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City of San Marcos 
 

Regular Meeting Agenda - Final 
Planning and Zoning Commission 

630 East Hopkins 
San Marcos, TX 78666 

 
 

Tuesday, April 14, 2020 6:00 PM 

Due to COVID-19, this will be a virtual meeting. For more information on how to observe 
the virtual meeting, please visit: http://sanmarcostx.gov/541/PZ-Video-Archives 

 

I. Call To Order 
 
II. Roll Call 

 
III. Chairperson's Opening Remarks 

 
EXECUTIVE SESSION 

 
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. 

 
IV. 30 Minute Citizen Comment Period 

Persons wishing to comment during the citizen comment period must submit their written comments to 
planninginfo@sanmarcostx.gov no later than 1:00 p.m. on the day of the meeting. Timely submitted 
comments will be read aloud during the citizen comment portion of the meeting. Comments shall have a 
time limit of three minutes each. Any threatening, defamatory or other similar comments prohibited by 
Chapter 2 of the San Marcos City Code will not be read. 

 

CONSENT AGENDA 
 

1. Consider approval of the minutes of the regular meeting of February 25, 2020. 
 

2. PC-20-04 (Riverstone) Consider a request by Steven Buffum, on Behalf of Inayat Fidai,  for  
approval  of  a  Final  Plat  of  the  Riverstone  multifamily  subdivision,  consisting   of   
approximately  17.61 acre,  more  or  less,  out  of  the  Juan  M  Veramendi  Survey   No.   1, 
located at 1428 Wonder World Drive. (W. Parrish) 

3. PC-20-01 (Cottonwood Creek Phase 3 Units 6 & 7) Consider a request by  Pape-Dawson  
Engineers, on behalf of Continental Homes of Texas, LP, to approve the Preliminary  Plat,  
consisting of approximately 31.063 acres, more or less, out of the Farnam Frye Survey. (T. 
Carpenter) 

  

http://sanmarcostx.gov/541/PZ-Video-Archives
mailto:planninginfo@sanmarcostx.gov
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PUBLIC HEARINGS 

Interested persons may join and participate in any of the Public Hearing items (4-11) by: 

1) Sending written comments, to be read aloud*; or
2) Requesting a link to speak during the public hearing portion of the virtual meeting, including which item
you wish to speak on*.

*Written comments or requests to join in a public hearing must be sent to planninginfo@sanmarcostx.gov
no later than 1:00 p.m. on the day of the hearing. Comments shall have a time limit of three minutes each.
Any threatening, defamatory or other similar comments prohibited by Chapter 2 of the San Marcos City
Code will not be read. Any additional information regarding this virtual meeting may be found at the
following link: http://sanmarcostx.gov/541/PZ-Video-Archives

4. PC-20-05 (Genlyte Industrial  Park  Replat)  Hold  a  public  hearing  and  consider  a  request  by
Ed Theriot, on behalf of Joseph  Joyce,  LLC,  for  approval  of  a  replat  of  Genlyte  Industrial
Park,  consisting  of  approximately  38.11 acres  located  1611 Clovis  Barker  Road.   (T.
Carpenter)

5. CUP-20-03 (Rollin’  Bowl)  Hold  a  public  hearing  and   consider   a   request   from   99 Rollin’
Bowl Inc., for a renewal of a Conditional Use Permit for  the  sale  of  beer  and  wine  for  on-
premise consumption, located at 1285 South IH 35 Suite 103. (W. Parrish)

6. CUP-20-08 (54th  Street  Restaurant  &  Bar)  Hold  a  public  hearing  and  consider  a  request
by 54th Street Restaurant &  Drafthouse  for  a  renewal  of  a  Conditional  Use  Permit  to  allow
the  sale  of  mixed  beverages  for  on  premise  consumption  at  1303 South  IH  35.  (S.
Caldwell)

7. CUP-20-07 (Toro Ramen &  Poke  Barn)  Hold  a  public  hearing  and  consider  a  request  by
Toro Tanaka for a  renewal  of  a  Conditional  Use  Permit  to  allow  the  sale  of  beer  and  wine
for on premise consumption at 700 North LBJ Drive, Suite 114. (S. Caldwell)

8. CUP-20-05 (North Street Beer Bar) Hold a public hearing  and  consider  a  request  by  North
Street Inc. for a renewal of a Conditional Use Permit to allow the sale of beer and  wine  for
on premise consumption at 216 North Street (S. Caldwell)

9. CUP-20-06 (The  Davenport)  Hold  a  public  hearing  and  consider  a  request  by   Stamper
Family LLC for a new Conditional Use Permit to allow the sale of  mixed  beverages  for  on
premise consumption at 194 South Guadalupe Street (S. Caldwell).

10. SCW-20-01 (Waterstone Warrants) Hold a public hearing  and  consider  a  request  by  Blake
Reed,  on  behalf  of  TACK  Development  &  LaSalle  Holdings  for   12 SmartCode  Warrants
that allow deviation from SmartCode (SC) Zoning for a +/- 648 acre site  out  of  the  William
Hemphil Survey (A. Hernandez)

11. AC-19-05 (Grant Harris) Hold  a  public  hearing  and  consider  a  request  by  Angel  Hernandez
for  an  Alternative  Compliance  to  Section  3.6.3.1(A)  of  the  San  Marcos  Development  Code,
to allow the subdivision of a property into two lots  which  do  not  have  frontage  on  a  public
street, located at 1070 Grant Harris Road. (W. Parrish)

mailto:planninginfo@sanmarcostx.gov
http://sanmarcostx.gov/541/PZ-Video-Archives
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NON-CONSENT AGENDA 
 

12. PC-19-53 (Grant Harris) Consider a request  by  Angel  Hernandez  for  approval  of  a  replat  of  
Lot 7, Grant Harris Subdivision, which is approximately 4.57 acres,  more  or  less,  into  2  
residential lots, each approximately 2.28 acres, more or less, located  in  the  Antonio  M.  
Esnaurizar Survey No. 6, Hays County, known 1070 Grant Harris Road. (W. Parrish) 

13. Receive a presentation and update on the following semi -annual Preferred Scenario Map 
Amendment application(s): 

 
PSA-20-02 (Riverbend  Ranch)  -  Request  to  amend  the   Preferred   Scenario   Map   from   
“Area  of  Stability-Low  Intensity”  to  “Growth  Area-Medium  Intensity”  for  +/-  1,142 acres  of  
land, located approximately at the intersection  of  North  Old  Bastrop  Highway  and  Staples  
Road. 

14. Receive a staff presentation of the 2021-2030 Capital Improvement Program. 
 

15. Election of the following officers: 
a. Planning and Zoning Commission Chair 
b. Planning and Zoning Commission Vice Chair 

 
V. 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. 
 
VI. 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: 
 

mailto:ADArequest@sanmarcostx.gov
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Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#20-137(p), Version: 1

AGENDA CAPTION:

Consider approval of the minutes of the regular meeting of February 25, 2020.

Meeting date:  April 14, 2020

Department:  Planning & Zoning Commission

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable
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File #: ID#20-137(p), Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

Click or tap here to enter text.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Click or tap here to enter text.
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630 East Hopkins

San Marcos, TX 78666City of San Marcos

Meeting Minutes - Draft

Planning and Zoning Commission

6:00 PM City Council ChambersTuesday, February 25, 2020

630 East Hopkins St.

I.  Call To Order

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

Commission was called to order by Chair Garber at 6:00 p.m. on Tuesday, February 25, 

2020 in the City Council Chamber of the City of San Marcos, City Hall, 630 East Hopkins 

St., San Marcos, Texas.

II.  Roll Call

Commissioner Jim Garber, Commissioner Mark Gleason, Commissioner Matthew 

Haverland, Commissioner Kate McCarty, Commissioner Betseygail Rand, 

Commissioner Gabrielle Moore, Commissioner Travis Kelsey, and Commissioner 

William Agnew

Present 8 - 

Commissioner Mike DillonExcused 1 - 

III.  Chairperson's Opening Remarks

EXECUTIVE SESSION

IV.  30 Minute Citizen Comment Period

Shay Pfeifer spoke about items ZC-20-02 and ZC-20-05.  She expressed concerns 

about the economic impact on property value, safety of the neighborhood, inegrity of SF-6 

zoning, traffic, and the impact of the school which already had a high teacher to student 

ratio.   

CONSENT AGENDA

1. Consider approval of the minutes of the regular meeting of January 28, 2020.

2. PC-18-40_03 (La Cima, Phase 2, Section A) Consider a request by Doucet & Associates, on 

behalf of Lazy Oaks Ranch, LP, to approve a Final Plat for 33.853 acres, more or less, out of 

the John Williams Survey, Abstract No. 490, and the William Smithson Survey, Abstract No. 

419, generally located west of the intersection of Old Ranch Road 12 and Wonder World Drive 

(A.Brake)

3. PC-19-34 (La Cima, Phase 2, Section B) Consider a request by Doucet & Associates, on 

behalf of Lazy Oaks Ranch, LP, to approve a Final Plat for 55.831 acres, more or less, out of 

the John Williams Survey, Abstract No. 490, the Patrick McGreal Survey, Abstract No. 308, and 
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February 25, 2020Planning and Zoning Commission Meeting Minutes - Draft

the William Smithson Survey, Abstract No. 419, generally located west of the intersection of 

Old Ranch Road 12 and Wonder World Drive (A.Brake)

4. PC-19-65 (Cottonwood Creek, Phase 3, Unit 4) Consider a request by Pape-Dawson 

Engineers, on behalf of Continental Homes of Texas LP, for approval of a Final Plat for 

approximately 12.945 acres, more or less, out of the Farnam Frye and J.F. Geister Surveys, 

located at the intersection of Rattler Road and Adler Way. (T. Carpenter)

A motion was made by Commissioner Gleason, seconded by Commissioner 

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

following vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner Haverland, 

Commissioner McCarty, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey and Commissioner Agnew

8 - 

Against: 0   

Excused: Commissioner Dillon1 - 

PUBLIC HEARINGS

5. ZC-20-03 (Sportsplex) Hold a public hearing and consider a request by Ed Theriot, on behalf of 

Outlet West Investors, Ltd., for a zoning change from “FD” Future Development and “GC,” 

General Commercial to “PA,” Planning Area District, for approximately 62.48 acres, more or 

less, out of the Edward Burleson Survey, generally located at the intersection of Commercial 

Loop and Gregsons Bend. (T. Carpenter)

Chair Garber opened the Public Hearing.

Tory Carpenter, Planner, gave an overview of the request.

Ed Theriot, 5395 Hwy 183 N., Lockhart, TX, spoke in favor of the item.  He mentioned 

there are other uses planned for the property that would compliment the Sportsplex, such 

as a residential mix, hotel and entertainment facilities.

Chair Garber closed the Public Hearing.

Discussion ensued.

A motion was made by Commissioner Kelsey, seconded by Commissioner 

Moore, that ZC-20-03 (Sportsplex) be approved. The motion carried by the 

following vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner Haverland, 

Commissioner McCarty, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey and Commissioner Agnew

8 - 

Against: 0   
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February 25, 2020Planning and Zoning Commission Meeting Minutes - Draft

Excused: Commissioner Dillon1 - 

6. ZC-20-04 (Mystic Canyon) Hold a public hearing and consider a request by Bill E. Couch, on 

behalf of Kali Kate Services Inc., for a zoning change from “FD” Future Development, to “SF-6” 

Single Family, for approximately 0.999 aces, more or less, out of the Benjamin J. White and 

Robert H. Williams Surveys, generally located near the intersection of Lancaster Street and 

Sunderland Cove. (T. Carpenter)

The item was postponed to a future meeting.

A motion was made by Commissioner Gleason, seconded by Commissioner 

McCarty, that ZC-20-04 (Mystic Canyon) be postponed. The motion carried by 

the following vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner McCarty, 

Commissioner Rand, Commissioner Moore, Commissioner Kelsey and 

Commissioner Agnew

7 - 

Against: 0   

Recused: Commissioner Haverland1 - 

Excused: Commissioner Dillon1 - 

7. ZC-20-02 (Vantage 1) Hold a public hearing and consider a request by Vantage at San Marcos, 

on behalf of Mohnke Poor Farm, LLC, for a zoning change from “FD” Future Development to 

“CD-3” Character District 3, for approximately 12.5 acres, more or less, out of the J.F. Geister 

Survey, No 6 and No 7, Hays County, generally located north of the intersection of Highway 123 

and Monterey Oak Drive. (W. Parrish)

Chair Garber opened the Public Hearing.

Will Parrish, Planner, gave an overview of the request.

Chris Weigand, applicant, 7334 Blano Rd., Ste. 200, San Antonio, TX, gave a 

presentation regarding the request.  

