planning Manager 
Emily Koller, Planner 
Alison Brake, Planner 
Amanda Hernandez, Sr. Planner 
 
Call to Order and a Quorum is Present.   
 
With a quorum present, the Regular Meeting of the San Marcos Planning & Zoning Commission was called 
to order by Chair Taylor at  6:05 p.m. on Tuesday September 24, 2013, in the Council Chambers, City Hall, 
City of San Marcos, 630 E. Hopkins, San Marcos, Texas 78666.  
 
3.  Chairperson’s Opening Remarks.  
 
Chair Taylor welcomed the audience and viewers.  
 
4.  30 Minute Citizen Comment Period 
 
Melissa Derrick thanked staff and Matthew Lewis for responding to questions she had regarding the property 
near the play scape.  She felt that the process is going well and thanked staff for keeping citizens in the loop.   
Ms. Derrick stated that the play scape is near and dear to everyone’s heart and cherished by all which 
makes the request a tough decision for everyone.   She requested to see input from first responders 
regarding the condition of the area during the 1998 flood and how it compares to the east side during 
evacuation.  In addition what it would take to rescue people from the proposed project.  She felt that we need 
to learn from our mistakes from the past to protect the future.  She pointed out that people know what 
happens when we build in the floodway.  She explained that tax dollars will be used to evacuate people 
when a flood occurs.  She hopes that the Commission will consider the dangers and ask that the first 
responders testify in person or writing of their opinion. 
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Rodney Van Ouderkerke stated that history shows that all cultures of people gathered around the river to 
create a community.  He said that over the years, the community has taken care of the river and the river has 
taken care of the community.  Mr. Van Ouderkerke pointed out that decisions in the past have affected the 
community. He felt that the community is being divided by people who are for the river and people who are 
against the river.  He asked the Commission to listen to the community is saying because they have always 
taken care of the river. 
 
Don Eyssen, 200 Orchard stated that Carter Morris was found guilty on two ethics violations. He explained 
that an open records request was submitted for correspondence and only a few people responded to the 
request.  Mr. Eyssen mentioned that he submitted an open records request a year ago and was told that no 
communications were had between Mr. Wood, Thomason and Morris and was advised there was no 
information.   He said people need to step up, be honorable and tell the truth.  He added that they want the 
Commission to represent the people and not the big businesses and bars.  He said that the Commission 
needs to protect the community.  Mr. Eyssen said people should be accountable for their behavior.   Mr. 
Eyssen stated that he spoke to Mr. Meeks regarding the property and was told that for two years he tried to 
sell the property the City.  He inquired about why the citizens were not informed.  Mr. Eyssen referred to the 
Blanco Vista development and said it is fine.  He suggested that the request not continuously be amended. 
 
Marcia Gillespie stated that she has lived in San Marcos for 33 years and things that happen in San Marcos 
are important to her.  She said she was the President of Friends of the Playscape Committee for many 
years.  Ms. Gillespie pointed out that they jumped through hoops to be able to build at the location.  She 
added that they hired an architect from New York to design the playscape to be sure it was aesthetic to the 
property.  Ms. Gillespie said she would like to see that the property is left open space or parkland.  She 
spoke in opposition to the apartment complex near the playscape.  
 
Derrick Lee, 209 S. Comanche said the biggest thing to worry about is an apartment complex near the 
playscape. He felt that students are able to afford a high dollar development for a few years while they are 
enrolled. He referred to the Habitat Conservation plan and explained that tax payer money has and will be 
spent in the area now and in the near future to repair issues to development, human traffic and recreational 
use.  Mr. Lee said that the development will be a waste of tax dollars.  He added that current landscape 
practices will add to the chemical pollution to the river.  He pointed out that most development use turf.  He 
explained that turf would wash everything into the river.  Mr. Lee said he doesn't know if there is a filtration 
system that filters everything out but pointed out that the river and endangered species should be protected.   
 
Cathy Dillon, 1000 Burleson said that she agrees that college kids will reside in the apartment complex and 
doing what college kids do.  Ms. Dillon said she was very instrumental in the playscape.  She explained that 
there were no place for children to play and being involved in the development of the playscape was an 
amazing experience.  Ms. Dillon stated that she does not want an apartment complex near the playscape. 
She added that we need to protect the river, the parkland and the children. 
 
Diane Wassenich spoke on behalf of the River Foundation and stated that they are very concerned about an 
apartment complex being built at the mouth of Purgatory Creek.   She said they are very concerned about 
flooding and are locating the people that helped evacuate people from the playscape area in 1998.  Ms. 
Wassenich mentioned that they are meeting with people who flooded and mapping what was submerged in 
’98. She added that they have provided staff with preliminary maps to the Planning Department and will 
continue to provide the Commission with adequate information to assist with the decision in the Preferred 
Scenario maps in the Comprehensive Plan.   Ms. Wassenich referred to the property on the Blanco River 
and pointed out that the Commission should think about the Blanco River and how it flooded in ’98.   She 
pointed out that Leon Valley and the City of Austin have been in the news regarding spent money to buy out 
houses that are flooded and located in the floodplain. Ms. Wassenich pointed out that we should not locate 
anything in the floodplain.   She said that we need to protect the future and citizens in San Marcos. She 
urged the Commission to get fully informed before they make their decision. 
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Joan Byrd, Thorpe Lane said she is a 40 year resident of San Marcos.  She said she does a regular Sunday 
river clean up.  She stated that she loves the river and is very disturbed.  Ms. Byrd stated that she 
remembers the flood in ‘98 and pointed out that the whole area was under water.  She felt that Mr. Meeks will 
put people in harm’s way. Ms. Byrd pointed out that she is not worried about college kids but she is worried 
about people living in the mixed use development.  People will not be able to get out of the area when it 
floods.  She pointed out that a parking area is not going to be provided. She added that a parking garage will 
be necessary which could be approximately 5 stories.  She expressed concern that there is currently parking 
problems in the park.  She asked the Commission to please not support the request.   
 
Charles Meeks advised the Commission that Mr. Rankin has provided a question and answer sheet that 
addresses most of the concerns.  Mr. Meeks said he is a 3rd generation and his children are 4th generation in 
San Marcos.  He mentioned that he also assisted in building the playscape and Don Myers construction 
donated the concrete which holds his family name.  Mr. Meeks stated he is also connected to the area as 
much as everyone else.  He explained that he has attended all the neighborhood and staff meetings.  He 
addressed a number of concerns.  He explained that years ago he has met with Ken Bell and addressed the 
first responder’s process in the event Purgatory Creek floods.  He added that if additional information is 
necessary he will comply.  Mr. Meeks pointed out that the 1998 flood has been brought up repeatedly.  He 
provided a photo of Culligan Water Supply sign on the morning of the flood at Purgatory creek. He explained 
that he drove up LBJ Drive and informed the Commission that the area in which he has proposed 
development did not flood.  Mr. Meeks said that they will improve the community of San Marcos. 
 
Mark Rankin, the developer of the Meeks Project.  Mr. Rankin advised the Commission that he prepared 
frequently asked questions for anyone interested.  He pointed out the uses currently allowed.  He explained 
that they will improve the property and donate parkland to the city.  Mr. Rankin stated that there will not be 
any development within the water quality zone or the floodplain.  He added that the parking will be within the 
building and could possibly be 5 stories.   Mr. Rankin stated that they have discussed access to the property 
in case of a flood and distance from the river.  
 
