
   

 

SAN MARCOS  
PLANNING AND ZONING 
COMMISSION REGULAR 

MEETING 
CITY COUNCIL CHAMBERS, 

630 E. HOPKINS 
TUESDAY, DECEMBER 10, 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 - 7 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 November 26, 2013. 
 
6. PC-13-38_02 (Blanco Vista Tract Q, Section 3)  Consider a request by CSF Civil Group, on 

behalf of Brookfield Residential, for approval of a Preliminary Subdivision Plat of Blanco 
Vista Tract Q, Section 3 for approximately 22.468 acres, more or less, out of the William 
Ward League, Abstract 467, consisting of 57 residential lots and two (2) drainage lots located 
at the intersection of Jacob Lane and Easton Drive. 

 
7. PC-13-39_03 (Blanco Vista Phase 3, Sections 2 and 3) Consider a request by CSF Civil 

Group, on behalf of Brookfield Residential, for approval of a Final Subdivision Plat and 
related Subdivision Improvement Agreement: 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.

 
PUBLIC HEARINGS
 
8. ZC-13-15 (Yarrington Commons Commercial) Hold a public hearing and consider a 



request by Ocie Vest for an amendment to the Zoning Map from Future Development (FD) 
to General Commercial (GC) for a portion of Yarrington Commons, consisting of 104.97 
acres more or less out of the William Ward Survey No. 3 and Lots 5A, 6 - 16 and 23-25 of 
Champions Business Park Subdivision located along IH 35, Premier Parkway, Paramount 
Circle and Post Road.

 
9. ZC-13-16 (Yarrington Commons Multi-Family) Hold a public hearing and consider a 

request by Ocie Vest for an amendment to the Zoning Map from Future Development (FD) 
to Multiple-Family Residential (MF-24) for a portion of Yarrington Commons, consisting 
of 50.339 acres more or less out of the William Ward Survey No. 3 located near the 2700 
block of Post Road.

 
10. SCW-13-02 (206, 216 and 220 N. Edward Gary)  Hold a public hearing and consider a 

request by John David Carson, on behalf of Carson Diversified Properties 2, LLC, for a 
SmartCode Warrant to allow an increase in height beyond the 5-story limit for a proposed 7-
story building in a SmartCode T-5 zoning district at 206, 216 and 220 North Edward Gary 
Street 

 
NON-CONSENT AGENDA
 
11. Development Services Report: 

   a.  LDC Rewrite update 
   b.  Downtown Implementation update 

 
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: _________________________________________



  
Agenda Information

 
AGENDA CAPTION:
 
Chairperson's Opening Remarks  
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
 



  
Agenda Information

 
AGENDA CAPTION:
 
Consider the approval of the minutes of the Regular Meeting on November 
26, 2013.  
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
 
 
ATTACHMENTS:
112613 PZ Minutes 
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Public Hearings: 
 
6. CUP-13-39 (Pie Society) Hold a public hearing and consider a request by Chase Katz, on behalf of Katz 
and Ackerman, Inc., d/b/a Pie Society for a new Conditional Use Permit to allow the sale of mixed beverages 
for on-premise consumption at 700 North LBJ Drive, Suites 106 and 107. 
 
Emily Koller, Staff Planner gave an overview of this 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  Morris and a second by Commissioner Kelsey, the 
Commission voted all in favor to approve CUP-13-39 with the conditions that the permit shall be valid for one 
(1) year, provided standards are met, subject to the point system; the permit shall not be valid until an 
approved TABC Permit is issued to the applicant and a copy is submitted to the Director; the permit shall not 
become effective until a Certificate of Occupancy is received; all Environmental Health permitting must be 
met; and the permit shall be posted in the same area and manner as the Certificate of Occupancy.  The 
motion carried.  
 
7. LDC-13-06 (Environmental Regulations) Hold a public hearing and consider proposed revisions to 
Chapters 1, 5 and 7 of the Land Development Code to clarify language, remove inconsistencies, and modify 
environmental protection standards contained within these chapters. 
 
Rey Garcia, Senior Engineer gave an overview of this project.  
 
Chair Taylor opened the public hearing.  Diane Wassenich stated that we have natural resources which 
require that we be leaders in taking care of the resources.  She stated that we are lagging far behind with our 
ordinances and is grateful with staff for bringing forth the Ordinance.  Ms. Wassenich added that she wants 
to see the Land Development Code remodeled and move forward. She feels that having an expiration date is 
useful so that we can make change as the Ordinances changes.  There were no citizen comments and the 
public hearing was closed.  
 