William Selvege, 510 Brazoria Trl., expressed concerns about a proposed road that is 

going through the community.  He said not many people knew about it, but that it will 

change traffic patterns.  He also expressed safety and security concerns that the road 

may bring.  

Bob Neuenfeldt, 418 Brazoria Trl., said that the map looks like it has three more cut-ins 

onto Hwy 123 before Old Bastrop Rd., and it looks like it's going to slow down traffic 

going north bound, which is concerning for him.

Chair Garber closed the Public Hearing.

Discussion ensued.
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February 25, 2020Planning and Zoning Commission Meeting Minutes - Draft

A motion was made by Commissioner Kelsey, seconded by Commissioner 

McCarty, that ZC-20-02 (Vantage 1) be recommended for denial. The motion 

failed by the following vote:

For: Commissioner Gleason, Commissioner McCarty and Commissioner Kelsey3 - 

Against: Commissioner Garber, Commissioner Haverland, Commissioner Rand, 

Commissioner Moore and Commissioner Agnew

5 - 

Excused: Commissioner Dillon1 - 

A motion was made by Commissioner Moore, seconded by Commissioner 

Gleason, that ZC-20-02 (Vantage 1) be recommended for approval.  The 

motion carried by the following vote:

For: Commissioner Garber, Commissioner Haverland, Commissioner Rand, 

Commissioner Moore and Commissioner Agnew

5 - 

Against: Commissioner Gleason, Commissioner McCarty and Commissioner Kelsey3 - 

Excused: Commissioner Dillon1 - 

8. ZC-20-05 (Vantage 2) Hold a public hearing and consider a request by Vantage at San Marcos, 

on behalf of Mohnke Poor Farm, LLC, for a zoning change from “FD” Future Development to 

“CD-4” Character District 4, for approximately 18.5 acres, more or less, out of the J.F. Geister 

Survey, No 6 and No 7, Hays County, generally located north of the intersection of Highway 123 

and Monterey Oak Drive. (W. Parrish)

Chair Garber opened the Public Hearing.

Will Parrish, Planner, gave an overview of the request.

Chris Weigand, applicant, 7334 Blanco Rd. Ste. 200, San Antonio, TX gave a 

presentation regarding the request.

Bob Neuenfeldt, 418 Brazoria Trl., said he understands the need for affordable housing, 

but has traffic concerns.

Barbara Selvege, 510 Brazoria Trl., said she doesn't see why more apartments are 

necessary.  She said Hwy 123 cannot handle all of the traffic.  She also expressed safety 

concerns for the children with the additional traffic.  She said there's one middle school, 

and one high school that are already full with students.    

Chair Garber closed the Public Hearing.

Discussion ensued.

A motion was made by Commissioner Gleason, seconded by Commissioner 
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February 25, 2020Planning and Zoning Commission Meeting Minutes - Draft

Haverland, that ZC-20-05 (Vantage 2) be approved. The motion carried by the 

following vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner Haverland, 

Commissioner Rand and Commissioner Moore

5 - 

Against: Commissioner McCarty, Commissioner Kelsey and Commissioner Agnew3 - 

Excused: Commissioner Dillon1 - 

9. AC-20-01 (CD-4 Lot Width) Hold a public hearing and consider a request from Vantage at San 

Marcos for an Alternative Compliance to the maximum lot width requirements in Section 4.4.3.4 

of the Development Code relating to a proposed apartment development located near the 

intersection of Old Bastrop Highway and Highway 123, Hays County, Texas. (W. Parrish)

Chair Garber opened the Public Hearing.

Will Parrish, Planner, gave an overview of the request.

Chris Weigand, applicant, 7334 Blanco Rd., Ste. 200, San Antonio, TX, gave a 

presentation regarding the request.

Chair Garber closed the Public Hearing.

Discussion ensued.  

A motion was made by Commissioner Gleason, seconded by Commissioner 

McCarty, that AC-20-01 (CD-4 Lot Width) be approved with the following 

conditions:  1.) This Alternative Compliance applies to Apartment Building 

Types constructed on the subject property.  All other Building Types shall 

follow the regulations outlined in the Development Code; 2.) There shall be no 

trash dumpsters located within 100 feet of any property line adjoining property 

zoned Character District-3 or property that is outside City Limits; 3.) 

Alternative Compliance is contingent on CD-4 zoning request approval; and 

4.) This Alternative Compliance shall not expire.  The motion carried by the 

following vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner Haverland, 

Commissioner McCarty, Commissioner Rand, Commissioner Moore and 

Commissioner Kelsey

7 - 

Against: Commissioner Agnew1 - 

Excused: Commissioner Dillon1 - 

10. AC-20-02 (Block Development in Excess of 50%) Hold a public hearing and consider a request 

from Vantage at San Marcos for an Alternative Compliance to the access and stub streets 

standards in Section 3.6.4.1(D)3 of the Development Code relating to a proposed apartment 

development located near the intersection of Old Bastrop Highway and Highway 123, Hays 

County, Texas. (W. Parrish)
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Chair Garber opened the Public Hearing.

Will Parrish, Planner, gave an overview of the request.

Chris Weigand, applicant, 7334 Blano Rd., Ste. 200, San Antonio, TX, gave a 

presentation regarding the request.

Chair Garber closed the Public Hearing.

A motion was made by Commissioner Gleason, seconded by Commissioner 

Haverland, that AC-20-02 (Block Development in Excess of 50%) be approved 

with the following conditions:  1.) This Alternative Compliance is contingent 

approval of the CD-4 zoning change request being approved; and 2.) This 

Alternative Compliance shall not expire.  The motion carried by the following 

vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner Haverland, 

Commissioner McCarty, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey and Commissioner Agnew

8 - 

Against: 0   

Excused: Commissioner Dillon1 - 

11. CUP-20-04 (Green Mesquite BBQ) Hold a public hearing and consider a request by Green 

Mesquite BBQ for a Conditional Use Permit to allow the sale of beer and wine for on premise 

consumption at 200 Springtown Way, Ste. 124. (W. Parrish).

Chair Garber opened the Public Hearing.

Will Parrish, Planner, gave an overview of the request.

Chair Garber closed the Public Hearing.

A motion was made by Commissioner McCarty, seconded by Commissioner 

Gleason, that CUP-20-04 (Green Mesquite BBQ) be approved with the 

following conditions:  1.) Permit shall be valid for one (1) year, provided 

standards are met; 2.) There shall be no outdoor amplified music;  3.) The 

permit shall be effective upon the issuance of a Certificate of Occupancy. and 

4.) The permit shall be posted in the same area and manner as the Certificate 

of Occupancy.  The motion carried by the following vote:

For: Commissioner Garber, Commissioner Gleason, Commissioner Haverland, 

Commissioner McCarty, Commissioner Rand, Commissioner Moore, Commissioner 

Kelsey and Commissioner Agnew

8 - 

Against: 0   

Excused: Commissioner Dillon1 - 
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V.  Question and Answer Session with Press and Public.

There were no questions from the Press or Public.

VI.  Adjournment

The meeting was adjourned at 9:12 p.m.

Notice of Assistance at the Public Meetings

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

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

_____________________________ day of _____________________________

_________________________________________________ Title: 

_________________________________________
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-20-04, Version: 1

AGENDA CAPTION:

PC-20-04 (Riverstone) Consider a request by Steven Buffum, on Behalf of Inayat Fidai, for approval of a Final

Plat of the Riverstone multifamily subdivision, consisting of approximately 17.61 acre, more or less, out of the

Juan M Veramendi Survey No. 1, located at 1428 Wonder World Drive. (W. Parrish)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: NA

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 4/1/2020Page 1 of 2
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File #: PC-20-04, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

This development is Low Income Housing Tax Credit (LIHTC) multifamily project that was approved by City

Council in May of 2019.

The project is proposing 336 units, and requesting a fee in lieu of parkland dedication. The fee in lieu required

for this project is approximately $106,512, which requires Parks Board approval. The Parks Board meeting

where this request will be considered is scheduled on April 9, 2020.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the request and determined it meets all code requirements with the exception of the

requirement that Parks Board approve the requested Parkland Dedication fee in lieu. Staff recommends

approval of the request on the following condition:

1. The Parks Board approves the proposed Parkland Dedication fee in lieu at their next meeting.
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Plat – Final Riverstone 
1428 Wonder World Drive PC-20-04 

 

1 
 

Summary 
Request:  Consider a request to for a Final Plat of approximately 17.61 acres. 
Applicant: Steven Buffum 

9050 N. Capitol of Texas 
Hwy. Bldg. 3 Ste. 390 
Austin, TX 78759 

Property Owner: Inayat Fidai 
11500 Citrus Grove 
Austin, TX 78750 

Parkland Required: Fee in lieu  Utility Capacity: To be supplied by 
Developer 

Accessed from: Wonder World Drive New Street Names: Crystal River Parkway, 
Riverstone Drive 

Notification 
Application: N/A Neighborhood Meeting: N/A 
Published: N/A # of Participants: N/A 
Posted: N/A Personal: N/A 
Response: None as of the date of this report. 
Property Description 
Location: 1428 Wonder World Drive 
Acreage: 17.61 +/- PDD/DA/Other: Resolution 2019-094 
Existing Zoning: MF-24 Preferred Scenario: Medium Intensity 
Proposed Use: Multifamily   
CONA Neighborhood: Cottonwood Creek Sector: 5 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: MF-24 Residential Medium Intensity 
South of Property: FD Vacant Medium Intensity  
East of Property: ETJ Vacant Medium Intensity  
West of Property: MF-24 /FD Residential / Vacant Medium Intensity 
Staff Recommendation 
X Approval as Submitted  Approval with Conditions / Alternate  Denial 
Staff has reviewed the request and recommends approval on the following condition: 
 

1. The Parks Board approves the proposed Parkland Dedication fee in lieu at their next meeting. 
 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: April 8, 2020 
 



Plat – Final Riverstone 
1428 Wonder World Drive PC-20-04 

 

2 
 

 

 

History 

This development is Low Income Housing Tax Credit (LIHTC) multifamily project that was approved by City 
Council in May of 2019. 
Additional Analysis 

The project is proposing 336 units, and requesting a fee in lieu of parkland dedication. The fee in lieu 
required for this project is approximately $106,512, which requires Parks Board approval. The Parks Board 
meeting where this request will be considered is scheduled on April 9, 2020. Staff has reviewed the request 
and determined it will meet all code requirements once the Parks Board approves the requested Parkland 
Dedication fee in lieu. 

Evaluation 
Criteria for Approval (Sec.3.2.3.4) 

Consistent Inconsistent Neutral 

  X 

The plat is consistent with all zoning requirements for the property, 
and any approved development agreement; 
If the Parkland Dedication fee in lieu request is approved, this 
request will meet the subdivision requirements. 

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

  X 

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; 
If the Parkland Dedication fee in lieu request is approved, this 
request will meet the subdivision requirements. 

  X 

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 
If the Parkland Dedication fee in lieu request is approved, this 
request will meet the subdivision requirements.  

  N/A 

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. 
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APPROVED, AND AUTHORIZED TO BE RECORDED ON THE ____ DAY OF _________________, 20___A.D. BY THE

DIRECTOR OF THE PLANNING AND DEVELOPMENT SERVICES DEPARTMENT OF THE CITY OF SAN MARCOS.

_______________________________________________

DIRECTOR OF DEVELOPMENT  SERVICES

_______________________________________________

CIP AND ENGINEERING

_______________________________________________

RECORDING SECRETARY

_______________________________________________

PLANNING & ZONING COMMISSION CHAIRMAN

THAT WW MULTIFAMILY L.P., ACTING BY AND THROUGH WW MULTIFAMILY LP GENERAL PARTNER WW

VENTURES LLC, A LIMITED LIABILITY COMPANY, BEING THE OWNER OF THAT CERTAIN 5.07 ACRE TRACT OF

LAND RECORDED IN DOCUMENT NO. 18044838, A 3.97 ACRE TRACT OF LAND RECORDED IN DOCUMENT NO.

19003204, A 0.721 OF ONE ACRE TRACT OF LAND RECORDED IN DOCUMENT NO. 18018506, A 0.72 OF ONE

ACRE TRACT OF LAND RECORDED IN DOCUMENT NO. 19000411, A 0.72 OF ONE ACRE TRACT OF LAND

RECORDED IN DOCUMENT NO. 18043704, A 0.72 OF ONE ACRE TRACT OF LAND RECORDED IN DOCUMENT NO.