NOTE:  The Planning & Zoning Commission may adjourn into Executive Session to consider any item listed 
on this agenda if a matter is raised that is appropriate for Executive Session discussion. An announcement 
will be made of the basis for the Executive Session discussion. The Planning and Zoning Commission may 
also publicly discuss any item listed on the agenda for Executive Session.  
 
Consent Agenda:     
 
5. Consider the approval of the minutes of the Regular Meeting on September 10, 2013. 
 
6. PC-13-29_02 (Blanco Vista Phase 3, Sections 2 and 3) Consider a request by CSF Civil Group, on 
behalf of Brookfield Residential, for approval of a Preliminary Subdivision Plat of Blanco Vista Phase 3, 
Sections 2 and 3 for approximately 7 acres more or less, out of the William Ward League Abstract 467, 
consisting of 46 residential lots located at Blanco Vista Boulevard and Trail Ridge Pass. 
 
7. PC-13-31_02 (Vista De Los Santos) Consider a request by HMT Engineering & Surveying, on behalf of 
C&G Development, for approval of a Preliminary Subdivision Plat of Vista De Los Santos for approximately 
45 acres more or less, out of the J. Williams Survey Abstract No. 470, consisting of 87 residential and 10 
drainage /open space lots located at Wonder World Drive and Craddock Avenue. 
 
MOTION: Upon a motion made by Commissioner Carothers and a second by Commissioner Seebeck, the 
Commission voted on consent to approve the minutes of the Regular Meeting on September 24, 2013, PC-
13-29_02 (Blanco Vista Phase 3, Section 2 and 3), and PC-13-31_02 (Vista De Los Santos). 
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Public Hearings:  
 
8. CUP-13-30 (Cody's Bistro & Lounge) Hold a public hearing and consider a request by #3 BPCC, Inc., on 
behalf of Cody’s Bistro and Lounge, for renewal of an existing Conditional Use Permit to allow the continued 
sale of mixed beverages for on-premise consumption at690 Centerpoint Road, Suite 209. 
Commissioners Morris, Kelsey and Wood recused themselves from CUP-13-25.  
 
Alison Brake, Staff Planner gave an overview of the project.  
 
Chair Taylor opened the public hearing.   There were no citizen comments and the public hearing was 
closed.  
 
MOTION: Upon a motion made by Commissioner Carothers and a second by Commissioner Wood, the 
Commission voted all in favor to approve CUP-13-30 with the conditions that the permit shall be valid for 
three (3) years, provided the standards are met, subject to the point system and the permit shall be posted in 
the same area and manner as the Certificate of Occupancy.  The motion carried.  
 
9. PC-13-32_06 (Municipal Airport Subdivision) Hold a public hearing and consider a request by Roland 
Borden for approval of a Replat of Lots 14A and 16, Municipal Airport Subdivision, establishing Lots 14B and 
16B, Municipal Airport Subdivision, located near the intersection of South IH 35 and Clovis Barker Road. 
Tory Carpenter, Planning Technician gave an overview of the project.  
 
Emily Koller, Staff Planner gave an overview of the project.  
 
Chair Taylor opened the public hearing. There were no citizen comments and the public hearing was closed.  
 
MOTION: Upon a motion made by Commissioner Ehlers and a second by Commissioner Seebeck, the 
Commission voted all in favor to approve PC-13-32_06 (Municipal Airport Subdivision). The motion carried. 
 
Non Consent Agenda: 
 
 
10. Update from staff and discussion on the Preferred Scenario Amendment applications received 
and procedures for consideration. (Fall 2013)  
 
PSA-13-01 Ocie Vest – approximately 192 acres located south of Yarrington Road between IH 35 and Post 
Road – Area of Stability to Medium Intensity  
 
PSA-13-02 Mark Rankin – approximately 7 acres located along the east side of South C M Allen Parkway 
and divided by Comal Street – Area of Stability / Open Space to High Intensity 
 
Amanda Hernandez, Senior Planner gave an update on the Preferred Scenario Amendment applications 
received.  
 
Mark Rankin gave a ten minute presentation of the project.  
 
11. Development Services Report: 

a. Implementation of the Comprehensive Plan.  
 b. Planning Month Activities  
 c. 2013 APA Conference Staff gave a brief update.   
 
Matthew Lewis gave an overview of the Land Development Code Replacement and the Comprehensive Plan 
Outreach process.  He announced that Chair Taylor received two awards for Planning Commissioner of the 
Year and Development Services received the Long Range Planning Award for Vision San Marcos.  
 
Alison Brake announced the October Planning Month Activities.  
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12. Question and Answer Session with Press and Public. This is an opportunity for the Press and Public to 
ask questions related to items on this agenda.  
 
There were no questions and answers from the press and public.  
 
13. Adjourn. 
 
Chair Taylor adjourned the Planning and Zoning Commission meeting at 7:24 p.m. on Tuesday, September 
24, 2013.   
 
 
_____________________________  ____________________________________ 
Bill Taylor, Chair    Curtis Seebeck, Commissioner    
 
______________________________  ______________________________________ 
Corey Carothers, Commissioner   Kenneth Ehlers, Commissioner 
 
______________________________   ______________________________________  
Chris Wood, Commissioner   Angie Ramirez, Commissioner  
 
______________________________  
Randy Bryan, Commissioner 
 
 
  
ATTEST:   
 
___________________________   
Francis Serna, Recording Secretary 



  
Agenda Information

 
AGENDA CAPTION:
 
CUP-13-32 (Jo on the Go) Hold a public hearing and consider a request by 
Elizabeth Rios, on behalf of Jo on the Go, for a Conditional Use Permit to allow 
the use of Restaurant/Prepared Food Sales  in a  Neighborhood Commercial (NC) 
zoning district at 310 Mary Street.  
 
Meeting date: October 8, 2013
 
Department: Development Services - Planning
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
Elizabeth Rios plans to open a third location for the local coffee shop, Jo on the 
Go, at 310 Mary Street. The tract is zoned Neighborhood Commercial which 
allows "Restaurant/Prepared Food Sales" by Conditional Use Permit only.  The 
vacant historic structure on the property has been a variety of businesses over the 
years including a restaurant and yoga studio. The application and site plan 
illustrate 32 seats provided (20 indoor and 12 outdoor) , nine off-street parking 
spaces and no entertainment is proposed. Hours of operation are planned to be 
6:00 a.m. to 10:00 p.m.  
 
Staff has reviewed the request and finds it consistent with the intent of the zoning 
district, the Conditional Use Permit criteria as outlined in the Land Development 
Code and the policies within Vision San Marcos. Staff recommends approval of 
the request as submitted.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Site Plan 
Application 
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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. 
 
The Land Use Matrix lists “Restaurant/Prepared Food Sales” as conditional in Neighborhood Commercial. 
 
Case Summary 
 
The applicant proposes to open a coffee shop in the existing structure at 310 Mary Street. Originally 
constructed as a single family house, it has been a variety of businesses – most recently a yoga studio.  
Ms. Rios currently operates two other locations of Jo on the Go in San Marcos which offer coffee drinks, 
baked goods, panini, and soups. 
 
The structure is 1,221 square feet and the applicant proposes occupancy of 20 indoor seats and 12 
outdoor seats. The proposed hours of operation will be Monday-Sunday 6:00 a.m. to 10:00 p.m. No 
entertainment (music, games, etc.) is requested on the application. 
 
The site is triangular with frontage on both North Street and Mary Street, but the primary frontage and 
main entrance is located on Mary. There are a total of nine off-street parking spaces provided on site 
(including six on the adjoining lot under the same ownership). Based on the proposed seating, eight off-
street spots are required. On-street parking is also available on Mary Street. Site improvements to date 
include paint, new pavers and some landscaping.   
 