MOTION: Upon a motion made by Commissioner Wood and a second by Commissioner Seebeck, the 
Commission voted three (3) for and two (2) against to table the request to the January 14, 2014 Planning & 
Zoning Commission meeting. The motion carried.  
 
8. LDC-13-07 (SmartCode Signage) Hold a public hearing and consider revisions to Subpart C of the City 
Code (the SmartCode) to modify signage standards in Article 7 and associated definitions in Article 8. 
 
Emily Koller, Staff Planner gave an overview of this 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 Seebeck and a second by Commissioner Morris, the 
Commission voted all in favor to approve LDC-13-07 as submitted.  The motion carried.  
 
Non Consent Agenda: 
 
9. Development Services Report: 

a. Comprehensive Master Plan Implementation Update 
b. Update on Downtown Sign Incentive Program 
c. Due to Holiday- No 2nd P&Z meeting in December 
 

Matthew Lewis gave a brief update.  
 
11. 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 from the press and public.   
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12. Adjourn. 
 
Chair Taylor adjourned the Planning and Zoning Commission meeting at 7:08 p.m. on Tuesday, November 
26, 2013.   
 
 
_____________________________  ____________________________________ 
Bill Taylor, Chair    Carter Morris, Commissioner    
 
______________________________   ______________________________________  
Chris Wood, Commissioner   Travis Kelsey, Commissioner  
 
___________________________      
Curtis Seebeck, Commissioner    
 
  
ATTEST:   
 
___________________________   
Francis Serna, Recording Secretary 



  
Agenda Information

 
AGENDA CAPTION:
 
PC-13-38_02 (Blanco Vista Tract Q, Section 3)  Consider a request by CSF 
Civil Group, on behalf of Brookfield Residential, for approval of a Preliminary 
Subdivision Plat of Blanco Vista Tract Q, Section 3 for approximately 22.468 
acres, more or less, out of the William Ward League, Abstract 467, consisting of 
57 residential lots and two (2) drainage lots located at the intersection of Jacob 
Lane and Easton Drive.  
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
The property, approximately 22.468  acres, more or less, is part of the continued 
build-out of the Blanco Vista Subdivision. This tract, Tract Q, Section 3, is located 
at the intersection of Jacob Lane and Easton Drive. Overcup Drive is a new street 
that will be constructed as part of this section's build-out. Along with this new 
street, 57 residential lots and two (2) drainage lots will be developed. A 
Conditional Letter of Map Revision (CLOMR) was approved in 2009 for portions 
of the Blanco Vista Subdivision and this section was included in that. The Public 
Improvement Construction Plans and the Watershed Protection Plan Phase 2 have 
been submitted and are awaiting approval. Prior to the Final Plat moving forward 
for action by the Commission, these plans will have to be approved. Staff 
recommends approval of the preliminary plat as submitted.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Application 
Plat 
Concept Plan 
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Staff Report Prepared by the Planning and Development Services Department Page 2 of 2 
Date of Report: 11/25/2013 

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

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

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

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

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

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

Planning Department Recommendation  
X Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative 
 Statutory Denial 

 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Final Development 
Plat. The City charter delegates all subdivision platting authority to the Planning and Zoning Commission.  
The Commission's decision on platting matters is final and may not be appealed to the City Council.  Your 
options are to approve, disapprove, or to statutorily deny (an action that keeps the applicant "in process") 
the plat. 
Prepared By: 
 
Alison E. Brake      Planner    November 22, 2013 
Name                                                          Title                                         Date 

















30-day deadline: November 23, 2013
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Agenda Information

 
AGENDA CAPTION:
 
PC-13-39_03 (Blanco Vista Phase 3, Sections 2 and 3)  Consider a request by 
CSF Civil Group, on behalf of Brookfield Residential, for approval of a Final 
Subdivision Plat and related Subdivision Improvement Agreement: 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. 
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
This request is for a Final Plat within the single family portion of the Blanco 
Vista PDD.  
  
The request complies with the Land Development Code.  
  
Staff recommends approval of the Final Plat and Subdivision Improvement 
Agreement as submitted.  
 