18043701 AND A 4.86 ACRE TRACT OF LAND AS RECORDED IN DOCUMENT NO. 19012540 ALL OF THE OFFICIAL

PUBLIC RECORDS OF HAYS COUNTY, TEXAS, ALL OUT OF THE JUAN MARTIN VERAMENDI SURVEY, ABSTRACT

NO. 17, SITUATED IN HAYS COUNTY, TEXAS,  DO HEREBY SUBDIVIDE SAID LOT AS SHOWN HEREON, AND DO

HEREBY CONSENT TO THE PLAT NOTE REQUIREMENTS SHOWN HEREON, AND DO INTEND DEDICATE TO THE

CITY OF SAN MARCOS MAY DEEM APPLICABLE. THIS SUBDIVISION IS TO BE KNOW AS:

RIVERSTONE SUBDIVISION

TO CERTIFY WHICH, WITNESS TO MY HAND THIS __________ DAY OF _______________, 2019

_____________________________________________ 

WW MULTIFAMILY L.P.

 

THIS INSTRUMENT WAS ACKNOWLEDGED BEFORE ME THIS _____ DAY OF ______________, 20___, BY

__________________, ___________________________, ON BEHALF OF SAID LIMITED LIABILITY COMPANY.

 

                                                                                                               

________________________________

NOTARY PUBLIC - STATE OF TEXAS

I, STEVEN BUFFUM, REGISTERED PROFESSIONAL ENGINEER IN THE STATE OF TEXAS DO HEREBY CERTIFY THAT

THIS SUBDIVISION IN NOT IN THE EDWARDS AQUIFER RECHARGE ZONE, NOR IS IT IN THE BARTON SPRINGS

SEGMENT OF THE EDWARDS AQUIFER RECHARGE ZONE; AND IS LOCATED IN ZONE "X" FLOOD AREA, AS

IDENTIFIED BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY, FEDERAL INSURANCE ADMINISTRATION AS

SHOWN ON THE FEDERAL EMERGENCY MANAGEMENT AGENCY (FEMA) FLOOD INSURANCE RATE MAP (FIRM) NO.

48209C0477F, DATED SEPTEMBER 2, 2005 FOR HAYS COUNTY, TEXAS.

_____________________________________________________________

STEVEN BUFFUM, P.E.                                         DATE

REGISTERED PROFESSIONAL ENGINEER NO. 115531

1016 LA POSADA DRIVE

SUITE 288

AUSTIN, TEXAS 78752

TBPE REG. NO. F-280

I, ELAINE H. CARDENAS, COUNTY CLERK OF HAYS COUNTY, TEXAS DO HEREBY CERTIFY THAT THE

FOREGOING INSTRUMENT OF WRITING, WITH ITS CERTIFICATE OF AUTHENTICATION WAS FILED FOR

RECORD IN MY OFFICE ON THE ________ DAY

OF _________________, 20__, A.D. AT ________ O’CLOCK __.M.,  DULY RECORDED ON THE ________ DAY

OF _________________, 20__, A.D. AT ________ O’CLOCK _.M.,  IN THE PLAT RECORDS OF HAYS

COUNTY, TEXAS IN INSTRUMENT NO.  ______________________ .

TO CERTIFY WHICH, WITNESS MY HAND AND SEAL OF THE OFFICE OF COUNTY CLERK, THIS ________ DAY OF

_________________, 20____, A.D.

______________________________________

ELAINE H. CARDENAS, COUNTY CLERK

HAYS COUNTY, TEXAS

I, TRAVIS S. TABOR, REGISTERED PROFESSIONAL LAND SURVEYOR IN THE STATE OF TEXAS DO HEREBY

CERTIFY THAT THIS PLAT IS TRUE AND CORRECTLY MADE FROM AN ACTUAL SURVEY MADE ON THE GROUND

OF THE PROPERTY LEGALLY DESCRIBED HEREON, AND THAT THERE ARE NO APPARENT DISCREPANCIES,

CONFLICTS, OVERLAPPING OF IMPROVEMENTS VISIBLE UTILITY LINES OR ROAD IN PLACE, EXCEPT AS SHOWN

ON THE ACCOMPANYING PLAT AND THAT THE CORNER MONUMENTS SHOWN THEREON WERE PROPERLY PLACE

UNDER MY SUPERVISION IN ACCORDANCE WITH THE SUBDIVISION REGULATIONS OF THE CITY OF SAN

MARCOS, TEXAS.

__________ ____________________     _____________

TRAVIS S. TABOR, R.P.L.S.  NO. 6428              DATE

LANDESIGN SERVICES, INC.

10090 W HIGHWAY 29

LIBERTY HILL, TEXAS 78642

(512) 238-7901

FIRM REGISTRATION NO. 10001800

PLAT NOTES

1. NO PORTION OF THIS SUBDIVISION LIES WITH THE EDWARDS AQUIFER RECHARGE ZONE OR THE SAN

MARCOS RIVER CORRIDOR.

2. NO PORTION OF THIS SUBDIVISION LIES WITHIN THE BOUNDARIES OF THE 100 YEAR FLOOD PLAIN AS

DELINEATED ON HAYS COUNTY F.I.R.M PANEL NO. 48209C0477F, DATED SEPTEMBER 2, 2005 FOR HAYS

COUNTY.

3. THIS SUBDIVISION LIES WITHIN THE FOLLOWING JURISDICTION: SAN MARCOS I.S.D.

4. WATER SUPPLY FOR THIS SUBDIVISION IS PROVIDED BY THE CITY OF SAN MARCOS UTILITIES.

5. WASTEWATER TREATMENT FOR THIS SUBDIVISION IS PROVIDED BY THE CITY OF SAN MARCOS UTILITIES.

6. ELECTRICITY FOR THIS SUBDIVISION IS PROVIDED BY THE CITY OF SAN MARCOS UTILITIES.

7. TELEPHONE FOR THIS SUBDIVISION IS PROVIDED BY

8. SIDEWALKS WILL BE REQUIRED AT THE TIME OF DEVELOPMENT.

9. THIS SUBDIVISION LIES WITHIN THE CITY LIMITS OF THE CITY OF SAN MARCOS AND IS SUBJECT TO ITS

ORDINANCES.

10. BUILDING SETBACK LINES PER THE CITY OF SAN MARCOS ZONING ORDINANCES.

11. THIS PROJECT IS REFERENCED FOR ALL BEARING AND COORDINATE BASIS TO THE TEXAS COORDINATE

SYSTEM, NORTH AMERICAN DATUM OF 1983 (NAD83 - 2011 ADJUSTMENT), SOUTH CENTRAL ZONE (4203).

12. DISTANCES AND AREAS SHOWN HEREON ARE SURFACE VALUES REPRESENTED IN U.S. SURVEY FEET BASED

ON A GRID-TO-SURFACE COMBINED ADJUSTMENT FACTOR OF 1.00012287.

13. ELEVATIONS SHOWN HEREON ARE BASED ON THE NORTH AMERICAN VERTICAL DATUM OF 1988 (GEOID

12B).

14. WATER QUALITY BUFFER ZONES HAVE BEEN ESTABLISHED ON THIS PROPERTY. REFER TO CITY OF SAN

MARCOS LAND DEVELOPMENT CODE.

15. POND ON LOT 1 PROVIDES DETENTION FOR LOT 1 BLOCK AT THE ROW AS SHOWN ON THIS PLAT OF

RIVERSTONE DRIVE AND CRYSTAL RIVER PARKWAY.
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GENERAL NOTES:

THIS PROJECT IS REFERENCED FOR ALL BEARING AND COORDINATE BASIS TO THE TEXAS COORDINATE

SYSTEM, NORTH AMERICAN DATUM OF 1983 (NAD83 - 2011 ADJUSTMENT), SOUTH CENTRAL ZONE (4204).

DISTANCES AND AREAS SHOWN HEREON ARE SURFACE VALUES REPRESENTED IN U.S. SURVEY FEET BASED ON

A GRID-TO-SURFACE COMBINED ADJUSTMENT FACTOR OF 1.00012287.

ELEVATIONS SHOWN HEREON ARE BASED ON THE NORTH AMERICAN VERTICAL DATUM OF 1988 (GEOID 12B).

STORM WATER DETENTION

EASEMENT

DOC. NO. ______________
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PRELIMINARY, THIS DOCUMENT SHALL NOT 
BE RECORDED FOR ANY PURPOSE 

AND SHALL NOT BE USED OR VIEWED  
OR RELIED UPON AS A FINAL SURVEY DOCUMENT. 
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Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230 

FINAL SUBDIVISION / DEVELOPMENT PLAT 
APPLICATION 
Updated: October, 2019 

CONTACT INFORMATION 

Applicant’s Name Property Owner 

Company Company 

Mailing Address Mailing Address 

Phone # Phone # 

Email Email 

PROPERTY INFORMATION 
Proposed Subdivision Name: ______________________________________________________________ 

Subject Property Address or General Location: _______________________________________________ 

Acres: _______________________________     Tax ID #: R___________________________         

Located in: □ City Limits    □ Extraterritorial Jurisdiction (County)   

DESCRIPTION OF REQUEST 
Type of Plat:     □ Final Subdivision Plat           □ Final Development Plat

Current Number of Lots: _____________          Current Land Use: _____________________________ 

Proposed Number of Lots: _____________      Proposed Land Use: _____________________________

AUTHORIZATION 

I certify that the information on this application is accurate. I understand the fees and the process for this 
application.  I understand my responsibility, as the applicant, to be present at meetings regarding this request. 

Filing Fee $1,321 plus $100 per acre Technology Fee $13         MAXIMUM COST  $2,513 

Submittal of this digital Application shall constitute as acknowledgement and authorization to process 
this request. 

APPLY ONLINE – WWW.MYGOVERNMENTONLINE.ORG/ 

1



Parcel # Address
R11893 1506 Wonder World Dr., San Marcos, TX 78666
R11896 1410 Wonder World Dr., San Marcos, TX 78666
R11898 1420 Wonder World Dr., San Marcos, TX 78666
R11899 1416 Wonder World Dr., San Marcos, TX 78666
R11900 1416 Wonder World Dr., San Marcos, TX 78666
R11901 1534 Wonder World Dr., San Marcos, TX 78666
R11902 1536 Wonder World Dr., San Marcos, TX 78666
R11973 1430 Wonder World Dr., San Marcos, TX 78666
R127347 Wonder World Dr., San Marcos, TX 78666
R127349 Wonder World Dr., San Marcos, TX 78666



 
 

Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230  

SUBDIVISION IMPROVEMENT AGREEMENT ACKNOWLEDGEMENT 

I understand, whenever public improvements to serve the development are deferred until after Final Subdivision or 
Development Plat approval, the property owner shall enter into a Subdivision Improvement Agreement by which the 
owner covenants to complete all required public improvements no later than two (2) years following the date upon 
which the Final Plat is approved. 
 
□   All required public improvements will be completed prior to approval of the Final Subdivision or Development Plat 

□   I wish to defer installation of public improvements until after approval of the Final Subdivision or Development Plat 
and have attached a Subdivision Improvement Agreement to be considered along with this Plat application 

□   The attached Minor / Amending / Preliminary Plat Application does not require a Subdivision Improvement 
Agreement 

Signature of Applicant: ________________________________________     Date: ____________ 

 

NOTICE OF COMPLETENESS DETERMINATION &  
STATUTORY REVIEW TIMEFRAMES 

I understand that the City of San Marcos requires online submittal of all applications through the Customer Portal at 
www.mygovernmentonline.org and that the Responsible Official will review this application for completeness within 10 
business days of online submittal. I understand that this application is not considered “filed” until all required 
documentation is received and reviewed for completeness. Upon determination of completeness the City will send 
written correspondence stating that the application has been filed and will provide a date, in accordance with the 
Texas Local Government Code, when the Planning and Zoning Commission will meet to hear the request. 

□   By checking this box I am requesting cursory review of this application prior to determination that the application is 
complete and filed. Cursory review comments shall not constitute a determination of completeness. 

I also understand that as the applicant I may request, in writing, an extension to the statutory review timeframes. 