Comments from Other Departments: 
 
There were no comments from Police, Fire, Health or Engineering. 
 
Planning Department Analysis: 
 
There is no specific use for “Coffee Shop” in the Land Development Code’s Land Use Matrix, so the 
requested use is categorized as Restaurant/Prepared Food Sales which is conditional in a Neighborhood 
Commercial zoning district.   
 
A coffee shop in this location is consistent with the intent of the zoning district. The Neighborhood 
Commercial (NC) zoning district is established to provide low intensity office, retail and service facilities 
that are compatible with the local neighborhood. Hours of business operation should be limited and 
landscaping and other buffering techniques should be used to minimize impacts on the adjacent 
community. Neighborhood Commercial areas should generally be located on collector streets at the 
intersection of collector or arterial roadways and act as buffer areas for residential uses from the arterial 
traffic. Hutchison Street – where Mary and North meet – is classified as a minor arterial. 
 
Coffee shops depend on frequent small transactions as opposed to longer visits for sit-down meals at 
restaurants. They can contribute to increased pedestrian and vehicular traffic, but generally have limited 
and reasonable hours. The subject property is surrounded by a variety of uses including the First 
Presbyterian Church and Pre-School, single family residential and higher density multi-family residential 
(Sanctuary Lofts). Cool Mint Café is within the same block with frontage on North Street.  The business 
hours for the proposed Jo on the Go are compatible with surrounding uses, although buffering should be 
provided for the adjacent residential, which the owner does plan to do. The owner anticipates the majority 
of business to be pedestrian-oriented and the vehicular traffic generated is not expected to conflict with 
existing traffic patterns in this area.  
 
Finally, the subject property is located in an Area of Stability on the Preferred Scenario Map, and it is 
adjacent to the SmartCode district which is an identified High Intensity Zone in the new comprehensive 
plan, Vision San Marcos. The Plan allows and encourages neighborhood retail at nodes and corridors in 
Areas of Stability.  
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Staff provides this request to the Commission for your consideration and recommends approval 
of the Conditional Use Permit as submitted: 
 
 

Planning Department Recommendation: 
        X Approve as submitted 

 Approve with conditions or revisions as noted 
 Alternative 
 Denial 

 
The 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, the Commission should consider the extent to which the use: 
 

• is consistent with the policies of the Master 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: 
Emily Koller   Planner      September 19, 2013 
Name    Title      Date 















  
Agenda Information

 
AGENDA CAPTION:
 
CUP-13-35 (Bikinis) Hold a public hearing and consider a request by Bikinis Real 
Estate LLC for renewal of an existing Conditional Use Permit to allow the 
continued sale of mixed beverages for on-premise consumption at 1437 N IH 35.  
 
Meeting date: October 8, 2013
 
Department: Development Services-Planning
 
Funds Required: NA Account Number: NA
 
Funds Available: NA Account Name: NA
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
Bikinis Sports Bar and Grill is seeking a renewal of their existing Conditional Use 
Permit for on-premise consumption of mixed beverages. The establishment is 
located at 1437 N IH35.  Hours of operation are 11:00 a.m. to 12 midnight 
Sunday-Friday and 11:00 a.m. to 1:00 a.m. Saturday. There is no live music or 
entertainment provided. 
 
They have been operating with an expired Conditional Use Permit since 
September 2011. Expiration notices were sent in December 2011, March 2012, 
and August 2013.  Code Enforcement, Police, and Environmental Health 
reviewers have reported no concerns regarding the subject property.  
 
Staff has reviewed the request and finds it consistent with the intent of the zoning 
district.  Although the permit is expired, the establishment has met all other 
standards of the Conditional Use Permit criteria as outlined in the Land 
Development Code.  Based on precedent established by the Commission for 
expired permits, staff recommends approval of the request with the following 
conditions:  
  

1. The permit shall be valid for six (6) months, provided standards are met, 
subject to the point system; and,  

2. The permit shall be posted in the same area and manner as the Certificate of 
Occupancy. 

 
 



ATTACHMENTS:
Case Map 
Staff Report 
Site Plan 
Application 
2008 Application 
Expiration Notices 



R12278
1433 N IH 35

R34880
1437 N IH 35

R12218
1429 N IH 35

R34879
1439 N IH 35

R
105243

1646 AQ
U

AR
EN

A SPR
IN

G
S D

R

R
12

39
7

14
10

 N
 IH

 3
5

R
12

27
5

16
40

 A
Q

U
A

R
E

N
A

 S
P

R
IN

G
S

 D
R

R
22371

1642 A
Q

U
A

R
E

N
A

 S
P

R
IN

G
S

 D
R

N IH
 3

5W
 A

CCES
S R

D

N IH
 3

5 
 SB IH

 3
5 O

FF R
AMP N

AQUARENA SPRINGS DR

E 
ACC

ES
S 

RD

SB N IH 35 FRONTAGE

N
B 

IH
 3

5 
TU

R
N

 A
RO

UN
D

 N

CUP-13-35
Bikinis Sports Bar & Grill
1437 N IH 35
Map Date: 9/24/2013

This product is for informational purposes and may not have been
prepared for or be suitable for legal, engineering, or surveying
purposes. It does not represent an on-the-ground survey and
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Code Requirements: 
 
A conditional use permit 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 within a zoning district that limits density to six units per acre 
or less. This location does meet the distance requirements. 
 
Case Summary 
  
Bikinis Sports Bar and Grill is located at 1437 N IH 35 and opened in 2007. The establishment has 
been operating with an expired Conditional Use Permit for two years. On August 14, 2007, P&Z 
approved the original permit for a period of one year.  This CUP was amended on September 25, 
2007, to allow the addition of an outdoor seating area.  The permit was then renewed in 2008 for the 
standard 3-year time period. Two expiration notice letters were sent by staff (December 2011 and 
March 2012), but no action was taken on the part of the applicant to renew or the City to enforce its 
revocation process.  Another review of permits by staff in August 2013 resulted in an additional notice 
letter which contained specific information on the penalties that could be assessed.  The City Fire 
Marshall and the local Texas Alcoholic Beverage Commission were also notified as this time. 
 
The renewal application was accepted by staff on August 30 and the applicant states that there are no 
changes to the original application. Based on the 2008 submittal, total indoor seating capacity is 209 
and the outdoor capacity is 32.  There are 85 existing parking spaces which meets the parking 
requirement of one space per four seats. 
 
Hours of operation are 11:00 a.m. to 12 midnight Sunday-Friday and 11:00 a.m. to 1:00 a.m. Saturday.  
 
No live music or entertainment is provided. A building permit was issued for installation of a sand 
volleyball court in August 2012. The permit approval was extended through June 12, 2013, but the 
court has not been constructed and the approval is no longer valid. 
 
Case history: 
August 14, 2007 – 1 year approval 
September 25, 2007 – 1 year approval of an amendment to add patio 
September 23, 2008 – 3 year approval with no additional conditions 
September 23, 2011 – CUP expired 
December 22, 2011 – CUP expiration Notice Letter #1 sent 
March 5, 2012 – CUP Expiration Notice Letter #2 sent 
August 19, 2013 – CUP Expiration Notice Letter #3 sent 
August 30, 2013 – Renewal application received 
 
Comments from Other Departments: 
 
Code Enforcement, Police, and Environmental Health reviewers have reported no concerns regarding 
the subject property.  No points have been issued against the establishment. 
 