ATTACHMENTS:
Case Map 
staff report 
Plat 
Application 
Subdivision Improvement Agreement 
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Staff Report Prepared by the Planning and Development Services Department Page 2 of 2 
Date of Report: 11/26/2013 

 
Planning Department Recommendation  

X Approve as submitted 
 Approve with conditions or revisions as noted 
 Alternative 
 Statutory Denial 

 
 
 
 
 
Prepared By: 
 
Amanda Hernandez     Senior Planner   November 25, 2013 
Name                                                          Title                                        Date 
 
 
 
The Commission's Responsibility: 
 
The Commission is charged with making the final decision regarding this proposed Subdivision Plat. The 
City charter delegates all subdivision platting authority to the Planning and Zoning Commission.  The 
Commission's decision on platting matters is final and may not be appealed to the City Council.  Your 
options are to approve, disapprove, or to statutorily deny (an action that keeps the applicant "in process") 
the plat. 
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Agenda Information

 
AGENDA CAPTION:
 
ZC-13-15 (Yarrington Commons Commercial)  Hold a public hearing and 
consider a request by Ocie Vest for an amendment to the Zoning Map from 
Future Development (FD) to General Commercial (GC) for a portion of 
Yarrington Commons, consisting of 104.97 acres more or less out of the William 
Ward Survey No. 3 and Lots 5A, 6 - 16 and 23-25 of Champions Business Park 
Subdivision located along IH 35, Premier Parkway, Paramount Circle and Post 
Road. 
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Strengthen the Middle Class, Encourage Strong Neighborhoods, Education and Workforce 
 
BACKGROUND:
 
This Zoning Change request follows a previously approved Preferred Scenario 
Amendment for Yarrington Commons. The request for General Commercial 
Zoning complies with the intent of the Land Development Code and Vision San 
Marcos. (Comp Plan Review Worksheet Attached)  
  
Staff recommends approval of the request as submitted.  
 
ATTACHMENTS:
Case Map 
staff report 
Comp Plan Checklist 
Backup 
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  Page 2 of 3 

 

Case Summary 
 
The subject property consists of approximately 142 acres on the south side of Yarrington Road between 
IH 35 and Post Road. On November 19, 2013 City Council approved an amendment to the Preferred 
Scenario Map which designated this area as a Medium Intensity Zone. General Commercial (GC) is a 
compatible zoning district in a Medium Intensity Zone when the area is more than 20 acres. The subject 
property is surrounded by vacant land, an auto dealership, and single family residences. The tract is 
currently vacant. The proposed GC zoning would allow various commercial uses including sales and 
service businesses.  
 
Planning Department Analysis 
 
The zoning change request has been reviewed using Vision San Marcos: A River Runs Through Us as 
well as the guidance criteria in Section 1.5.1.5 of the Land Development Code. A review worksheet is 
attached to this report which details the analysis of the zoning change using Comprehensive Plan 
Elements. Staff finds this request is consistent with the Comprehensive Plan Elements as summarized 
below:  
 

• The subject tract lies within a Medium Intensity Zone on the Preferred Scenario Map – General 
Commercial is an eligible zoning category. 

• It is located in the Blanco River watershed and as a result of its location within a Medium Intensity 
Zone, additional impervious cover for the site is already accounted for within the Plan’s Water 
Quality Model.  

• The majority of the tract is “least/moderately” constrained according to the Land Use Suitability 
Map – this is due mainly to the presence of erodible soils in the area. 

• It is not located in a wastewater or water “hot spot.” Both services are available and a future CIP 
project will increase the water capacity in the area. 

• Parkland is not located within walking distance. However, a portion of the southern section of 
Yarrington Commons has been preserved as Open Space. 

• While transportation access to the site is adequate, the Travel Demand Model shows a decrease 
in the Level of Service in 2035. Yarrington Road overpass will assist in increasing the level of 
service, and future improvements may become necessary as the area is developed 

 
In addition, the consistency of this proposed change to the LDC criteria is detailed below: 
 

Evaluation  
Criteria (LDC 1.5.1.5) 

Consistent Inconsistent Neutral 

X   

 
Change implements the policies of the adopted Master Plan, 
including the land use classification on the Future Land Use Map and 
any incorporated sector plan maps 
 
The change is consistent with the Preferred Scenario Map and 
Comprehensive Plan Elements in Vision San Marcos. See the analysis 
above and the attached Comprehensive Plan Worksheet. 

  X 
 
Consistency with any development agreement in effect 
No development agreements are in effect for this property. 

X   

 
Whether the uses permitted by the proposed change and the 
standards applicable to such uses will be appropriate in the 
immediate area of the land to be reclassified  
 
Uses allowed by General Commercial are compatible and appropriate for 
this area which is located along IH 35.  