 
Signature of Applicant: ________________________________________     Date: ____________ 
 

RECORDATION REQUIREMENTS*** 

The following are required for recordation, following approval of a Plat application: 

□   Two (2) mylars of the subdivision plat (Comal Co. requires White 20# Bond Paper) 

□   Recording Fee: $___________ 

□   Tax Certificate, printed within 30 days of recordation date (paid prior to January 31st of current year) 

Other possible recording requirements: 

□   If public improvements were deferred, Subdivision Improvement Agreement 

□   Subdivision Improvement Agreement recording fee: $___________ 

□   Other legal documents referenced on the plat (i.e. easement dedication by separate instrument, HOA documents) 

□   Other recording fee: $___________ 

***Recordation fees, mylars, and other requirements are not due at the time of submittal. Fees will depend on the number of pages 
needed for recordation and the County in which they are recorded. The total will be calculated upon approval. 
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Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230  

WATER UTILITY SERVICE ACKNOWLEDGEMENT FOR: 

 

Subdivision Name: ___________________________________________________ 

Utility service codes are to be indicated as applicable in the space provided in each acknowledgement listed 
below according to the following designations: 
 

A. Adequate service is currently available to the subject property 
B. Adequate service is not currently available, but arrangements have been made to provide it  
C. Adequate service is not currently available, and arrangements have not been made to provide it 
D. Easement(s) are needed within the subject property 

 
Name of Water Service Provider: _________________________________________________      
Applicable Utility Service Code(s): __________________________________________________ 
Comments / Conditions: _________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
Signature of Water Official: _____________________________________________      
Title: ____________________________________________     Date: ____________________ 
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Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230  

WASTEWATER UTILITY SERVICE ACKNOWLEDGEMENT FOR: 

 

Subdivision Name: ___________________________________________________ 

Utility service codes are to be indicated as applicable in the space provided in each acknowledgement listed 
below according to the following designations: 
 

A. Adequate service is currently available to the subject property 
B. Adequate service is not currently available, but arrangements have been made to provide it  
C. Adequate service is not currently available, and arrangements have not been made to provide it 
D. Easement(s) are needed within the subject property 

 
Name of Wastewater Service Provider: _________________________________________________      
Applicable Utility Service Code(s): __________________________________________________ 
OR, the use of either 1) ________ a private wastewater treatment system, or 2) _____ septic tanks, is 
approved for all lots in the proposed subdivision which are not required to connec to the City of San Marcos 
wastewater system.  
Comments / Conditions: _________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
Signature of Wastewater Official: _____________________________________________      
Title: ____________________________________________     Date: ____________________ 
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sanmarcostx.gov

PC-20-04 (Riverstone)

Consider a request by Steven Buffum, on Behalf of Inayat Fidai, for 
approval of a multifamily subdivision, consisting of approximately 
17.1 acre, more or less, out of the Juan M Veramendi Survey No. 1, 
located at 1428 Wonder World Drive. (W. Parrish)



• +/- 17.61 acres

• Low Income Tax Credit 
Housing Complex

• Approved by City Council 
May of 2019

• Requesting Parkland Fee in 
Lieu

• 336 units
• $106,512

• Parks Board is required to 
approve the fee in lieu, but 
has been unable to meet.





Staff has reviewed the request and determined it meets all code requirements
with the exception of the requirement that Parks Board approve the
requested Parkland Dedication fee in lieu. Staff recommends approval of the
request on the following condition:
1. The Parks Board approves the fee in lieu of Parkland Dedication request

at their next meeting.

Recommendation:



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-20-01, Version: 1

AGENDA CAPTION:

PC-20-01 (Cottonwood Creek Phase 3 Units 6 & 7) Consider a request by Pape-Dawson Engineers, on behalf

of Continental Homes of Texas, LP, to approve the Preliminary Plat, consisting of approximately 31.063 acres,

more or less, out of the Farnam Frye Survey. (T. Carpenter)

Meeting date:  April 14, 2020

Department:  Planning & Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: PC-20-01, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The subject property is part of the Cottonwood Creek Master Plan which was approved in 2002.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff recommends approval of this preliminary plat as submitted.

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


Plat – Preliminary Cottonwood Creek Phase 3 
Unit 6 & 7 PC-20-01 

 
 

1 
 

Summary 
Request:  Consideration of a Preliminary Plat with 147 residential lots. 
Applicant: Pape-Dawson Engineers 

2000 NW Loop 410 
San Antonio, TX 78213 

Property Owner: Continental Homes of 
Texas LP 
210 W Hutchison St 
San Marcos, TX 78666 

Parkland Required: Provided in previous 
phases 

Utility Capacity: By Developer 

Accessed from: Rattler Road New Street Names: Whipporwill Lane 
Shimmering Cove 
Duckhorn Pass 
Black Wolf Run 
Rough Hollow Cove 
Fireoak Drive 

Notification 
Application: N/A Neighborhood 

Meeting: 
N/A 

Published: N/A # of Participants: N/A 
Posted: N/A Personal: N/A 
Response: None as of the date of this report. 
Property Description 
Location: Rattler Road and Adler Way 
Acreage: 31.063 acres Master Plan: Cottonwood Creek Master 

Plan 
Existing Zoning: SF-6 Preferred Scenario: Low Intensity 
Proposed Use: Single family residential    
CONA Neighborhood: Cottonwood Creek Sector: 5 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: P Open Space Low Intensity Zone 
South of Property: SF-6 Vacant Low Intensity Zone 
East of Property: ETJ Vacant Low Intensity Zone 
West of Property: SF-6 Single-Family Low Intensity Zone 
 
Staff Recommendation 
X Approval as Submitted  Approval with Conditions / Alternate  Denial 

 
Staff: Tory Carpenter, AICP, CNU-A Title : Planner Date: April 9, 2020 

 



Plat – Preliminary Cottonwood Creek Phase 3 
Unit 6 & 7 PC-20-01 

 
 

2 
 

 

 

 

 

History 

The subject property is part of the Cottonwood Creek Master Plan which was approved in 2002. 
Additional Analysis 

Evaluation 
Criteria for Approval (Sec.3.2.2.4) 

Consistent Inconsistent Neutral 

X   
If no subdivision concept plat has been approved the criteria in 
Section 3.2.1.4 shall apply; 

X   
The plat conforms to all prior approvals or phasing plans for the 
development;  

X   

The proposed provision and configurations 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 this Development Code; and 

  X 

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. 
 
The property is within the City Limits.  
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DATE OF PREPARATION:  February 17, 2020

PRELIMINARY PLAT
OF

PLAT NOTES APPLY TO ALL
SHEETS OF THIS PLAT

SURVEYOR'S NOTES:

1. PROPERTY CORNERS ARE MONUMENTED WITH A CAP OR DISK
MARKED "PAPE-DAWSON" UNLESS NOTED OTHERWISE.

2. COORDINATES SHOWN ARE BASED ON THE NORTH AMERICAN
DATUM OF 1983 NAD83 (NA2011) EPOCH2010.00 FROM THE TEXAS
COORDINATE SYSTEM ESTABLISHED FOR THE SOUTH CENTRAL
ZONE DISPLAYED IN GRID VALUES DERIVED FROM THE NGS
COOPERATIVE CORS NETWORK.

3. DIMENSIONS SHOWN ARE SURFACE WITH A COMBINED SCALE
FACTOR OF 1.00013.

4. BEARINGS ARE BASED ON THE NORTH AMERICAN DATUM OF 1983
NAD83 (NA2011) EPOCH2010.00, FROM THE TEXAS COORDINATE
SYSTEM ESTABLISHED FOR THE SOUTH CENTRAL ZONE.

5. THE EASEMENTS CREATED BY SEPARATE INSTRUMENT AND THEIR
LOCATIONS ARE GOVERNED BY THE TERMS, PROVISIONS AND
CONDITIONS OF SUCH SEPARATE INSTRUMENTS.

SUBDIVISION NOTES:

1. EASEMENTS NOT WITHIN THE LIMITS OF THE PLAT WILL BE
PROVIDED BY SEPARATE INSTRUMENT.

2. A 10 FOOT WIDE PUBLIC UTILITY EASEMENT IS HEREBY DEDICATED
ADJACENT TO ALL RIGHTS-OF-WAY.

GENERAL NOTES:

1. SIDEWALKS NOT ADJACENT TO A RESIDENTIAL LOT, ARE
REQUIRED AT THE TIME OF SITE DEVELOPMENT.

2. THIS SUBDIVISION IS NOT LOCATED WITHIN THE EDWARDS
AQUIFER RECHARGE ZONE.

3. THIS SUBDIVISION IS WITHIN THE BOUNDARIES OF THE SAN
MARCOS INDEPENDENT SCHOOL DISTRICT.

4. WATERSHED PROTECTION PLAN PHASE 2 PERMIT APPROVED.
PERMIT # 2017-21790.

5. THE PUBLIC IMPROVEMENT CONSTRUCTION PLANS ARE REQUIRED
TO BE APPROVED BEFORE THE PLAT APPROVAL AND EITHER THE
IMPROVEMENTS CONSTRUCTED OR SURVEY POSTED FOR THE
FILING OF THE PLAT.

6. ANY PRIVATE IMPROVEMENTS WITHIN THE RIGHT-OF-WAY,
INCLUDING LANDSCAPE IRRIGATION, REQUIRES APPROVAL OF A
LICENSE AGREEMENT.

7. LOT 902, BLOCK AC, LOT 901, BLOCK AH AND LOT 900, BLOCK AL
SHALL BE DESIGNATED AS GREENBELT LOTS AND DRAINAGE
EASEMENTS. THESE LOTS WILL BE MAINTAINED BY THE
COTTONWOOD CREEK HOMEOWNERS ASSOCIATION OR OTHER
SUCCESSORS.

UTILITY PROVIDER NOTE:
THE PROPERTY WILL BE SERVED BY THE FOLLOWING:

CENTURYLINK (PHONE)
BLUE BONNET ELECTRIC COOPERATIVE, INC. (ELECTRIC)
CHARTER (CABLE TELEVISION)
CITY OF SAN MARCOS (SEWER & WATER)
CENTERPOINT ENERGY (GAS)

DRAINAGE EASEMENT NOTES:
1.  DRAINAGE EASEMENTS SHALL "REMAIN FREE OF ALL OBSTRUCTIONS."
2.  MAINTENANCE OF DRAINAGE EASEMENT SHOWN OUTSIDE OF LOT LINES SHALL BE
THE SOLE RESPONSIBILITY OF THE COTTONWOOD CREEK SUBDIVISION HOMEOWNER'S
ASSOCIATION.
3. NO STRUCTURES, WALLS OR OTHER OBSTRUCTIONS OF ANY KIND SHALL BE PLACED
WITHIN THE LIMITS OF DRAINAGE EASEMENTS SHOWN ON THIS PLAT. NO
LANDSCAPING, FENCES, OR OTHER TYPE OF MODIFICATIONS WHICH ALTER THE CROSS
SECTIONS OF THE DRAINAGE EASEMENTS OR DECREASES THE HYDRAULIC CAPACITY
OF THE EASEMENT, AS APPROVED, SHALL BE ALLOWED WITHOUT THE APPROVAL OF
THE CITY ENGINEER. THE CITY OF SAN MARCOS SHALL HAVE THE RIGHT OF INGRESS
AND EGRESS OVER GRANTORS ADJACENT PROPERTY TO REMOVE ANY OBSTRUCTIONS
PLACED WITHIN THE LIMITS OF SAID DRAINAGE EASEMENTS AND TO MAKE ANY
MODIFICATIONS OR IMPROVEMENTS WITHIN SAID DRAINAGE EASEMENTS.
4. MAINTENANCE OF DRAINAGE EASEMENTS DESIGNATED WITHIN A LOT SHALL BE THE
RESPONSIBILITY OF THE PROPERTY OWNER.

FLOOD ZONE NOTE:
NO PORTION OF ANY LOT ON THIS PLAT IS WITHIN A SPECIAL FLOOD HAZARD ZONE AS
DEFINED BY FEMA FLOOD INSURANCE RATE MAP, HAYS COUNTY, TEXAS,  COMMUNITY
PANEL NUMBER 48209C0479F, DATED SEPTEMBER 2, 2005.

THE FOLLOWING CORNER LOTS HAVE DESIGNATED SIDE FRONTAGE AS SHOWN IN THE
TABLE BELOW.

A 31.062 ACRE TRACT OF LAND COMPRISED OF A PORTION OF THE 45.298
ACRE TRACT DESCRIBED IN INSTRUMENT # 18028863 IN THE OFFICIAL PUBLIC
RECORDS OF REAL PROPERTY OF HAYS COUNTY, TEXAS, AND ALL OF THE
15.229 ACRE TRACT DESCRIBED IN INSTRUMENT # 19037259 IN SAID
OFFICIAL PUBLIC RECORDS, IN THE JOHN F. GEISTER SURVEY NO. 6,
ABSTRACT 202 AND THE JOHN F. GEISTER SURVEY NO. 7, ABSTRACT 203,

BOTH OF HAYS COUNTY, TEXAS.