Planning Department Analysis:  
 
Bikinis has had no issues with code enforcement or police since the issuance of the Conditional Use 
Permit in 2008.  Their location along the interstate frontage road is suitable for a bar and restaurant 
establishment and does not cause hazardous traffic or unreasonable noise for this area. Their hours 
and entertainment are also suitable for the neighborhood. No noise complaints have been filed by the 
Summit Inn, located next door at 1433 N IH 35. 
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In order to monitor permits for on-premise consumption of alcohol, the Planning Department’s 
standard recommendation is 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. 

 
The Commission has recently established precedent for a 6-month renewal of all expired Conditional 
Use Permits if all other standards have been met.    
 
Staff provides this request to the Commission for your consideration and recommends 
approval of the Conditional Use Permit with the following conditions: 
 

1. The permit shall be valid for six (6) months, provided standards are met, subject to the 
point system; and, 

2. The permit 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 
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The 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, the Commission should consider the extent to which the use: 
 

• is consistent with the policies of the Master 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: 
Emily Koller   Planner      9/21/2013  
Name    Title      Date 
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DEVELOPMENT SERVICES-PLANNING 
 
 
March 5, 2012 
 
Bikini’s Sports Bar & Grill 
Doug Guller 
1437 North IH-35 
San Marcos TX 78666 
 
RE:   Second Notification: Conditional Use Permit for 1437 North IH-35 
 EXPIRATION DATE:  September 23, 2011 
 
Dear Mr. Guller: 
 
A Conditional Use Permit (CUP) to allow on premise consumption of alcoholic beverages at 1437 North IH-35 San 
Marcos, TX, was granted by the Planning and Zoning Commission on September 23, 2008 for three (3) years. 
 
Your CUP has expired.  Without a valid CUP, the sale of alcoholic beverages for on-premise consumption is not allowed 
at this location.  To limit any disruption in service, a complete application for a new CUP, including the fee and all 
support materials must be filed with the City as soon as possible.  For your convenience, an application form is attached.  
A notification of the expired CUP was originally sent on December 22, 2011.  Please complete the application and turn it 
in as soon as possible.  If no response is received within 10 days, the city will begin necessary enforcement actions as 
permitted under the Land Development Code.   
 
Planning staff is here to assist you in this process.  Should you have any questions or if you believe this request is in 
error, please contact staff directly at 512-393-8230.   
 
Thank you for your attention to this matter.    
  
Sincerely, 
 
 
 
Planning Staff 
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DEVELOPMENT SERVICES-PLANNING 
 
 
August 19, 2013       Certified Mail # 7008 0150 0003 0486 3245 
 
Bikini’s Sports Bar & Grill 
Doug Guller 
1437 North IH-35 
San Marcos, TX 78666 
 
RE:   Notice of Expired Conditional Use Permit for Bikini’s Sports Bar & Grill, 1437 North IH-35 
 EXPIRATION DATE:  September 23, 2011 
 
Mr. Guller: 
 
A Conditional Use Permit (CUP) to allow on-premise consumption of mixed beverages at 1437 North IH-35, San Marcos, 
TX, was granted by the Planning and Zoning Commission on September 23, 2008 for a period of three (3) years. Two 
renewal notices were sent to you in December 2011 and March 2012, respectively. Our records show that an application 
for renewal was never submitted. 
 
Without a valid CUP, the sale of alcoholic beverages for on-premise consumption is not allowed at this location, as 
outlined in Section 4.3.4.2 of the Land Development Code. Each day that there is a violation could result in penalties 
being assessed up to $2,000 per day. The San Marcos Office of the Texas Alcoholic Beverage Commission has been 
notified that the CUP has expired. 
 
For your convenience, I have provided an application form.  Please complete the application and submit it, including the 
$310 fee ($300 = application fee; $10 = technology fee) and all support materials, by August 26, 2013 in order for the 
renewal request to be placed on the October 8, 2013 Planning and Zoning Commission agenda. 
 
Planning staff is here to assist you in this process.  Should you have any questions or if you believe this request is in 
error, please contact me directly at 512-393-8232   
 
Sincerely, 
 
 
Alison E. Brake 
Planner 
Development Services 
City of San Marcos 
 
CC: Bikini’s Real Estate, LLC, 3506 Mount Bonnell Rd., Austin, TX 78731 
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DEVELOPMENT SERVICES-PLANNING 
 
 
August 19, 2013       Certified Mail # 7008 0150 0003 0486 3252 
 
Bikini’s Real Estate, LLC 
3506 Mount Bonnell Road 
Austin, TX 78731 
 
RE:   Notice of Expired Conditional Use Permit for Bikini’s Sports Bar & Grill, 1437 North IH-35 
 EXPIRATION DATE:  September 23, 2011 
 
To Whom It May Concern: 
 
A Conditional Use Permit (CUP) to allow on-premise consumption of mixed beverages at 1437 North IH-35, San Marcos, 
TX, was granted by the Planning and Zoning Commission on September 23, 2008 for a period of three (3) years. Two 
renewal notices were sent to Bikini’s Bar & Grill in December 2011 and March 2012, respectively. Our records show that 
an application for renewal was never submitted. 
 
Without a valid CUP, the sale of alcoholic beverages for on-premise consumption is not allowed at this location, as 
outlined in Section 4.3.4.2 of the Land Development Code. Each day that there is a violation could result in penalties 
being assessed up to $2,000 per day. The San Marcos Office of the Texas Alcoholic Beverage Commission has been 
notified that the CUP has expired. 
 
For your convenience, I have provided an application form.  Please complete the application and submit it, including the 
$310 fee ($300 = application fee; $10 = technology fee) and all support materials, by August 26, 2013 in order for the 
renewal request to be placed on the October 8, 2013 Planning and Zoning Commission agenda. 
 
Planning staff is here to assist you in this process.  Should you have any questions or if you believe this request is in 
error, please contact me directly at 512-393-8232   
 
Sincerely, 
 
 
Alison E. Brake 
Planner 
Development Services 
City of San Marcos 
 
CC: Doug Guller, Bikini’s Sports Bar & Grill, 1437 N. IH-35, San Marcos, TX 78666  
 
 



  
Agenda Information

 
AGENDA CAPTION:
 
PSA-13-01 (Yarrington Commons) Hold a public hearing and consider a request 
by Ocie Vest for a Preferred Scenario Map Amendment to change an Area of 
Stability to a Medium Intensity Zone for an approximately 155 acre tract out of 
the William Ward Survey No. 3 and a portion of Champions Business Park 
Subdivision. The property is located south of Yarrington Road between IH 35 and 
Post Road, extending south to the Blanco River.  
 
Meeting date: October 8, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Big Picture Infrastructure 
 
BACKGROUND:
 

This request for a Preferred Scenario Map Amendment was reviewed using Vision 
San Marcos: A River Runs Through Us six (6) plan elements. Staff finds that the 
request generally meets the intent of the Plan and makes the following 
recommendation:  

Based on the analysis with Vision San Marcos and review by other City 
Departments, staff recommends approval of the request to change from an 
Area of Stability to a Medium Intensity Zone, while preserving the Open 
Space designation for the floodway and water quality zones, on the Preferred 
Scenario map.  

Approval of this Medium Intensity request would allow many residential zoning 
options, any commercial option as well as SmartCode. Examples include small lot 
single family to high density multi-family, mixed use and any commercial uses 
permitted in the Land Development Code.  The proposed project plan provided by 
the applicant with the request is mereley an illustrative example of possible 
development options for the site.  However, for this request, the applicant is not 
bound by the proposed plan and approval of the request does not ensure that 
development will proceed according to such plan.    