X  
  

Whether the proposed change is in accord with any existing or 
proposed plans for providing public schools, streets, water supply, 
sanitary sewers, and other public services and utilities to the area  
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Evaluation  
Criteria (LDC 1.5.1.5) 

Consistent Inconsistent Neutral 
 
The property is currently served with City water and wastewater with the 
exception of a small southern portion served by Maxwell Water Supply 
Corporation. There is a Capital Improvement Plan project to extend a 
water line to the area along Post Road. 

X  

  
Other factors which substantially affect the public health, safety, 
morals, or general welfare  
 
None noted. 

 
Additionally, the Commission should consider: 

 
(1) Is the property suitable for use as presently zoned? 

 
Staff evaluation: Yes, however Future Development (FD) is a default district for newly annexed 
land that is not yet ready to be zoned for a particular intended use.    
 

(2) Has there been a substantial change of conditions in the neighborhood surrounding the subject 
property?   
 
Staff evaluation: The surrounding area, specifically Blanco Vista, is a rapidly developing 
residential subdivision with a school and church. 
 

(3) Will the proposed rezoning address a substantial unmet public need?   
 
Staff evaluation: This would address a substantial unmet public need for sales and service 
businesses on the northern boundary of the City.  
 

(4) Will the proposed rezoning confer a special benefit on the landowner/developer and cause a 
substantial detriment to the surrounding lands? 

 
Staff evaluation: No, there is no special benefit to the landowner. 
 

(5) Will the proposed rezoning serve a substantial public purpose?  
 
Staff evaluation: As stated above, there is a need for commercial businesses at the north end of 
the City. 

 
Staff presents this request to the Commission and recommends approval. 
 
 
Prepared by: 
Amanda Hernandez, AICP         Senior Planner     November 26, 2013 
Name    Title      Date 
 
 
The Commission's Responsibility: 
 
The Commission is required by law to hold a public hearing and receive public comment regarding the 
proposed zoning. After considering the public input, the Commission is charged with making an advisory 
recommendation to the City Council regarding the request. The City Council will ultimately decide whether 
to approve or deny the zoning change request. The Commission’s advisory recommendation to the 
Council is a discretionary decision.   
 



PSA-13-01 Yarrington Commons Review 
(By Comp Plan Element) 

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

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

Map Amendment approved 
by Council (11/2013) 

 

 

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

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities 

 
  X 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, utilities and 
infrastructure for business 

 

X   

The Community of 
Choice 

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

 
X   

 

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

(least) 
2 3 

(moderate) 
4 5 

(most) 
Level of Overall Constraint  X X X X 
 
Constraint by Class 
Cultural  X  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     
Floodplains X X    
Geological X     
Slope   X   
Soils X  X   
Vegetation X X  X 

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

along Post Rd are Gruene Clay 

 

Watersheds X     
Water Quality Zone X     

 

 



ENVIRONMENT & RESOURCE PROTECTION –  
Located in Subwatershed: Blanco River 

 

ANALYSIS FOR PSA ONLY 0-25% 25-50% 50-75% 75-100% 100%+ 
Modeled Impervious Cover Increase Anticipated for watershed   X   
 
Additional Impervious Cover Increase Anticipated      

This data is expected from the Meadows Center and will presented under separate cover 
Anticipated pollutants:  
 
NEIGHBORHOODS  – Where is the property located 
CONA Neighborhood(s): N/A – adjacent to Blanco Vista 
Neighborhood Commission Area(s): Sector 7 
Neighborhood Character Study Area(s): Not applicable at this time 

 

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 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 

(maintenance) Low  Medium  High 
Wastewater Hotspot X     
Water Hotspot X     

 

Public Facility Availability 
 YES NO 

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

 

TRANSPORTATION – Level of Service (LOS), Access to sidewalks, bicycle lanes and public transportation 
 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 Sidewalks will be required at time of subdivision X    
 

 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. 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. 















  
Agenda Information

 
AGENDA CAPTION:
 
ZC-13-16 (Yarrington Commons Multi-Family)  Hold a public hearing and 
consider a request by Ocie Vest for an amendment to the Zoning Map from 
Future Development (FD) to Multiple-Family Residential (MF-24) for a portion 
of Yarrington Commons, consisting of 50.339 acres more or less out of the 
William Ward Survey No. 3 located near the 2700 block of Post Road. 
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: N/A Account Number: N/A
 
Funds Available: N/A Account Name: N/A
 
 
CITY COUNCIL GOAL:
 
Community Wellness/Encourage the Middle Class 
 
BACKGROUND:
 
This Zoning Change request follows a previously approved Preferred Scenario 
Amendment for Yarrington Commons. The request for Multiple Family (MF-24) 
Zoning complies with the intent of the Land Development Code and Vision San 
Marcos. (Comp Plan Review Worksheet Attached)  
  
Staff shares the following considerations for the Commission: the single MF-24 
use on this large of a tract of land could result in up to 900 units with a lack of 
commercial businesses and services in the immediate area. This could result in 
an immediate impact on the transportation network. The development will be 
subject to regulations under the LDC until the new Code is complete.  
  