2000 NW LOOP 410 I SAN ANTON IO , TX 78213 I 210 .375 .9 000

NEW BRAUNFELS I SAN ANTONIO I AUSTIN I HOUSTON I FORT WORTH I DALLAS

TBPE FIRM REGISTRATION #470  I  TBPLS FIRM REGISTRATION #10028800

AutoCAD SHX Text
DATE: 2/13/2020 4:15 PM  USER ID: CLundberg

AutoCAD SHX Text
FILE:P:\111\73\15\Design\Civil\Plat\PL-1117315-PRELIM.dwg
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PRELIMINARY PLAT
OF

LOCATION MAP
NOT-TO-SCALE

DATE OF PREPARATION:  February 17, 2020

CITY OF
SAN MARCOS
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HAYS
COUNTY

PLAT NOTES APPLY TO ALL
SHEETS OF THIS PLAT
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SET 1/2" IRON ROD (PD)

(SURVEYOR)

DOCUMENT NUMBERDOC
OPR

HAYS COUNTY/GUADALUPE COUNTY LINE

OFFICIAL PUBLIC RECORDS
(OFFICIAL PUBLIC RECORDS
OF REAL PROPERTY) OF
HAYS COUNTY, TEXAS

EFFECTIVE (EXISTING) FEMA 1% ANNUAL CHANCE (100-YR) FLOODPLAIN

FOUND 1/2" IRON ROD (UNLESS
NOTED OTHERWISE)

PAGE(S)PG
VOLUMEVOL

RIGHT-OF-WAYROW
BLOCKBLK
ACRE(S)AC

1 COTTONWOOD CREEK PHASE 3,
UNIT 8
(INSTRUMENT # ________, OPR)

10' PUBLIC UTILITY EASEMENT11

LEGEND

SET 1/2" IRON ROD (PD)-ROW

CENTERLINE

PR PLAT RECORDS OF HAYS
COUNTY, TEXAS

BAKER-AICKLEN

1
20'  WASTEWATER EASEMENT
(INSTRUMENT # 20004469, OPR)

2
VARIABLE WIDTH DRAINAGE
EASEMENT
(INSTRUMENT # 19029834, OPR)

COTTONWOOD CREEK JDR, LTD
100.71 ACRE TRACT
(VOL. 2008, PG. 867, OPR)

2

VARIABLE WIDTH TURNAROUND,
DRAINAGE, ACCESS AND UTILITY
EASEMENT

12

LINE AND CURVE TABLE
ON SHEET 1 OF 2

A 31.062 ACRE TRACT OF LAND COMPRISED OF A PORTION OF THE 45.298
ACRE TRACT DESCRIBED IN INSTRUMENT # 18028863 IN THE OFFICIAL PUBLIC
RECORDS OF REAL PROPERTY OF HAYS COUNTY, TEXAS, AND ALL OF THE
15.229 ACRE TRACT DESCRIBED IN INSTRUMENT # 19037259 IN SAID
OFFICIAL PUBLIC RECORDS, IN THE JOHN F. GEISTER SURVEY NO. 6,
ABSTRACT 202 AND THE JOHN F. GEISTER SURVEY NO. 7, ABSTRACT 203,
BOTH OF HAYS COUNTY, TEXAS.

2000 NW LOOP 410 I SAN ANTON IO , TX 78213 I 210 .3 75 .9000

NEW BRAUNFELS I SAN ANTONIO I AUSTIN I HOUSTON I FORT WORTH I DALLAS

TBPE FIRM REGISTRATION #470  I  TBPLS FIRM REGISTRATION #10028800
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sanmarcostx.gov

PC-20-01 (Cottonwood Creek Phase 3, Units
6 & 7 Preliminary Plat) 
Consider a request by Pape-Dawson Engineers, on behalf of 
Continental Homes of Texas, LP, to approve the Preliminary Plat, 
consisting of approximately 31.063 acres, more or less, out of the 
Farnam Frye Survey. (T. Carpenter)



• +/- 31.063

• 147 residential lots

• Cottonwood Creek Master 
Plan 





Staff has reviewed the request and determined the request complies with
the San Marcos Development Code and recommends approval of
PC-20-01 as submitted.

Recommendation:



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-20-05, Version: 1

AGENDA CAPTION:

PC-20-05 (Genlyte Industrial Park Replat) Hold a public hearing and consider a request by Ed Theriot, on

behalf of Joseph Joyce, LLC, for approval of a replat of Genlyte Industrial Park, consisting of approximately

38.11 acres located 1611 Clovis Barker Road. (T. Carpenter)

Meeting date:  April 14, 2020

Department:  Planning & Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N N/A /A

Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: N/A

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: PC-20-05, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

This is a replat of the Genlyte Subdivision which was recorded in 2001.

Council Committee, Board/Commission Action:

N/A

Alternatives:

N/A

Recommendation:

Staff recommends approval of the replat as submitted.

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


Replat Genlyte Industrial Park 

PC-20-05 
 

 

1 
 

Summary 
Request:  Consideration of a replat with 2 indsutrial lots 
Applicant: Ed Theriot 

Doucet & Associates, Inc. 
7401 B Hwy 71 W, Ste 160 
Austin, TX 78735 

Property Owner: Genlyte Thomas Group, LLC 
818 SW 34rd Ave, Box 40 
Portland, Or 97204 

Parkland Required: N/A Utility Capacity: Adequate 
Accessed from: Clovis Barker Road New Street Names: N/A 
Notification 
Application: N/A Neighborhood 

Meeting: 
N/A 

Published: March 29, 2020 # of Participants: N/A 
Posted: N/A Personal: N/A 
Response: None as of the date of this report 
Property Description 
Location: 1611 Clovis Barker Road 
Acreage: 38.11 acres PDD/DA/Other: N/A 
Existing Zoning: Light Industrial Preferred Scenario: Employment Center 
Proposed Use: Industrial   
CONA Neighborhood: N/A Sector: 5 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: Future Development Cottonwood Creek Open Space 
South of Property: Light Industrial Warehouses Employment Center 
East of Property: Future Development Vacant Employment Center 
West of Property: Pick One Something  

(not just adjacent) 
Employment Center 

 

Staff Recommendation 
X Approval as Submitted  Approval with Conditions / Alternate  Denial 

 
Staff: Tory Carpenter, AICP, CNU-A Title : Planner Date: April 9, 2020 

 

 

History 

This property was originally platted in February 2001.  
 
Additional Analysis 

 



Replat Genlyte Industrial Park 
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Evaluation 
Criteria for Approval (Sec.3.2.3.4) 

Consistent Inconsistent Neutral 

X   
If no preliminary subdivision or development plat has been approved 
the criteria in Section 3.2.2.4 shall apply; 
 

  N/A 

The final subdivision plat or final development plat, 
as applicable, conforms to the approved preliminary subdivision plat 
or preliminary development plat, except for minor changes authorized 
under Section 3.2.3.5; 
 

  N/A 

Where public improvements have been installed, 
the improvements conform to the approved public improvement 
construction plans and have been approved for acceptance by the 
Responsible Official; 
 

  N/A 

Where the Planning and Zoning Commission has authorized public 
improvements to be deferred, the subdivision improvement 
agreement and surety have been executed and submitted by the 
property owner in accordance with Section 3.4.2.1; 
 

X   

The final layout of the subdivision or development 
meets all standards for adequacy of public facilities in accordance with 
Section 3.5.1.1; and  
 

  N/A 

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. 
The property is not located in the ETJ.  



Clovis Barker Rd

PC-20-05
Aerial View
Genlyte Industrial Park Replat
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From: Ruble, Martin
To: Meranda Perkins
Subject: Read: RE: Telephone Utility Service Acknowledgment for San Marcos Plat
Date: Monday, December 9, 2019 9:25:47 AM
Attachments: Read RE Telephone Utility Service Acknowledgment for San Marcos Plat.msg
Importance: High

This communication is the property of CenturyLink and may contain confidential or privileged information.
Unauthorized use of this communication is strictly prohibited and may be unlawful. If you have received this
communication in error, please immediately notify the sender by reply e-mail and destroy all copies of the
communication and any attachments.

mailto:Martin.Ruble1@centurylink.com
mailto:MPerkins@doucetengineers.com

Read: RE: Telephone Utility Service Acknowledgment for San Marcos Plat

		From

		Ruble, Martin

		To

		Meranda Perkins

		Recipients

		MPerkins@doucetengineers.com





Your message 



   To: Ruble, Martin

   Subject: RE: Telephone Utility Service Acknowledgment for San Marcos Plat

   Sent: Monday, December 9, 2019 3:21:28 PM (UTC+00:00) Monrovia, Reykjavik



 was read on Monday, December 9, 2019 3:25:32 PM (UTC+00:00) Monrovia, Reykjavik.












sanmarcostx.gov

PC-20-05 (Genlyte Industrial Park Replat) 

Hold a public hearing and consider a request by Ed Theriot, on 
behalf of Joseph Joyce, LLC, for approval of a replat of Genlyte
Industrial Park, consisting of approximately 38.11 acres located 1611 
Clovis Barker Road. (T. Carpenter) 



• +/- 38.11 acres

• Subdividing one lot into two.





Staff has reviewed the request and determined the request complies with
the San Marcos Development Code and recommends approval of
PC-20-05 as submitted.

Recommendation:



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-20-03(P), Version: 1

AGENDA CAPTION:

CUP-20-03 (Rollin’ Bowl) Hold a public hearing and consider a request from 99 Rollin’ Bowl Inc., for a renewal

of a Conditional Use Permit for the sale of beer and wine for on-premise consumption, located at 1285 South

IH 35 Suite 103. (W. Parrish)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 4/1/2020Page 1 of 2
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File #: CUP-20-03(P), Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

Rollin’ Bowl occupies 4,100 square feet of space, including an outdoor patio, in a building that it shares with

Starbucks Coffee. Rollin’ Bowl received a one (1) year CUP which became active March 28, 2019.

This lot has a shared parking agreement with the 54th Street Grill and Olive Garden lots. Previously, the

Planning and Zoning Commission has heard from concerned neighbors about noise coming from the Olive

Garden parking lot late at night that disturbed neighborhood dogs, who in turn made a significant amount of

noise themselves.

A condition of the previous CUP restricted Rollin’ Bowl employees from parking on the Olive Garden lot to help

reduce the chance of late night noise from employees leaving work.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the request for compliance with Sections 2.8.3.4 and 5.1.5.5 of the San Marcos

Development Code and recommends approval of the request with the following conditions:

1. Permit shall be valid for three (3) years, provided standards are met,

2. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100

feet of any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter

and refuse at all times;

3. The employees may not park on the Olive Garden lot, and

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

Occupancy.
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Conditional Use Permit 1285 S IH 35 Ste. 103 

CUP-20-03 Rollin’ Bowl 
 

1 
 

Summary 
Request:  A Conditional Use Permit renewal to allow the sale of beer and wine for on-premise 

consumption at 1285 S IH 35 Ste. 103.  
Applicant: 99 Rollin’ Bowl Inc. 

1285 IH 35 S Ste. 103 
San Marcos, TX 78666 

Property Owner: Hexin-Tx LLC 
7905 Prospect PL  
La Jolla, CA 92037 

CUP Expiration: March 29, 2020 Type of CUP: Beer and Wine  
Interior seating: 148 Outdoor seating: 25 
Parking Required: 44 Parking Provided: Yes, Shared 
Days & Hours of 
Operation: 

Monday – Thursday: 11 a.m. – 10 p.m.  
Friday – Saturday: 11 a.m. 11 p.m. 
Sunday: 12 p.m. to 9 p.m. 
 

 
Notification 
Posted: February 28, 2019 Personal: February 28, 2019 
Response: None as of the date of this report 
 
Property Description 
Legal Description: Lot 1 Simon Place II Subdivision   
Location: Near the intersection of IH 35 and Hwy 123 
Acreage: .776 acres +/- Central Business 

Area: 
No 

Existing Zoning: General Commercial (GC) Preferred Scenario: High Intensity Zone 
Existing Use: Restaurant  Proposed Use: Restaurant 
CONA 
Neighborhood: 

Sunset Acres Sector: 5 

Utility Capacity: Adequate   
 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: GC IH 35 / Restaurant High Intensity  
South of Property: P San Marcos Electric 

Headquarters  
High Intensity 

East of Property: GC Restaurants High Intensity 
West of Property: GC Restaurants  High Intensity 

  



Conditional Use Permit 1285 S IH 35 Ste. 103 

CUP-20-03 Rollin’ Bowl 
 

2 
 

 

Staff Recommendation 
 Approval as Submitted X Approval with Conditions / Alternate  Denial 

1. Permit shall be valid for three (3) years, provided standards are met, 
2. The business shall be responsible for maintaining the sidewalk, gutters, parking lot and all areas within 100 

feet of any exit and all areas of the permitted property in a clean and sanitary condition, free from litter and 
refuse at all times. 

3. The employees may not park on the Olive Garden lot, and 
4. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 

Staff: Will Parrish Title : Planner Date: March 6, 2019 
 

 

 

  

History 

Rollin’ Bowl occupies 4,100 square feet of space, including an outdoor patio, in a building that it shares with 
Starbucks Coffee. Rollin’ Bowl received a one (1) year CUP which became active March 28, 2019.  
 