Denial of the request would limit the site to various residential zoning options as 
well as mixed use and some low intensity commercial uses. Examples include 



large lot single family to low density multi-family, mixed use and small office or 
service businesses.  

Whether the request is approved or denied, the property would follow standard 
zoning and / or PDD procedures prior to development if a change is necessary.  
 
ATTACHMENTS:
map 
Staff Report 
Illustrative Plan 
Aerial 
Existing Zoning 
Land Use Intensity Matrix 
Zoning Equivalency Table 
Land Use Suitability Map 
Environmental Features Map 
Utilities Map 
Water Hot Spots Map 
Wastewater Hot Spots Map 
Existing Roadway Level of Service Map 
Future Roadway Level of Service Map 
Thoroughfare Plan Map 
Preferred Scenario Map 
Application 
Application Materials 
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PSA-13-01 
Preferred Scenario 
Amendment 
Yarrington Commons 
Yarrington Rd & IH 35   

 
Summary: 
 

 
 
The applicant is requesting a change from Area of Stability to Medium Intensity on the Preferred 
Scenario Map 
  

Applicant: Ocie Vest 
5949 Sherry Lane, Suite 1250 
Dallas, TX 75225 

Property Owners: SLF II – HWY 360 & Camp Wilson, L.P. 
SLF II – San Marcos, L.P. 
5949 Sherry Lane, Suite 1250 
Dallas, TX 75225 
 

Notification: Courtesy notice sent on September 6, 2013 with updates at Neighborhood Commission September 
18, 2013; Planning & Zoning Commission September 24, 2013 and City Council October 2, 2013.  
 
Personal notice sent and signs posted on September 27, 2013 
 

Response: Approximately 30 people attended the Neighborhood Commission meeting on September 18th 
however there were no questions or comments directed at this request. 
 
Approximately 25 people attended the Planning & Zoning Commission meeting on September 24th 
one statement was made that flooding should be considered. 

 
Subject  Property: 

 

Location:  South of Yarrington Road between IH 35 and Post Road, extending south to the Blanco River 
 

Legal Description: Approximately 155 acres out of the William Ward Survey No. 3 and a portion of Champions 
Business Park 
 

Sector: 
 

Sector Seven (7) 

Current Zoning:          
 

Future Development (FD) & General Commercial (GC) 

Current Preferred 
Scenario Designation: 
 

Area of Stability Proposed Preferred 
Scenario Designation: 

Medium Intensity 

 
Surrounding Area: 

 
 

 Zoning Existing Land Use Preferred Scenario 
N of Property N/A Vacant (City of Kyle – 

future truck stop) 
N/A 

S of Property GC, CC, 
MU, P 

Vacant, Auto Dealership, 
Blanco River 

Low Intensity 
Open Space 

E of Property IH 35, FD, LI Vacant Employment Center 
W of Property MU Vacant, Residential Low Intensity 
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Preferred Scenario Amendments, Generally: 
 
With the adoption of Vision San Marcos, the city’s comprehensive plan, the Preferred Scenario Map replaced the City’s 
previous Future Land Use Map, and the process for changes to the Map was amended. In order for a property to develop, 
the appropriate zoning must be in place.  If a zoning change is necessary, the underlying designation on the Preferred 
Scenario, (Area of Stability, Intensity Zone, or Employment Area) must support the proposed zoning – this is determined 
by using the Preferred Scenario and Land Use Intensity Matrix from Vision San Marcos as well as the Zoning Translation 
Table in the Land Development Code. If the proposed zoning is not allowed based on the Preferred Scenario designation, 
an applicant may request an amendment to the Preferred Scenario.   
 
The Comprehensive Plan recommends that amendments to the Preferred Scenario Map only be considered twice per 
year, and this language was adopted as part of the City’s Land Development Code. Preferred Scenario Amendment 
requests should be carefully examined using the tools provided in Vision San Marcos. 
 
The process adopted in the Land Development Code in response to Vision San Marcos also separates the zoning request 
from the Preferred Scenario Request. Only with an approval recommendation from the Planning and Zoning Commission 
and a motion for approval by the City Council can an applicant file for a zoning change request.  
 
Standard procedures for reviewing and taking action on zoning change and planned development district requests have 
not changed as part of this process except as noted above. 
 
These changes more appropriately handle the natural sequence for development to occur. 
 
Property Description & Current Conditions:  
 
The subject site consists of approximately 192 acres out of the William Ward Survey No. 3 and Champions Business 
Park. The property is located south of Yarrington Road between IH 35 and Post Road, and extends south to the Blanco 
River.  
 
Currently the site is vacant and zoned Future Development (FD) and General Commercial (GC). Surrounding land uses 
include vacant land, an auto dealership, multifamily apartments, and the Blanco Vista Development, which contains 
single-family homes, a school, and a church.  
 
This site is in an Area of Stability and given the size would be considered New Development on the Land Use Intensity 
Matrix. This matrix, attached, provides general uses that Vision San Marcos recommends in this type of area. Also 
attached is the Zoning Translation Table. This table is currently part of the Land Development Code and indicates what 
types of zoning can be requested for properties based on their Preferred Scenario Map classification. The site currently 
falls under the LS-ND (Low / Stability-New Development) column.  
 
If this request is not granted, the applicant would be able to apply for various residential zoning options as well as mixed 
use and some low intensity commercial uses. Examples include large lot single family to low density multi-family, mixed 
use and small office or service businesses. Although a PSA would not be necessary for these zoning categories, P&Z and 
Council approval would be required for any proposed zoning changes.  
 
Request:  Change from Area of Stability to Medium Intensity on the Preferred Scenario Map 
 
The applicant is proposing a mix of uses at this location which would require the property to be designated as Medium 
Intensity on the Preferred Scenario map. An illustrative concept plan was submitted by the applicant indicating a mix of 
commercial and residential uses. 
 
If the request is granted, the site would be classified as Medium Intensity – New Development on the Land Use Intensity 
Matrix and the Zoning Translation Table (M-ND). The list of general uses and applicable zoning categories can be found 
on these attachments. An increase to medium intensity would allow many residential zoning options, any commercial 
option as well as SmartCode. Examples include small lot single family to high density multi-family, mixed use and any 
commercial uses permitted in the Land Development Code. 
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Vision San Marcos Plan Elements: 
 
 
Economic Development (ED) 
 
The ED chapter of Vision San Marcos looks specifically at the strategies of the Core 4 Collaboration moving forward. The 
three collaborative actions identified by the Core 4 are 1) Preparing the 21st Century Workforce, 2) Competitive 
Infrastructure and Entrepreneurial Regulation and 3) Creating the Community of Choice. Staff analyzed this request 
based on the three action items to determine if the request supports, contradicts or is neutral toward the actions and 
provides the following table of the analysis: 
 
 

STRATEGY SUMMARY  Supports Contradicts Neutral 
Preparing the 
21st Century 
Workforce 

Provides / Encourages 
educational opportunities 

 

  

X 
The concept does 

not indicate 
educational facilities 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages 
land, utilities and 
infrastructure for business 

 X 
The concept provides infrastructure for 

business 
  

The Community 
of Choice 

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

 X 
The concept includes residential areas for 

neighborhoods and employment 
opportunities. The applicant indicated that 

this will be a distinct gateway into San 
Marcos 
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Environment & Resource Protection (ERP) 
 
The ERP chapter of Vision San Marcos provides useful analysis tools. The Land Use Suitability Map considers the 
constraints as listed in the table below in its creation to determine what areas are most suitable for development. The 
water quality model provides a watershed-level analysis of the impacts of adding impervious cover for developments. 
 