Staff recommends approval of the request as submitted.  
 
ATTACHMENTS:
Case Map 
staff report 
Comp Plan Checklist 
Backup 
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Case Summary 
 
The subject property consists of approximately 50 acres on the east side of Post Road. The property is 
located adjacent to an existing auto dealership, Blanco Vista and Blanco Riverwalk. The property is 
bound by the Blanco River to the south and the proposed general commercial portion of Yarrington 
Commons to the north. On November 19, 2013 City Council approved an amendment to the Preferred 
Scenario Map which designated this area as a Medium Intensity Zone with the exception of the Floodway 
and Water Quality Zones which were maintained as Open Space. MF-24 is a compatible zoning district in 
a Medium Intensity Zone, but will not apply to the approximately 12.5 acres which remain Open Space. 
The subject property is surrounded by vacant land, an auto dealership, and single family residences. The 
tract is currently vacant. The proposed MF-24 zoning would allow a multi-family development.  
 
Planning Department Analysis 
 
The zoning change request has been reviewed using Vision San Marcos: A River Runs Through Us as 
well as the guidance criteria in Section 1.5.1.5 of the Land Development Code. A review worksheet is 
attached to this report which details the analysis of the zoning change using Comprehensive Plan 
Elements. Staff finds this request is consistent with the Comprehensive Plan Elements as summarized 
below:  
 

• Approximately 37.5 acres of the subject tract lies within a Medium Intensity Zone on the Preferred 
Scenario Map – MF-24 is an eligible zoning category. The floodway and water quality zones 
along the Blanco River are Open Space – this zoning request does not apply in the Open 
Space designated area 

• It is located in the Blanco River watershed and as a result of its location within a Medium Intensity 
Zone, additional impervious cover for the site is already accounted for within the Plan’s Water 
Quality Model.  

• The majority of the tract is “least/moderately” constrained according to the Land Use Suitability 
Map – this is due mainly to the presence of erodible soils in the area. The site includes some 
higher constraints area along the Blanco River, mostly within the Open Space designated area. 

• It is not located in a wastewater or water “hot spot.” Both services are available and a future CIP 
project will increase the water capacity in the area. 

• Parkland is not located within walking distance. However, a portion of this tract has been 
preserved as Open Space. 

• While transportation access to the site is adequate, the Travel Demand Model shows a decrease 
in the Level of Service in 2035. Yarrington Road overpass will assist in increasing the level of 
service, and future improvements may become necessary as the area is developed 
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In addition, the consistency of this proposed change to the LDC criteria is detailed below: 
 

Evaluation  
Criteria (LDC 1.5.1.5) 

Consistent Inconsistent Neutral 

X   

 
Change implements the policies of the adopted Master Plan, 
including the land use classification on the Future Land Use Map and 
any incorporated sector plan maps 
 
The change is consistent with the Preferred Scenario Map and 
Comprehensive Plan Elements in Vision San Marcos. See the analysis 
above and the attached Comprehensive Plan Worksheet. 

  X 
 
Consistency with any development agreement in effect 
No development agreements are in effect for this property. 

X   

 
Whether the uses permitted by the proposed change and the 
standards applicable to such uses will be appropriate in the 
immediate area of the land to be reclassified  
 
MF-24 is compatible and appropriate for this area.  

X  

  
Whether the proposed change is in accord with any existing or 
proposed plans for providing public schools, streets, water supply, 
sanitary sewers, and other public services and utilities to the area  
 
The property is currently served with City water and wastewater with the 
exception of a small southern portion served by Maxwell Water Supply 
Corporation. There is a Capital Improvement Plan project to extend a 
water line to the area along Post Road. 

X  

  
Other factors which substantially affect the public health, safety, 
morals, or general welfare  
 
None noted. 

 
Additionally, the Commission should consider: 

 
(1) Is the property suitable for use as presently zoned? 

 
Staff evaluation: Yes.    
 

(2) Has there been a substantial change of conditions in the neighborhood surrounding the subject 
property?   
 