This lot has a shared parking agreement with the 54th Street Grill and Olive Garden lots. Previously, the 
Planning and Zoning Commission has heard from concerned neighbors about noise coming from the Olive 
Garden parking lot late at night that disturbed neighborhood dogs, who in turn made a significant amount 
of noise themselves.  
 
A condition of the previous CUP restricted Rollin’ Bowl employees from parking on the Olive Garden lot to 
help reduce the chance of late night noise from employees leaving work.  
 
Additional Analysis 

 
Due to concerns over noise expressed by the neighbors regarding the Olive Garden CUP renewal request, 
Staff feels that it is appropriate to continue to restrict employees of Rollin’ Bowl from parking in the Olive 
Garden parking lot.  
 
Comments from Other Departments 

Police No Concerns  
Fire No Concerns 
Public Services  No Concerns 
Engineering No Concerns 



Conditional Use Permit 1285 S IH 35 Ste. 103 

CUP-20-03 Rollin’ Bowl 
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Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) 

Consistent Inconsistent Neutral 

  X 
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 
 

  N/A 
The proposed use is consistent with any adopted neighborhood character study 
for the area. 
Studies have not been completed at the time of this request 

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

X   

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

X   

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

  X 

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

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

X   

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

X   
The proposed use is not within 300 ft. of a detached single family residence 
located in a zoning district that only permits detached single family residences. 
 

X   
The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital as outlined in section 5.1.5.5.  
 

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5(E)(3). 
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Property 
ID 

Property 
Address 

Owner Mailing Address City State ZIP 

R38461 1207 S IH 35 CCP CARINO SAN MARCOS LP 8333 DOUGLAS AVE STE 1500 DALLAS TX 75225 
R151345 1305 S IH 35 EIRREK OGT LLC % HOLM & O'HARA 3 W 35TH ST FL 9 NEW YORK NY 10001 
R46598 1214 S IH 35 EXALTED 35 HOLDINGS LLC 8870 BUSINESS PARK DR UNIT 100 AUSTIN TX 78759-

7519 
R151344 1303 S IH 35 FF TRUST 121 LONE STAR DR GEORGETOWN TX 78633 
R38462 1012 HWY 123 FIREBRAND PROPERTIES LP 4055 VALLEY VIEW LN STE 500 DALLAS TX 75244-

5048 
R140983 1300 S IH 35 GRANITE COLLISION LP 8125 MAGNOLIA RIDGE CV AUSTIN TX 78738-

7647 
R151343 1285 S IH 35 HEXIN-TX LLC 7905 PROSPECT PL LA JOLLA CA 92037 
R42265 118 HAYS ST JMJ CONSTRUSTION LLC 12201 CUTTEN RD HOUSTON TX 77066 
R46602 1220 S IH 35 PAC VICTORIA LLC 2115 STEPHENS PL STE 500 NEW 

BRAUNFELS 
TX 78130-

2160 
R46599 1210 S IH 35 PLASCENCIA ALFREDO & 

HERNANDEZ OSCAR ANDRES 
1210 S IH 35 SAN MARCOS TX 78666 

R143387 1004 HWY 123 WHATABURGER REAL ESTATE LLC 
% REAL ESTATE DEPARTMENT 

300 CONCORD PLAZA DR SAN ANTONIO TX 78216 

NA CONA SARA LEE UNDERWOOD-MYERS 1415 HARPER DR SAN MARCOS TX 78666 
NA NEIGHBORHOOD 

COMMISSION 
LIZBETH DOBBINS 2705 LESLIE LN SAN MARCOS TX 78666 

NA CONA ESTELLA ENRIQUEZ 514 CANDLELIGHT LN SAN MARCOS TX 78666 
 











sanmarcostx.gov

CUP-20-03 (Rollin’ Bowl)

Hold a public hearing and consider a request by 99 
Rollin’ Bowl Inc. for a renewal of a Conditional Use 
Permit for the sale of beer and wine for on-premise 
consumption at 1285 S. IH 35 Suite 103. (W. Parrish)



Location:

• Property is located near 
the intersection of IH-35 
and Hwy 123.

• Located within a High 
Intensity Zone as 
designated on the 
Preferred Scenario Map.



Context & History:

• 4,100 square feet 
restaurant

• Hours
– Mon – Thurs 

11 a.m. to 10 p.m.
– Friday 11 a.m. to 11 p.m.
– Saturday 12 p.m. to 11 p.m.
– Sunday 12 p.m. to 9 p.m. 

• Seating:
– 148 Indoor
– 25 Outdoor



Floor Plan



Olive Garden Employees 
restricted to this area

Rollin’ Bowl

54th

O G



Recommendations:

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 three (3) years, provided standards are 
met,

2. The business shall be responsible for maintaining the sidewalk, 
gutters, parking lot and all areas within 100 feet of any exit and all 
areas of the permitted property in a clean and sanitary condition, 
free from litter and refuse at all times, 

3. Employees may not park on the Olive Garden lot, and
4. The permit shall be posted in the same area and manner as the 

Certificate of Occupancy.



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-20-08(p), Version: 1

AGENDA CAPTION:

CUP-20-08 (54th Street Restaurant & Bar) Hold a public hearing and consider a request by 54th Street

Restaurant & Drafthouse for a renewal of a Conditional Use Permit to allow the sale of mixed beverages for on

premise consumption at 1303 South IH 35. (S. Caldwell)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

City of San Marcos Printed on 4/1/2020Page 1 of 2
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File #: CUP-20-08(p), Version: 1

Choose an item.

Background Information:

54th Street Restaurant and Bar is located at the intersection of IH-35 and State Highway 123. There is

approximately 7,850 square feet of indoor and outdoor space and a total seating capacity of 123. No live or

outdoor music is proposed at this time and the only entertainment facilities at this site are television sets and

speakers for ambient music. The proposed hours of operation are 11 am-12:30 am Sunday-Wednesday and

11 am-1:30 am Thursday-Saturday.

54th Street Restaurant & Bar was granted a Conditional Use Permit in March 2019 with the following

conditions:

1. The CUP shall be valid for one (1) year, provided standards are met,

2. The employees shall not park on the Olive Garden lot,

3. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100

feet of any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter

and refuse at all times; and

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

Due to concerns expressed by neighbors regarding the 2018 Olive Garden CUP renewal request, staff feels

that it is appropriate to continue to restrict employees of 54th Street Grill from parking in the Olive Garden

Parking lot.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the application with criteria from Sections 2.8.3.4 and 5.1.5.5 of the San Marcos

Development Code and recommends approval with the following conditions:

1. Permit shall be valid for three (3) years, provided standards are met,

2. The employees shall not park on the Olive Garden lot,

3. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100

feet of any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter

and refuse at all times; and

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

City of San Marcos Printed on 4/1/2020Page 2 of 2
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Conditional Use Permit 1303 South IH 35 

CUP-20-08 54th Street Restaurant & Bar 
 

1 
 

Summary 
Request:  Renewal of a Conditional Use Permit to allow the sale of mixed beverages for on 

premise consumption at 1303 South IH 35. 
Applicant: Michael Norsworthy 

1425 Swift Suite 200  
North Kansas City, MO 
64116 

Property Owner: Nadav and Peggy Friedmann 
121 Lone Star Drive 
Georgetown, TX 78633 

Square Feet: 7,340 square feet Type of CUP: Mixed Beverage 
Interior seating: 114 Outdoor seating: 9 
Parking Required: 31 Parking Provided: Shared  
Days & Hours of 
Operation: 

Sunday – Wednesday: 11 a.m. – 12:30 a.m.  
Thursday – Saturday: 11 a.m. – 1:30 a.m. 

 
Notification 
Posted: March 27, 2020 Personal: March 27, 2020 
Response: None as of the date of this report 
 
Property Description 
Legal Description: Lot 2 Simon Place II Subdivision  
Location: Near the intersection of IH 35 and Hwy 123 
Acreage: 1.516 acres +/- Central Business 

Area: 
No 

Existing Zoning: General Commercial (GC) Preferred Scenario: High Intensity Zone 
Existing Use: Restaurant  Proposed Use: Restaurant 
CONA Neighborhood: Sunset Acres Sector: 5 
Utility Capacity: Adequate   
 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: GC IH 35 / Restaurant High Intensity  
South of Property: P San Marcos Electric 

Headquarters  
High Intensity 

East of Property: GC Restaurants High Intensity 
West of Property: GC Restaurants  High Intensity 

  



Conditional Use Permit 1303 South IH 35 

CUP-20-08 54th Street Restaurant & Bar 
 

2 
 

 

Staff Recommendation 
 Approval as Submitted X Approval with Conditions / Alternate  Denial 

1. Permit shall be valid for three (3) years, provided standards are met, 
2. The employees may not park on the Olive Garden lot, 
3. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100 feet of 

any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter and refuse 
at all times; and 

4. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 
Staff: Shavon Caldwell Title : Planner Date: April 14, 2020 

 

 

 

History 

54th Street Restaurant & Bar’s request for a Conditional Use Permit was approved at the March 2019 
Planning & Zoning Commission meeting with the following conditions: 

 The CUP shall be valid for one (1) year, provided standards are met, 
 The employees may not park on the Olive Garden lot,  
 The permit shall be posted in the same area and manner as the Certificate of Occupancy. 

 
54th Street Restaurant & Bar shares a parking lot with the Starbucks and Olive Garden lots. The condition 
that employees may not park on the Olive Garden lot was recommended by staff and approved by the 
Planning Commission due to previous complaints of noise coming from the Olive Garden lot late at night. At 
their most recent renewal hearing in 2019, Olive Garden agreed to continue to require their employees to 
park on the far east side of the parking lot, away from the shared property line with the neighborhood.   
 
Additional Analysis 

54th Street Grill is an approximately 7,300 square foot building with an approximate 550 square foot 
outdoor patio. The restaurant has 114 indoor seats and 9 outdoor seats. No live outdoor music is proposed 
at this time and the application indicates that the only entertainment facilities at this site are television sets 
inside the restaurant.  
 
Due to concerns expressed by the neighbors regarding the 2018 Olive Garden CUP renewal request, staff 
feels that it is appropriate to keep the current condition in place and continue to restrict employees of 54th 
Street Grill from parking in the Olive Garden parking lot.  
Comments from Other Departments 

Police No Concerns  
Fire No Concerns 
Public Services  No Concerns 
Engineering No Concerns 



Conditional Use Permit 1303 South IH 35 

CUP-20-08 54th Street Restaurant & Bar 
 

3 
 

 

Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) 

Consistent Inconsistent Neutral 

  X 
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 
 

  N/A 
The proposed use is consistent with any adopted neighborhood character study 
for the area. 
Studies were not complete at the time of this request 

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

X   

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

X   

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

  X 

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

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

X   

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

X   
The proposed use is not within 300 ft. of a detached single family residence 
located in a zoning district that only permits detached single family residences. 
 

X   
The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital as outlined in section 5.1.5.5.  
 

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5(E)(3). 
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Property 

ID Subject Address Party Name Address1 City State

44203 200 PATRICIA ARREDONDO, ARTEMIO 1300 PERKINS ST  SAN MARCOS TX
44244 203 PATRICIA BUTTS ERIC D 203 PATRICIA DR  SAN MARCOS TX
44248 208 PARKER CALDERON, JOSE HECTOR 1043 E BROMPTON DR  PEARLAND TX
38461 1207 S IH 35 CCP CARINO SAN MARCOS LP 8333 DOUGLAS AVE  DALLAS TX
44239 213 PARKER CONTRERAS, FRANK L 952 CHEATHAM ST  SAN MARCOS TX

151345 1305 IH 35 EIRREK OGT LLC % HOLM & O'HARA NEW YORK NY
47185 1312 IH 35 ELLISON, SANDRA LEATH 714 W SAN ANTONIO ST SAN MARCOS TX
46598 1214 IH 35 EXALTED 35 HOLDINGS LLC 8870 BUSINESS PARK DR  AUSTIN TX

151344 1303 IH 35 FF TRUST 121 LONE STAR DR  GEORGETOWN TX

38462 1012 SH 123 FIREBRAND PROPERTIES LP
4515 LYNDON B JOHNSON 
FWY  DALLAS TX

140983 1300 IH 35 GRANITE COLLISION LP 16312 PADDLEFISH WAY  AUSTIN TX
151343  IH 35 HEXIN‐TX LLC 7905 PROSPECT PL  LA JOLLA CA

42265 118 HAYS JMJ CONSTRUSTION LLC 12201 CUTTEN RD  HOUSTON TX
44247 206 PARKER LONGORIA ISIDRO EST OF 206 PARKER DR SAN MARCOS TX
44237 209 PARKER LOPEZ FRANK MORENO 209 PARKER DR  SAN MARCOS TX