The land use suitability for this site varies from two (2) to five (5) with five being the most constrained.  The areas with a 
score of four (4) and five (5) are isolated near the Blanco River and are more specifically located within the floodway and 
water quality zone. Please refer to the attached Land Use Suitability and Environmental Features maps for further 
clarification. The table below indicates the scores for this site for each of the variables used in creating the Land Use 
Suitability Map. 
 

 1 
(least) 

2 3 
(moderate) 

4 5 
(most) 

Level of Overall Constraint  X X X X 
 
Constraint by Class 
Cultural  X  X 

A small portion of one of the properties 
and the auto dealership-owned property  is 

part of an Archeological Site (2003) 

 

Edwards Aquifer X     
Endangered Species X    X 

Along Blanco River 
Floodplains X X  X 

Along Blanco River 
X 

Along Blanco River 
Geological X     
Priority Watersheds   X   
Slope X  X  X 

Along Blanco River 
Soils X X  X 

Based on erosivity - small areas, mostly at 
Yarrington Rd & IH 35 intersection and 

along Post Rd are Gruene Clay 

 

Vegetation X     
Water Quality Zone X   X 

Along Blanco River 
X 

Along Blanco River 
 
This site is located in the Blanco Vista subwatershed. An analysis of the water quality model results will be provided by 
the Meadows Center for Water and the Environment under separate cover. 
 
Land Use (LU) 
 
The LU chapter of Vision San Marcos focuses on the Preferred Scenario Map. This site is mostly located in an area of 
stability. A small portion to the north is included in a medium intensity zone along Yarrington Road, a small portion to the 
south is located in a low intensity area, and the property along the Blanco River is open space. The property to the west is 
a low intensity zone named Blanco Vista and the property to the east is an Employment Center. A map is attached which 
shows a detailed view of the preferred scenario zones within and surrounding this property. 
 
Neighborhoods & Housing (NH) 
 
The NH chapter of Vision San Marcos focuses on the Neighborhood Character Studies which are proposed to be 
conducted as part of the update to the Land Development Code in 2014. The site will be subject to the Code that is in 
place at the time of development. 
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Parks, Public Spaces & Facilities (PPSF) 
 
The PPSF chapter of Vision San Marcos discusses the city’s recreational facilities as well as the water, wastewater and 
other public infrastructure. The table below is an analysis of the facilities in the area. While the figures in the 
Comprehensive Plan attached indicate that the site is adjacent to a number of work orders, there are no work orders for 
this particular site shown.  
 

 YES NO 
Will Parks and / or Open Space be Provided?   
Will Trails and / or Green Space Connections be Provided?   
 Parks and Trails are not indicated on the illustrative plan, however staff will recommend, at time of subdivision, the inclusion of parks & trails 
 Low 

(maintenance) 
 Medium  High 

(maintenance) 
Wastewater Hotspot X     
Water Hotspot X     

 
Public Facility Availability 

 YES NO 
Parks / Open Space within ¼ mile (walking distance)? Five Mile Dam  
Wastewater service available? X  
Water service available? X  
 
Transportation 
 
A Travel Demand Model (TDM) was created to analyze the traffic impacts of growth in San Marcos. The table below is a 
summary of the TDM results and other transportation modes surrounding the site. The TDM analyzes the overall 
transportation network of the Preferred Scenario.  It is not a measure of the impact of this proposed change.  The results 
of the TDM indicate that IH 35 and Post Road will be near capacity and will require improvements. 
 

 A B C D F 
Existing Daily LOS          Yarrington Road 
                                          Post Road  
                                          IH 35 Frontage Road 

X 
X 

 
 

X 

 
 

X 

  

 
Future Daily LOS             Yarrington Road 
                                          Post Road  
                                          IH 35 Frontage Road 
                                          Future Collector from IH 35 to Post Road 

 
X 
 

X 

X  
X 

  
X 
X 

 
 N/A Good Fair Poor 
Sidewalk Availability X    
Sidewalks will be required at time of subdivision 

 YES NO 
Adjacent to existing bicycle lane?  X 
Adjacent to existing public transportation route?  X 

 
Transportation Notes: The city’s current thoroughfare plan indicates two collector roads connecting the IH 35 Frontage Road to Post 
Road. The applicant’s illustrative plan indicates only one connection. At the time of subdivision, the applicant will be required to comply 
with the Thoroughfare Plan.  Depending on the date of subdivision, the applicant may be subject to the 2014 Transportation Master Plan, 
in which the City will review and update the current Thoroughfare Plan. 
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Staff Analysis: 
 
Comments from Other Departments 
 
The Community Services Department (Parks) would like the property along the Blanco River to be dedicated as parkland 
or an access easement for a trail. This would provide an opportunity to connect two existing parks.  A parking area may 
be necessary for access to this and the additional land along the river that is already dedicated to the City. This request 
may need to be presented to the Parks Board for review. Comments from the department of the Fire Marshal indicate that 
the requirements will vary based on the use of the buildings – there are no additional comments at this time. 
 
The Public Services Department noted that only a portion of this site is within the City of San Marcos Water Certificate of 
Convenience and Necessity (CCN) Boundary. The remainder is located within Maxwell Water Supply’s Service Area. The 
majority of the site is located within the City’s Wastewater CCN, with only a small portion on the southwest corner that is 
not covered. Utility infrastructure is available at this site and a 2014 Capital Improvements Project will begin to oversize 
the water lines as part of an IH 35 Development Agreement between the City and property owners in this area. Electric 
service to this site will be supplied by Pedernales Electric Cooperative (PEC).  
 
Planning Department Analysis 
 
Planning Department staff, following a review of Vision San Marcos, finds that this request is generally consistent with the 
plan. The project has the potential to promote economic development in the City while constructing on an area that is 
mostly suitable for development and adjacent to existing low and medium intensity zone. Parkland and roadway 
dedication can and will be addressed at the time of subdivision and will follow the standards in place at that time. 
 
Staff feels that the area indicated on the Land Use Suitability map as Most Constrained (4-5) should not be included in 
this request for medium intensity and should remain an area of stability and open space. This area is within the floodway 
and water quality zone and only very limited impervious cover would be permitted based on environmental regulations. 
This area should be considered for a greenway with trails that could eventually connect along the Blanco River as 
mentioned by the Community Services Department. 
 
At this time the Commission is acting on the request which will change the City’s Preferred Scenario Map. As many 
options for development may occur with or without the approval of this request, the Commission should consider all 
aspects of this staff report, the attached maps and figures as well as the existing Codes in their decision. 
 
The Commission's Responsibility: 
 
The Code requires the Commission to hold a public hearing and receive public comment regarding the proposed 
Preferred Scenario Amendment. The Commission’s advisory recommendation to the Council is a discretionary decision.  
The City Council will ultimately decide whether to approve or deny this request, and will do so through the passage of an 
ordinance. 
 
After considering the public input, your recommendation should consider whether the amendment is consistent with the 
following policies of the Comprehensive Plan as stated in section 1.4.1.5 of the Land Development Code: 
 
• Is the request in an area suitable for development as shown on the Land Use Suitability Map and if not what 

development constraints exist;   
• Is the request consistent with the Neighborhood Character Study for the area; 
• Is the request near existing parks and public utilities; and,  
• Based on the Travel Demand Model, is the request in an area with sufficient roadway capacity. 
 