Staff evaluation: The surrounding area, specifically Blanco Vista is a rapidly developing 
residential subdivision with a school and church. 
 

(3) Will the proposed rezoning address a substantial unmet public need?   
 
Staff evaluation: This would not address a substantial unmet public need. However, the 
proposed re-zoning would create an option of residential uses on the north end of the City.  
 

(4) Will the proposed rezoning confer a special benefit on the landowner/developer and cause a 
substantial detriment to the surrounding lands? 

 
Staff evaluation: No, there is no special benefit to the landowner. 
 

(5) Will the proposed rezoning serve a substantial public purpose?  
 
Staff evaluation: As stated above, this would not serve a substantial public purpose but would 
allow additional housing options in this part of the City. 
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Although the request meets criteria for approval in Vision San Marcos and the Land Development 
Code, there are several important considerations.  37.5 acres is a large area for a single use.  MF-24 
could result in up to 900 units.  Considering the current lack of services in the area, this will likely 
require new residents to drive either to central San Marcos or Kyle for all necessities, which will have 
an immediate impact on the transportation network.  Also, this project will be subject to regulations 
under the Land Development Code until the new Code rewrite is completed.   

 
Staff presents this request to the Commission and recommends approval. 
 
 
Prepared by: 
Amanda Hernandez, AICP         Senior Planner     November 26, 2013 
Name    Title      Date 
 
 
 
The Commission's Responsibility: 
 
The Commission is required by law to hold a public hearing and receive public comment regarding the 
proposed zoning. After considering the public input, the Commission is charged with making an advisory 
recommendation to the City Council regarding the request. The City Council will ultimately decide whether 
to approve or deny the zoning change request. The Commission’s advisory recommendation to the 
Council is a discretionary decision.   
 



PSA-13-01 Yarrington Commons Review 
(By Comp Plan Element) 

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

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

Map Amendment approved by 
Council (11/2013) 

 

 

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

Preparing the 21st 
Century Workforce 

Provides / Encourages educational 
opportunities 

 
  X 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, utilities and 
infrastructure for business 

 

X   

The Community of 
Choice 

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

 
X   

 

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

(least) 
2 3 

(moderate) 
4 5 

(most) 
Level of Overall Constraint  X X X X 
 
Constraint by Class 
Cultural  X  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     
Slope   X   
Soils X  X  X 

Along Blanco River 
Vegetation X X  X 

Based on erosivity - small 
areas, mostly along Post Rd 

are Gruene Clay 

 

Watersheds X     
Water Quality Zone X   X 

Along Blanco River 
X 

Along Blanco River 
 



ENVIRONMENT & RESOURCE PROTECTION –  
Located in Subwatershed: Blanco River 

 

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

Additional Impervious Cover Increase Anticipated      
This data is expected from the Meadows Center and will presented under separate cover 

Anticipated pollutants:  
 
NEIGHBORHOODS  – Where is the property located 
CONA Neighborhood(s): N/A – adjacent to Blanco Vista 
Neighborhood Commission Area(s): Sector 7 
Neighborhood Character Study Area(s): Not applicable at this time 

 

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 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)? X  
Wastewater service available? X  
Water service available? X  

 

TRANSPORTATION – Level of Service (LOS), Access to sidewalks, bicycle lanes and public transportation 
 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     Sidewalks will be required at time of subdivision X    
 

 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. 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. 













  
Agenda Information

 
AGENDA CAPTION:
 
SCW-13-02 (206, 216 and 220 N. Edward Gary)  Hold a public hearing and 
consider a request by John David Carson, on behalf of Carson Diversified 
Properties 2, LLC, for a SmartCode Warrant to allow an increase in height beyond 
the 5-story limit for a proposed 7-story building in a SmartCode T-5 zoning 
district at 206, 216 and 220 North Edward Gary Street 
 
Meeting date: December 10, 2013
 
Department: Development Services
 
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:
 
The warrant request is for a proposed mixed use residential project located at the 
intersection of Hutchison and Edward Gary. The SmartCode specifies that an 
applicant may request additional height beyond the 5-story limit in a T5 zoning 
district by warrant.  
 
The proposed structure is seven stories with six habitable stories. The first story is 
20' in height and is designated as retail, a community center space and an outdoor 
streetside patio/dining space. This 20' first story wraps two levels of parking which 
is accessed from the alley.  As a result, the building appears as six stories from the 
public frontages. The five floors above the first story are residential consisting of 
approximately 79 units (282 beds).  
 