44202 202 PATRICIA
OVALLE NORA U REVOCABLE LIVING 
TRUST OVALLE NORA U TRUSTEE SAN MARCOS TX

44240 215 PARKER PATLAN ADELINA 215 PARKER DR  SAN MARCOS TX

46599 1210 IH 35
PLASCENCIA ALFREDO & HERNANDEZ 
OSCAR ANDRES 1210 S IH 35  SAN MARCOS TX

44234 203 PARKER QUINTERO PEDRO P & YVONNE M 203 PARKER DR SAN MARCOS TX
44236 207 PARKER QUINTERO, ROBERT D 207 PARKER DR SAN MARCOS TX
46602 1220 IH 35 R & R IH35 LLC 200 LOMBRANO ST  SAN ANTONIO TX
47187 1328 IH 35 RIZK, DORA 419 RIVERSIDE DR SAN MARCOS TX
44238 211 PARKER SAMANIEGO, ELIZARDO 211 PARKER DR SAN MARCOS TX
44233 201 PATRICIA SAUCEDO AGRIPINA A EST OF % CLEMENTE SAUCEDO SAN MARCOS TX
44235 205 PARKER STEWART BROCK MCCULLOUGH 205 PARKER DR  SAN MARCOS TX
44245 202 PARKER SUAREZ HOLDINGS LLC 1517 PALOMINO LN  SAN MARCOS TX
44246 204 PARKER UBBEN, KEITH PO BOX 911 SAN MARCOS TX

143387 1203 IH 35 WHATABURGER REAL ESTATE LLC
% REAL ESTATE 
DEPARTMENT SAN ANTONIO TX

ESTELLA ENRIQUEZ 514 CANDLELIGHT SAN MARCOS TX
ROLAND SAUCEDO  211 EBONY SAN MARCOS TX
JOE PTAK 505 PATRICIA DR SAN MARCOS TX

CUP‐20‐08 Notification List
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CUP-20-08 (54th Street)

Hold a public hearing and consider a request by 
54th Street Restaurant & Drafthouse for a renewal 
of a Conditional Use Permit to allow the sale of 
mixed beverages for on premise consumption at 
1303 South IH-35. (S. Caldwell).



Location:

• Property is located near 
the intersection of IH-35 
and Hwy 123.

• Located within a High 
Intensity Zone as 
designated on the 
Preferred Scenario Map.



Context & History:

• 7,300 square foot 
restaurant

• Previous CUP approved in 
March 2019

• Hours
– Sunday – Wednesday

11 a.m. to 12:30 p.m.
– Thursday – Saturday  

11 a.m. to 1:30 p.m. 

• Seating:
– 114 Indoor
– 9 Outdoor



Floor Plan



Olive Garden Employees 
restricted to this area

54th

O G

Rollin’ 
Bowl



Recommendations:

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 three (3) years, provided standards 
are met.

2. Employees may not park on the Olive Garden lot.
3. The business shall be responsible for maintaining the sidewalk, 

gutters, parking lot, all areas within 100 feet of any exit, and all 
areas of the permitted property in a clean and sanitary 
condition, free from litter and refuse at all times.

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



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-20-07(p), Version: 1

AGENDA CAPTION:

CUP-20-07 (Toro Ramen & Poke Barn) Hold a public hearing and consider a request by Toro Tanaka for a

renewal of a Conditional Use Permit to allow the sale of beer and wine for on premise consumption at 700

North LBJ Drive, Suite 114. (S. Caldwell)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: CUP-20-07(p), Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

Toro Ramen & Poke Barn received their CUP to allow for the on-premise consumption of beer and wine in

March 2019.

The restaurant is located near the intersection of East Sessom Drive and North LBJ Drive. The building is

located within the San Marcos Center and fronts on the shopping center’s shared parking lot. The restaurant

has a total of 2,952 square feet and a seating capacity of 110. There is no outside dining area at this location.

The current hours of operation are from 11 am-9:30 pm Monday-Saturday and 12 pm-9:30 pm on Sundays. No

live music is proposed and the only entertainment facilities at this location are two televisions located inside

the restaurant.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the application criteria from Sections 2.8.3.4 and 5.1.5.5 of the San Marcos Development

Code and recommends approval with the following conditions:

1. Permit shall be valid for three (3) years, provided standards are met,

2. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100

feet of any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter

and refuse at all times; and

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

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™
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Conditional Use Permit 700 N. LBJ Drive #114 

CUP-20-07 Toro Ramen & Poke Barn 
 

1 
 

Summary 
Request:  Renewal of a Conditional Use Permit to allow for the sale of beer and wine for on 

premise consumption at 700 North LBJ Drive, Suite 114 
Applicant: Toro Ramen & Poke Bar 

7901 Ladera Verde Dr. 
Austin, TX 78739 

Property Owner: Fleming Hjorting, Hjorting 
Family Trust 
926 San Rogue Road 
Santa Barbara, CA 93105 

Square Feet: 2,952 square feet Type of CUP: Beer and Wine 
Interior seating: 110 Outdoor seating: 0 
Parking Required: 28 Parking Provided: Shared  
Days & Hours of 
Operation: 

Monday – Saturday: 11 a.m. – 9:30 p.m. 
Sunday: 12 p.m. – 9:30 p.m. 

 
Notification 
Posted: March 27, 2020 Personal: March 27, 2020 
Response: None as of the date of this report 
 
Property Description 
Legal Description: Lot 1 of Center 1 Centre  
Location: Intersection of Sessom and N. LBJ 
Acreage: N/A Central Business 

Area: 
No 

Existing Zoning: Community Commercial 
(CC) 

Preferred Scenario: Existing Neighborhood 

Existing Use: Restaurant Proposed Use: Restaurant 
CONA Neighborhood: N/A Sector: 3 
Utility Capacity: Adequate   
 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: NC/MF-18 Retail/Multifamily Existing Neighborhood 
South of Property: P Texas State 

University 
N/A 

East of Property: P/MF-24 Multifamily Existing Neighborhood 
West of Property: GC/NC Service 

Station/Retail 
Existing Neighborhood 
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CUP-20-07 Toro Ramen & Poke Barn 
 

2 
 

 

Staff Recommendation 
 Approval as Submitted X Approval with Conditions / Alternate  Denial 

1. Permit shall be valid for three (3) years, provided standards are met, 
2. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100 feet of 

any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter and refuse 
at all times; and 

3. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 
Staff: Shavon Caldwell Title : Planner Date: April 14, 2020 

 

 

 

 

 

 

 

 

 

History 

Toro Ramen & Poke Barn opened at their current location in September 2017. Toro Ramen’s initial request 
for a Conditional Use Permit to allow for the sale of beer and wine for on premise consumption was 
approved at the March 26, 2019 Planning & Zoning Commission meeting with the following conditions: 

 The permit shall be valid for one (1) year, provided standards are met; 
 The permit shall be posted in the same area and manner as the Certificate of Occupancy 

 
Additional Analysis 

The gross floor area of the restaurant is 2,952 square feet with an indoor seating capacity of 110. There is 
no outdoor seating at this location. The hours of operation are 11 a.m.-9:30 p.m. Monday through Saturday 
and 12 p.m.-9:30 p.m. on Sundays. The building is located within the San Marcos Center shopping center 
and fronts on East Sessom Drive. The only entertainment facilities at this location are two televisions inside 
the restaurant. 
 
Comments from Other Departments 

Police No Concerns  
Fire No Concerns 
Public Services  No Concerns 
Engineering No Concerns 
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Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) 

Consistent Inconsistent Neutral 

  X 
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 
 

  N/A 
The proposed use is consistent with any adopted neighborhood character study 
for the area. 
Studies were not complete at the time of this request 

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

X   

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

X   

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

  X 

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

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

X   

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

X   
The proposed use is not within 300 ft. of a detached single family residence 
located in a zoning district that only permits detached single family residences. 
 

X   
The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital as outlined in section 5.1.5.5.  
 

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5(E)(3). 
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Property 

ID Subject Address Party Name Address1 City State

37724 801 CHESTNUT APANTE INVESTMENTS LP PO BOX 160788  AUSTIN TX

140973 817 CHESTNUT

ELLA LOFTS FUNDING COMPANY 

LLC 8 S SERVICE RD  STE 120 MELVILLE NY

37721 829 NORTH LBJ FORRREAL LTD

215 W SAN ANTONIO ST  STE 

2002 SAN MARCOS TX

23498 700 NORTH LBJ HJORTING FAMILY TRUST

HJORTING FLEMMING & MAY 

926 SAN ROQUE RD SANTA BARBARA CA
131659 801 BLUEBONNET HOFMANN DONALD R 801 W BLUEBONNET DR   SAN MARCOS TX

37722 804 CHESTNUT LIN ANDREW A ETAL

% CHRISTOPHER A LIN‐ 

MANAGING DIRECTOR LIN 

BROS & ASSOCIATES LAKE FOREST IL

10363 748 NORTH LBJ

NEXT DOOR APARTMENTS ‐SAN 

MARCOS LLC 30277 VIA BORICA  

RANCHO PALOS 

VERDES CA
138793 NORTH LBJ SAN MARCOS CITY OF 630 E HOPKINS ST   SAN MARCOS TX

60406 802 NORTH LBJ SPUTNIK, LEASING CO 802 N LBJ DR  SAN MARCOS TX

37725 799 NORTH LBJ

SUSSER PETROLEUM OPERATING 

CO LLC 1300 MAIN ST   HOUSTON TX
  JENNIFER KATZ 203 WEST HILLCREST DR  SAN MARCOS TX
  SARA LEE UNDERWOOD‐MYERS 1415 HARPER DR  SAN MARCOS TX
  LIZBETH DOBBINS 2705 LESLIE LN  SAN MARCOS TX

CUP‐20‐07 Notification List
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Hi Shavon, 
 
Our restaurant only have dining area, no stage, no dancing area, no live music, no 
music equipment at all. 
 
we have 1 tv on 2 sides of the wall. tv connected to charter communication service to 
play some movie, sport or news. 
 
 
 
Best Regards, 
  
Anton Hartono 
 











sanmarcostx.gov

CUP-20-07 (Toro Ramen) 

Hold a public hearing and consider a request by Toro Tanaka for a  
Conditional Use Permit renewal to allow for the sale of beer and wine 
for on premise consumption at 700 N. LBJ Dr, Ste 114. (S. Caldwell)



Location:

• The restaurant is located 
at the corner of North LBJ 
Drive and East Sessom 
Drive

• Located in an Existing 
Neighborhood Area on the 
Preferred Scenario Map



Context & History:

• The suite is approximately 2,952
square feet

• 110 Indoor Seating Capacity
• No outdoor seating

• Business opened in 2017, 
received their initial CUP in 
March 2019

• The hours of operation are 
• Monday – Saturday

• 11am-9:30pm      
• Sunday

• 12pm-9:30pm

• Entertainment facilities include 
two indoor televisions



Recommendations:

Staff provides this request to the Commission for your consideration
and recommends approval of the Conditional Use Permit with the
following conditions:
1. Permit shall be valid for three (3) years, provided standards

are met,
2. The business shall be responsible for maintaining the

sidewalk, gutters, parking lot, all areas within 100 feet of
any exit, and all areas of the permitted property in a clean
and sanitary condition, free from litter and refuse at all
times; and

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



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-20-05(p), Version: 1

AGENDA CAPTION:

CUP-20-05 (North Street Beer Bar) Hold a public hearing and consider a request by North Street Inc. for a

renewal of a Conditional Use Permit to allow the sale of beer and wine for on premise consumption at 216

North Street (S. Caldwell)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: CUP-20-05(p), Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

North Street Beer Bar received their CUP to allow for the on-premise consumption of beer and wine in 2016

and the permit became effective in 2019 upon the issuance of the restaurant’s Certificate of Occupancy.