Additional Discussion 
 
The intent of the Preferred Scenario map is to indicate areas which are appropriate for development and Vision San 
Marcos states that there is a preference for new development along IH 35. Changes to the Preferred Scenario which are 
handled on a parcel by parcel basis are not appropriate for this type of map. The Preferred Scenario was created to show 
larger areas with similar conditions that can support certain types of development.  
 
Staff feels that the entire area from Yarrington Road to the Blanco River (less the area preserved as open space) from IH 
35 to Post Road is appropriate for a Medium intensity Zone. This area would incorporate the site in question, the existing 
auto dealership-owned property and other parcels not included in this request. 
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Further analysis of the Preferred Scenario map indicates that the current medium intensity zone along Yarrington Road 
with an activity node at Post Road and Yarrington Road is not necessary. The Blanco Vista PDD document describes the 
approved uses for the area, most of which are single family residential. The Blanco Vista area can and should remain a 
low intensity zone with the uses and zoning permitted in the approved PDD.  
 
Staff would like to proceed, during the next round of amendments to the Preferred Scenario, with a request to “clean up” 
this area and include all of the parcels noted above in a Medium Intensity Zone, move the Activity Node to the actual 
anticipated center of commercial activity while retaining the Low Intensity Zone for the approved PDD. This request would 
preserve the intent of the Preferred Scenario and prevent the City from creating another “Future Land Use Map” that is too 
narrow in its vision. 
 
Recommendations & Options for Action: 
 
Based on the analysis with Vision San Marcos and review by other City Departments, staff recommends approval 
of the request to change from an Area of Stability to a Medium Intensity Zone while preserving the Open Space 
designation for the floodway and water quality zones on the preferred scenario map.  
 
Options for the Commission include: 

• Approval of the request as submitted 
• Approval of a portion of the request as recommended by staff 
• Approval of a lower intensity zone (low intensity) 
• Denial of the request 

 
 
Planning Department Recommendation: 

 Approve as submitted 
 Approve as noted above 
 Alternative 
 Denial 

  
 
 
 
Prepared by: 
 
Amanda Hernandez, AICP    Senior Planner   September 27, 2013 
Name       Title    Date 
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Land Development Code Zoning Classifications  ::  Vision San Marcos Comprehensive Plan Intensity Zone / Development Pairs

TRANSLATION TABLE

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

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

ND - New Development
EC - Employment Center

OA - Open Space / Agricultural

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

Zoning 
Abbreviation

FD √ √ √ √

AR √ √ √

SF-R √ √ √

SF-11 √ √ √

SF-6 √ √ √ √ √ √

SF-4.5 √ √ √ √ √ √ √ √

D √ √ √ √ √

DR √ √ √ √ √ √ √ √

TH √ √ √ √ √ √ √ √

PH-ZL √ √ √ √ √ √ √ √

MF-12 √ √ √ √ √ √ √ √

MF-18 √ √ √ √ √ √

MF-24 √ √ √ √ √ √

MR √ √ √

MH √ √ √ √ √

MU √ √ √ √ √ √ √ √ √

VMU √ √ √ √ √ √ √

P √ √ √ √ √ √ √ √ √ √ √

OP √ √ √ √ √ √ √

NC √ √ √ √ √ √ √ √

CC √ √ √ √ √

GC √ √ √ √ √ √

HC √ √ √ √ √ √

CBA √ √ √

SC √ √ √ √ √ √ √ √

LI √ √

HI √
PDD √ √ √ √ √ √ √ √ √ √ √

Intensity Zone / Development Pairs

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

Current Condition Requested Change
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Agenda Information

 
AGENDA CAPTION:
 
WITHDRAWN: PSA-13-02 (River Park)  Hold a public hearing and consider a 
request by Marc Rankin for a Preferred Scenario Amendment to change an Area 
of Stability / Open Space to a High Intensity Zone for an approximately 7 acre 
tract out of Farm Lots 25 and 26 . The property is located along the east side of C 
M Allen Parkway and is divided by Comal Street.  
 
Meeting date: October 8, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Big Picture Infrastructure 
 
BACKGROUND:
 
This item has been withdrawn by the applicant. No action will be taken. 
 
ATTACHMENTS:
Withdrawal Letter 



September 25, 2013 
 
Amanda Hernandez, AICP 
Senior Planner 
Development Services 
City of San Marcos 
603 East Hopkins 
San Marcos, Texas 78666 
 
 
Dear Ms Hernandez, 
 
Please consider this letter formal notification of the temporary retraction of the request for an 
amendment to the City’s Preferred Scenario Map related to Farm Lot 25 and 27 of the Original 
Town of San Marcos. We understand that there could be additional fees related to this 
retraction of the submission. 
 
I well realize that this process is not only new to the City but also to us. As a result, we feel that 
a resubmission of this request will allow us to provide a more complete development plan for 
the totality of the property for both the high density development as well as for the property 
that will be made available to the City for public use and enjoyment.  
 
We believe this delay will provide the government entities as well as the citizens of San Marcos 
with a better understanding as to why the amendment which we have requested is the best 
development protocol for the area, save the purchase of the property as an addition to the park 
system of the City of San Marcos. 
 
We look forward to reinitiating our request for an amendment to the City’s Preferred Scenario 
Map related to Farm Lot 25 and 27 of the Original Town of San Marcos at the next amendment 
cycle in April. 
 
Please feel free contacting me with any questions on the above.  
 
Best regards, 
 
 
Marc A. Rankin, CCIM 
Market Maker Realty & Investments 
President | Broker 
720 Brazos St., Suite 520 
Austin, Texas 78701 



  
Agenda Information

 
AGENDA CAPTION:
 
Staff presentation, discussion and possible direction to staff regarding the process 
and parameters for conducting the Neighborhood Character Studies under the 
City's Comprehensive Plan and rewriting the Land Development Code.  
 
Meeting date: October 8, 2013
 
Department: Development Services
 
Funds Required: na Account Number: na
 
Funds Available: na Account Name: na
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
Vision San Marcos: A River Runs Through Us calls for Neighborhood Character 
Studies to be conducted to analyze the existing character in a specific study area. 
The analysis will then be used to create standards to guide and govern 
development and redevelopment patterns. The results of the study will be used to 
develop standards as part of the Land Development Code replacement.  

Staff is seeking guidance from the Planning and Zoning Commission on the study 
area boundaries and  the order in which the studies should be conducted. Items the 
Commission may wish to consider are the number of Zoning Change requests in 
the area, location along a major thoroughfare or location near an Intensity Zone. 
  
The Commission reviewed the draft map at the August 27th meeting and 
requested additional information.  Staff provides the attached map and requests 
direction from the Commission on the boundaries.  
 