The request for additional height has been reviewed using Section 1.3 Intent, 
Article 6 Downtown Design Standards and the Height Strategy by Context table in 
the Downtown Design Guidelines. The request appears consistent with the design 
requirements of Article 6 and height strategy by context in the Guidelines.  The 
request also appears to meet the intent of the SmartCode and staff recommends 
approval.  
 
ATTACHMENTS:
Case Map 
Staff Report 
Statement of Intent 
Application 
Elevation 
Floor plan 
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SCW-13-02 
SmartCode Warrant  
Carson Diversified Properties 2, LLC 
206, 216 and 220 N. Edward Gary 

  

 

Staff Report Prepared by the Planning and Development Services Department Page 1 of 4 

Summary:  
 

Applicant: Carson Diversified Properties 2, LLC 
1911 Corporate Drive, Suite 102 
San Marcos, TX 78666 

Property Owners: 1. Applicant 
2. Allen Manning Inc. 

206 N. Edward Gary Street 
San Marcos, TX 78666 

Applicant Request: Request for a SmartCode Warrant to seek a deviation from Table 
5.2 Building Configuration to allow additional height beyond the 5-
story limit for a proposed 7-story building in a SmartCode-T5 
Zoning District 

Notification Public hearing notification mailed on November 27, 2013.   

Response: None as of report date. 
 
Property Area/Profile: 
 

 

Location: 206, 216 and 220 N. Edward Gary 

Legal Description: Original Town of San Marcos, Block 4, Lots 5,6, Pt of 7 

Frontage On: Edward Gary and Hutchison 

Neighborhood: Downtown 

Existing Zoning: T5 

Preferred Scenario Map: High Intensity 

Existing Utilities: Adequate 

Existing Use of Property: Commercial 

Zoning and Land Use 
Pattern: 

 

 Current Zoning Existing Land Use 
N of Property             T5 Commercial/Retail 
S of Property             T5 Commercial 
E of Property             T5 Commercial/Residential 
W of Property             T5 Commercial 

 
Code Requirements: 
 
A warrant is a ruling that would permit a practice that is not consistent with a specific provision of the 
SmartCode, but is justified by the provisions of Section 1.3 Intent.   
 
Height is regulated in the base SmartCode within the Building Configuration section (Table 5.2). Five 
stories are permitted by right in a T5 zoning district and additional height may be considered by warrant.  
The request must be determined to meet the Intent of the SmartCode in Section 1.3.  Staff is also 
reviewing the request using the Height Strategy by Context table in the Downtown Design Guidelines. 
The Design Guidelines were developed in part to assist in the design review for the warrant process. 
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Comments from Other Departments: 
 
None 
 
Background: 
 
The warrant request is for a proposed mixed use retail and residential project located at the southeast 
corner of the intersection of Hutchison and Edward Gary. The proposed structure is seven stories with six 
habitable stories. The first story is 20' in height and is designated as retail (4500 sf), a community center 
space (3250 sf) and an outdoor street-side patio/dining space (1250 sf). This 20' first story wraps two 
levels of parking which is accessed from the alley. Because the parking is wrapped, the building appears 
as six stories from the public frontages. The five floors above the first story are residential consisting of 
approximately 79 units (282 beds). It is expected that the final building design will fully comply with the 
design standards required in the base code’s Article 6. 
 
The site is zoned SmartCode-T5 Urban Center and is located in the Downtown Design Context as 
identified in the Downtown Design Guidelines.  
 
Planning Department Analysis: 
 
The request for additional height does meet the intent of the SmartCode as defined in Section 1.3 Intent.  
As a large mixed use residential project in the transition area between campus and downtown, the 
additional story would help meet the housing demand created by the University in a way that offers an 
opportunity to live a car-free lifestyle without negatively impacting surrounding properties.  The project 
satisfies many of the Intent criteria as listed below and is characteristic of compact, pedestrian-oriented 
mixed use development that the SmartCode encourages. 
 
Section 1.3 Intent  
 
1.3.2 Region 
b. That growth strategies should encourage Infill and redevelopment in parity with New Communities. 
c. That development contiguous to urban areas should be integrated with the existing urban pattern. 
 
1.3.3. The Community 
a. That neighborhoods and Regional Centers should be compact, pedestrian-oriented and Mixed Use.  
b. That neighborhoods and Regional Centers should be the preferred pattern of development and that 
districts specializing in a single use should be the exception. 
c. That ordinary activities of daily living should occur within walking distance of most dwellings, allowing 
independence to those who do not drive. 
f. That appropriate building Densities and land uses should be provided within walking distance of transit 
stops. 
g. That Civic, Institutional, and Commercial activities should be embedded downtown, not isolated in 
remote single-use complexes. 
 