ATTACHMENTS:
Draft Proposed Boundaries 
Maps and Tables 
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New Single Family Building Permits

Apartments
Built

Under Construction

Under Consideration



Project Name Status Location Units Bedrooms  Construction 
Valuation Developer

Aspen Heights II Completed Fall 2012 301 Telluride 172           508               21,088,985$            Aspen Heights - 
www.myaspenheights.com

Retreat at San Marcos Completed Fall 2012 512 Craddock Ave. 187           780               17,270,219$              Landmark Properties - 
www.landmark-properties.com

Hillside Ranch Phase 1 Expansion Completed Fall 2012 1350 N. LBJ Dr. 88            104               1,233,333$               Gem Realty Capital, Inc. - 
gemrc.com

Copper Beech Completed Fall 2012 1701 Mill St. 416           1,238            24,500,000$           Copper Beech Townhome Communities, LLC - 
cbeech.com

Peachtree Lofts Completed Summer 2013 1011 N. LBJ Dr. 15             30                 4,000,000$             Fry Ventures, LLC

Vistas Apartments Completed Fall 2013 401 N. Fredericksburg 257          532               21,000,000$           Skyline Builders - 
skylinebuilders.net

Royal Lane Apartments Completed Fall 2013 1651 Post Rd. 51             154                n/a R H Tucker Investments, LLC

Hillside Ranch Phase 2 Completed Fall 2013 1410 N. LBJ 130          390               6,435,052$               Gem Realty Capital, Inc. - 
gemrc.com

The Avenue Apartments (Previously Avalon/Blanco Shoals) Completed Fall 2013 2301 N. IH 35/1111 Avalon Avenue 380          1,142             21,429,262$             Park7 Group - 
park7group.com

Wildwood of San Marcos Completed Fall 2013 1653 Mill St. 127           508               9,340,993$              Dovetail - 
thedovetailcompanies.com

Total Recently Completed 1,823     5,386         126,297,844$       

Green Spring Village Under Construction - est. Fall 2014 1650 Post Rd. 32            52                 n/a Genesis Construtech LLC

Parkway Falls Apartments (Previously Mockingbird Hill) Under Construction - est. Fall 2014 1811 Medical Parkway 193           264               8,854,941$               Forrest Development

Sienna Pointe Under Construction - est. Fall 2014 NE Corner McCarty Lane and Hunter Road 228          540               15,904,211$              Capital Area Housing Financial Corporation -
cahfc.org

Courts at Riverbend Under Construction - est. Fall 2014 1980 Aquarena Springs Dr. 242          752               15,400,000$            The Jaymor Group - 
jaymorgroup.com

Thorpe Lane Luxury Apartments Under Construction - est. Fall 2014 1311 N. IH 35 316           512                n/a Casey Development, LTD - 
caseydev.com

The Cottages of San Marcos Under Construction - est. Fall 2014 1415 Craddock Avenue 194           899               19,908,292$             Capstone Collegiate Communities - 
capstonecompanies.com

Hillside Ranch Phase 1 Expansion #2 Under Construction - est. Fall 2014 1350 N. LBJ Dr. 15             69                 1,233,333$               Gem Realty Capital, Inc. - 
gemrc.com

Total Under Construction 1,220     3,088         61,300,777$         

Chestnut Street Lofts Under Consideration - est. Fall 2014 833 Chestnut St 77             230               n/a Aqualand Development - 
aqualanddevelopment.com

Woodlands of San Marcos Under Consideration - est. Fall 2014 Cape St. at River Rd. 306          1,000           n/a Dovetail - 
thedovetailcompanies.com

Pointe San Marcos Under Consideration - est. Fall 2014 417 & 425 Comanche 95 310 n/a Skyline Builders - 
skylinebuilders.net

Concho Commons Under Consideration 101 Concho St. 310          583               n/a Casey Development, LTD - 
caseydev.com

Thorpe Lane Lofts Under Consideration 120 Warden Ln. 174           348               n/a Javastone Capital Holdings LLC

Total Under Consideration 962        2,471          -$                         

Total Under Construction/Consideration 2,182     5,559          61,300,777$         

Multi Family Project Status Report - August 2013

Multi Family Projects Recently Completed, Currently Under Construction, Or Being Considered

UNDER CONSIDERATION = A development application for a known, proposed project (pre or post entitlement) has been formally submitted to the City and is a valid application as of December, 12 2012.
CONSTRUCTION VALUE = Construction dollar amount provided by applicant at time of submittal.

UNDER CONSTRUCTION = Construction Permit (site and/or building permit) has been issued for project.  Physical construction may or may not have started.





ZONING CHANGE & PLANNED DEVELOPMENT DISTRICT REQUESTS  
WITHIN PROPOSED NEIGHBORHOOD CHARACTER STUDY AREA BOUNDARIES  

(see map for locations) 

• Castle Forest, Oak Heights, Southwest Hills 
0 Cases    
 

• Sunset Acres, Wallace Addition, Mockingbird Hills, Hills of Hays 
0 Cases    

 
• Blanco Gardens, Rio Vista  

2 Cases  23.37 acres  
1305 Haynes St  SF-6 to MU 0.21 acres ZC-11-33 
Capes Camp, River Road FD/CC to MC-12 23.16 acres ZC-11-39 

 

• Fairlawn 
2 Cases  27.49 acres  
Holt Tract FD to MF-18/GC 23.99 acres ZC-11-41 
2002 Pecan St SF-6 to DR 3.5 acres ZC-11-36 
 

• Millview East  

2 Cases  18.525 acres  
Telluride St / Aspen Heights FD/GC to MF-12 18.25 acres ZC-11-02 
301 Second St SF-6 to MU 0.275 acres ZC-11-41 
 

• Spring Lake Hills, Forest Hills, Sessom Creek, Holland Hills 
10 Cases  20.399 acres  
418 W Holland St SF-6 to MU 0.274 acres ZC-11-42 
412 W Holland St SF-6 to MU 1 acre ZC-11-43 
430 W Holland St SF-6 to VMU 0.309 acres ZC-11-44 
442 W. Holland  SF6 to VMU 0.258 acres ZC-11-45 
448 W. Holland SF6 to VMU 0.258 acres ZC-11-46 
Sessom Townhomes SF-6 to TH/P/VMU 14.23 acres ZC-12-01 
142 & 148 Holland St SF-6 to TH 2.17 acres ZC-12-13 
Sessom Dr Multifamily Withdrawn / PDD 9 acres PDD-12-01 
Sessom Dr Multifamily Withdrawn / PDD 9.5 acres PDD-12-04 
Sessom Creek VMU PDD 9.5 acres PDD-13-01 
Chestnut St. Lofts PDD 1.9 acres PDD-11-01 
Chestnut St. Lofts NC to MU 1.387 acres ZC-11-08 

 
• Tanglewood, Sierra Circle, Hughson Heights 

4 Cases  29.4798 acres  
1620 Old Ranch Road 12 SF-6 to CC 2.119 acres ZC-11-31 
Metropolitan Apts. Withdrawn/ MF12 to MF18 8.36 acres ZC-11-18 
Hillside Ranch MF12 to MF 24 8.0758 acres ZC-11-21 
Hillside Ranch PDD 10.925 acres PDD-11-11 
 

• Hunters Hill, Willow Creek  
0 Cases    



 
 

• Westover  
1 Case  0.37 acres  
Clyde St Townhomes SF-6 to TH 0.37 acres ZC-13-08 
 

• El Camino Real  
0 Cases    
 

• Heritage, Dunbar 
2 Cases  1.282 acres  
500 Block of West Hopkins St SF 4.5 / SF 6 to MU 1.1 acres ZC-11-23 
525 W. Hutchison P to MF12 0.182 acres ZC-11-28 
 

• Victory Gardens, East Guadalupe 
2 Cases  3.972 acres  
328 S. Guadalupe CC to GC 1.572 acres ZC-11-01 
1108 Jones SF6 to TH 2.4 acres ZC-11-10 
 



  
Agenda Information

 
AGENDA CAPTION:
 
Development Services Report:  
   a. Update from staff on the Implementation of the Comprehensive Plan.  
   b.  Update on Erosion Control Study (Sessom Creek Erosion Remediation 
Evaluation) 
  
 
Meeting date: October 8, 2013
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
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