1.3.4. The Block and The Building 
a. That buildings and landscaping should contribute to the physical definition of Thoroughfares as Civic 
places. 
b. That development should adequately accommodate automobiles while respecting the pedestrian and 
the spatial form of public areas. 
h. That the harmonious and orderly evolution of urban areas should be secured through form-based 
codes. 
 
1.3.5. The Transect 
a. That communities should provide meaningful choices in living arrangements as manifested by distinct 
physical environments. 







PROJECT DESCRIPTION & JUSTIFICATION OF INTENT!
The proposed development is a to-be-named mixed-use retail and residential project located on 
the southeast corner of E Hutchison St and N Edward Gary in downtown San Marcos.  The 
structure is currently anticipated to consist of approximately 79 units (282 beds) of residential 
above approximately 4500 SF of retail, 1250 SF of associated street-side outdoor seating/patio, 
and a 3250 SF community center.!
!
As a corner property, the structure will have two public frontages, one along E Hutchison and 
the other along N Edward Gary.  Pedestrian access is planned to be taken off the public 
frontages.  Vehicular access is planned to be taken off the abutting alley.   From the public 
frontages, the building would display six stories with the residential uses occupying five floors 
above an approximately 20’ first floor.  Two stories of parking are concealed from the public 
frontages by the building. The applicant anticipates compliance with Article 6 of the SmartCode - 
Downtown Design Standards.!
!
As a significant, mixed-use residential project located in the downtown, within one-block of the 
Texas State campus, and within the transit-oriented district, this project will help address 
housing demand created by Texas State in a manner that provides students an opportunity to 
live a car-free, pedestrian lifestyle within proximity to their daily needs and tasks.  In addition, 
this project locates student-oriented housing in a location that minimizes ancillary impacts on 
the City at large (such as traffic congestion and conflicts with single-family housing) while still 
enabling students to participate in the downtown community.  Lastly, the street retail product will 
provide additional services for the community at large to enjoy.  !
!
The project satisfies many of the Intent criteria as listed below and is characteristic of compact, 
pedestrian-oriented mixed-use development that both the SmartCode and the recently adopted 
comprehensive Master Plan (Vision San Marcos: A River Runs Through Us) encourage in the 
downtown activity center.!
!
INTENT CRITERIA MET!
!
1.3.2. THE REGION!
b. That growth strategies should encourage infill and redevelopment in parity with New 
Communities.!
c. That development contiguous to urban areas should be integrated with the existing urban 
pattern.!
!
1.3.3 THE COMMUNITY!
a. That neighborhoods and Regional Centers should be compact, pedestrian-oriented and 
Mixed Use. !
b. That neighborhoods and Regional Centers should be the preferred pattern of development 
and that Districts specializing in a single use should be the exception. 
c. That ordinary activities of daily living should occur within walking distance of most dwellings, 
allowing independence to those who do not drive.!
f. That appropriate building Densities and land uses should be provided within walking distance 
of transit stops. 
g. That Civic, Institutional, and Commercial activities should be embedded downtown, not 
isolated in remote single-use complexes.!
!



1.3.4 THE BLOCK AND THE BUILDING!
a. That buildings and landscaping should contribute to the physical definition of Thoroughfares 
as Civic places.  
b. That development should adequately accommodate automobiles while respecting the 
pedestrian and the spatial form of public areas.!
h. That the harmonious and orderly evolution of urban areas should be secured through form-
based codes.!
!
1.3.5. THE TRANSECT!
a. That Communities should provide meaningful choices in living arrangements as manifested 
by distinct physical environments.  
b. That the Transect Zone descriptions on Table 1.1 shall constitute the Intent of this Code with 
regard to the general character of each of these environments.!
!
!
!
Additional Property Owner (R41457)!
A E Manning Inc!
c/o Allen Manning!
aem@triplecrownlive.com!
(512) 618-2682!
!
Authorization may be validated via email or cell phone.!
Do not contact owner at place of business.
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Agenda Information

 
AGENDA CAPTION:
 
Development Services Report:  
   a.  LDC Rewrite update  
   b.  Downtown Implementation update  
 
Meeting date: December 10, 2013
 
Department: Development Services
 
Funds Required: Account Number: 
 
Funds Available: Account Name: 
 
 
CITY COUNCIL GOAL:
 
 
BACKGROUND:
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