The restaurant is located near the intersection of North Street and Hutchison Street with the entrance and front

patio area fronting on North Street. The restaurant has a total of approximately 2,840 square feet of indoor and

outdoor space and has a total seating capacity of 105. Entertainment facilities on site include two televisions

inside the restaurant and two speakers on the patio. The current hours of operation are 7:30 am-10 pm

Monday-Thursday, 7:30 am-10:30 pm on Friday, 8:30 am-10:30 pm on Saturday, and 8:30 am-9:00 pm on

Sundays.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the application with the criteria from Sections 2.8.3.4 and 5.1.5.5 of the San Marcos

Development Code and recommends approval with the following conditions:

1. Permit shall be valid for three (3) years, provided standards are met,

2. No outdoor live music shall be allowed after 10:00 pm,

3. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 50

feet of any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter

and refuse at all times; and

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

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


Conditional Use Permit 216 North Street 

CUP-20-05 North Street Beer Bar 
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Summary 
Request:  Renewal of a Conditional Use Permit to allow the sale of beer and wine for on 

premise consumption at 216 North Street 
Applicant: North Street Beer Bar 

216 North Street 
San Marcos, TX 78666 

Property Owner: Kevin Katz, Katz Development 
LLC 
719 Aquifer Oaks Trail 
San Marcos TX 78666 

Square Feet: 2,842 square feet Type of CUP: Beer and Wine 
Interior seating: 60 Outdoor seating: 45 
Parking Required: 9 Parking Provided: Shared  
Days & Hours of 
Operation: 

Monday-Thursday: 7:30 am-10 pm 
Friday: 7:30 am-10:30 pm 
Saturday: 8:30 am-10:30 pm 
Sunday: 8:30 am-9:00 pm 

 
Notification 
Posted: March 27, 2020 Personal: March 27, 2020 
Response: One letter of support has been received and is included in this packet 
 
Property Description 
Legal Description: D.P. Hopkins First Addition, Block 3, Lot 1A  
Location: Near the intersection of North Street and West Hopkins Street 
Acreage: 0.169 acres +/- Central Business 

Area: 
No 

Existing Zoning: Character District-5 (CD-5) Preferred Scenario: Downtown High Intensity 
Zone 

Existing Use: Restaurant Proposed Use: Restaurant 
CONA Neighborhood: Downtown Sector: 8 
Utility Capacity: Adequate   
 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: CD-5 Parking Lot High Intensity  
South of Property: CD-5 Bar (Zelick’s) High Intensity 
East of Property: CD-5 Bed & Breakfast 

(Crystal River Inn) 
High Intensity 

West of Property: CD-5 Texas State 
University Offices/ 
Insurance Services 

High Intensity 
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Staff Recommendation 
 Approval as Submitted X Approval with Conditions / Alternate  Denial 

1. Permit shall be valid for three (3) years, provided standards are met, 
2. No outdoor live music shall be allowed after 10:00 pm, 
3. The business shall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 100 feet of 

any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter and refuse 
at all times; and 

4. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 
Staff: Shavon Caldwell Title : Planner Date: April 14, 2020 

History 

North Street Beer Bar’s initial request for a Conditional Use Permit to allow for the sale and on-premise 
consumption of beer and wine was approved at the January 12, 2016 Planning & Zoning Commission 
meeting with the following conditions: 
 

 The permit shall be valid for one (1) year, provided standards are met; 
 No live music shall be allowed; 
 The permit shall be effective upon the issuance of the Certificate of Occupancy; and 
 The permit shall be posted in the same area and manner as the Certificate of Occupancy 

 
The permit became effective on April 11, 2019 upon the issuance of the Certificate of Occupancy.  
 
Additional Analysis 

North Street Beer Bar is located on North Street between Hutchison Street and Hopkins Street. The 
restaurant consists of 1,360 square feet of interior space that has a seating capacity of 60 along with a 1,482 
square foot patio area with a seating capacity of 45.  
 
Entertainment facilities at North Street include two televisions located inside the restaurant and two 
speakers located on the patio. The applicant does not currently have any plans for live music but would like 
the ability to have live music in the future. The current hours of operation are 7:30 am-10 pm Monday-
Thursday, 7:30 am-10:30 pm Friday, 8:30 am-10:30 pm on Saturday, and 8:30 am-9:00 pm on Sunday. North 
Street Beer Bar has recently changed these hours from the original 11 am-11 pm hours of operation. Due to 
the change in hours of operation, no reported noise violations or concerns from Police since the 
restaurant’s 2019 opening, and the desire of the applicant to potentially have live music in the future, staff 
is recommending that the original “No live music allowed” condition be altered to “No outdoor live music 
shall be allowed past 10:00 pm”.  
 
Comments from Other Departments 

Police No Concerns  
Fire No Concerns 
Public Services  No Concerns 
Engineering No Concerns 



Conditional Use Permit 216 North Street 

CUP-20-05 North Street Beer Bar 
 

3 
 

Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) 

Consistent Inconsistent Neutral 

  X 
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 

  N/A 
The proposed use is consistent with any adopted neighborhood character study 
for the area. 
Studies were not complete at the time of this request 

X   

The proposed use is consistent with the general purpose and intent of the 
applicable zoning district regulations. 
CD-5D zoning is intended to provide for a variety of residential, retail, 
service and commercial uses and promote mixed use and pedestrian-
oriented activity. CD-5 allows for a restaurant/bar use. 

X   

The proposed use is compatible with and preserves the character and integrity of 
adjacent developments and neighborhoods, and includes improvements either on-
site or within the public rights-of-way to mitigate development related adverse 
impacts, such as traffic, noise, odors, visual nuisances, drainage or other similar 
adverse effects to adjacent development and neighborhoods. 
Adjacent uses are largely non-residential uses. No changes to the existing 
restaurant/bar use are being proposed with this application.  

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

  X 

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

X   

The proposed use incorporates features to minimize adverse effects, including 
visual impacts, of the proposed conditional use on adjacent properties. 
Conditions are proposed to address noise. No outdoor music shall be 
allowed past 10:00 pm. 

X   

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

X   
The proposed use is not within 300 ft. of a detached single family residence 
located in a zoning district that only permits detached single family residences. 

X   

The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital as outlined in section 5.1.5.5.  
The proposed us is approximately 336 feet from the First Presbyterian Church 
located at the intersection of West Hutchison Street and Mary Street. As per 
Code Section 5.1.5.5.E.4., measurements shall be along the property line of street 
fronts and from front door to front door, and in a direct line across street 
intersections. 

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5(E)(3). 
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Property 

ID Subject Address PartyName Address1 City State

41597 312 HOPKINS 312 VENTURES LLC 312 W HOPKINS ST   SAN MARCOS TX
34747 428 HUTCHISON ALPHA ZETA HOUSING CORP PO BOX 2230  SAN MARCOS TX
34757 401 HOPKINS BROWNLEE INVESTMENT INC 2422 W TUSCHMAN   PEARLAND TX
41603 312 SAN ANTONIOC.S. MEEKS LLC 310 W SAN ANTONIO ST   SAN MARCOS TX

41665 310 HUTCHISON CALVARY CHAPEL OF THE SPRINGS 310 W HUTCHISON ST   SAN MARCOS TX

34688 205 MOORE

CARSON DIVERSIFIED PROPERTIES 2 

LLC
407 S STAGECOACH TRL  STE 
203 SAN MARCOS TX

32199 325 HUTCHISON DILLON PRESTON R JR & CATHY 326 W HOPKINS ST  SAN MARCOS TX

32198 323 HUTCHISON DILLON PRESTON R JR & KATHRYN C 1000 BURLESON ST  SAN MARCOS TX

32197 322 HOPKINS
DILLON PRESTON ROBERT JR & 

KATHRYN COATS 1000 BURLESON ST  SAN MARCOS TX
32200 326 HOPKINS DILLON, KATHY 326 W HOPKINS ST  SAN MARCOS TX
32193 323 HOPKINS DOUBLE L & M LLC 323 W HOPKINS   SAN MARCOS TX

34762 319 NORTH E & T REAL ESTATE LLC
142 CIMARRON PARK LOOP  
STE A BUDA TX

41598 319 HUTCHISON
EPSILON ZETA CHAPTER OF ALPHA 

DELTA PI HOUSE CORPATION

Attn: VIRGINIA MCKINNEY 
319 W HUTCHISON ST  SAN MARCOS TX

34750 441 BURLESON
FIRST PRESBYTERIAN CHURCH SAN 

MARCOS TEXAS 410 W HUTCHISON ST  SAN MARCOS TX

32194 331 HOPKINS
FROST NATIONAL BANK 
MANAGEMENT AGENT OF THE

TIDWELL BARBARA G 
ROLLOVER IRA P O BOX 2127 AUSTIN TX

34755 221 NORTH GERMER HOLDINGS LLC 799 HIGHWAY 71   BASTROP TX
32190 138 NORTH GILLIAM, HARDY L 138 NORTH ST  SAN MARCOS TX
41596 215 COMANCHE GREENE, CAROLYN P 120 S MITCHELL   SAN MARCOS TX

41607 309 HOPKINS HIGGS JAQUE REUTHINGER &

HIGGS MONROE WILBURN 

FAMILY TRUST % HIGGS 

JAQUE REUTHINGER 
TRUSTEE SAN MARCOS TX

34748 422 HUTCHISON JAMES RANDY PO BOX 312655  NEW BRAUNFELS TX
41601 225 COMANCHE KATZ CHASE BENJAMIN 203 W HILLCREST DR   SAN MARCOS TX
32191 406 HARVEY LINDSEY HOMES LP 406 Harvey ST   San Marcos TX
32192 400 HARVEY LONGCOPE FAMILY LTD 400 HARVEY ST   SAN MARCOS TX
53154 323 COMANCHE PENNINGTON, WILLIAM C P O BOX 2459  SAN MARCOS TX
34763 310 MARY RIOS ELIZABETH 513 FRANKLIN DR  SAN MARCOS TX

167016   SAN MARCOS CITY OF 630 E HOPKINS ST   SAN MARCOS TX

97834 350 NORTH SANCTUARY LOFTS LLC

C/O AMERICAN CAMPUS 
COMMUNITIES PO BOX 
530292 MOUNTAIN BROOK AL

41608 301 HOPKINS SCOTT, MALCOLM R, Jr PO BOX 166  SANGER TX

CUP‐20‐05 Notification List



CUP‐20‐05 Notification List

34756 218 MOORE SHEFFIELD MONTE C & KRISTIN T 102 REDBUD CT  SAN MARCOS TX

34754 204 MOORE

SUSSER PETROLEUM OPERATING CO 
LLC 1300 MAIN ST   HOUSTON TX

35992 400 HOPKINS TEXAS STATE UNIVERSITY

Attn: VP FOR FINANCE AND 
SUPPORT SERVICES 601 
UNIVERSITY DR  SAN MARCOS TX

41600 219 COMANCHE WILLIAMSON TIM R PO BOX 673  SAN MARCOS TX

41595 302 HOPKINS WORLD CUP INVESTMENTS LLC
102 WONDER WORLD DR  

STE 304 SAN MARCOS TX
KENDRA WESSON 2238 CLOVER RIDGE  NEW BRAUNFELS TX
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CONSTRUCTION DOCS

216
North Street

216 North Street

S H E E T  N U M B E R

D A T E

S H E E T   T I T L E

P R O J E C T   N U M B E R

EXP. DATE

P R O J E C T

DATE Oct 201720 April 2017

THIS PLAN AND THE DESIGNS CONTAINED HEREIN ARE THE
PROPERTY OF MARTINEZ ARCHITECTURE, LLC AND MARCELLO
MARTINEZ AND MAY NOT BE REPRODUCED, ALL OR IN PART,
WITHOUT WRITTEN CONSENT FROM MARCELLO DIEGO MARTINEZ.

MARTINEZ ARCHITECTURE,  LLC IS A DESIGN FIRM, NOT AN
ENGINEERING FIRM. WE DO NOT QUALIFY TO BE ONE NOR ARE WE
LICENSED TO DESIGN STRUCTURAL FRAMING, WINDBRACING OR
FOUNDATIONS. A LICENSED PROFESSIONAL ENGINEER SHOULD BE
CONTRACTED AND CONSULTED IMMEDIATELY REGARDING
FRAMING, WINDBRACING AND THE FOUNDATION DESIGNS. SHOULD
AN ENGINEER'S SEAL BE PRESENT ON THESE DRAWINGS, THE
"ENGINEER OF RECORD" SHALL BEAR ALL RESPONSIBILITY FOR THE
STRUCTURE, WINDBRACING AND FOUNDATION DESIGNS FOR THIS
PROJECT. MARTINEZ ARCHITECTURE, LLC & MARCELLO MARTINEZ
ARE NOT TO BE HELD RESPONSIBLE FOR THE STRUCTURAL DESIGN
IN ANY WAY MATTER OR FORM IF ANY ISSUES OR PROBLEMS ARISE.

C O N S U L T A N T

O W N E R

San Marcos, TX 78666
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216 North Street
San Marcos, TX 78666
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P R O J E C T   N U M B E R

EXP. DATE

P R O J E C T

DATE Oct 201720 April 2017

THIS PLAN AND THE DESIGNS CONTAINED HEREIN ARE THE
PROPERTY OF MARTINEZ ARCHITECTURE, LLC AND MARCELLO
MARTINEZ AND MAY NOT BE REPRODUCED, ALL OR IN PART,
WITHOUT WRITTEN CONSENT FROM MARCELLO DIEGO MARTINEZ.

MARTINEZ ARCHITECTURE, LLC IS A DESIGN FIRM,  NOT AN
ENGINEERING FIRM. WE DO NOT QUALIFY TO BE ONE NOR ARE WE
LICENSED TO DESIGN STRUCTURAL FRAMING, WINDBRACING OR
FOUNDATIONS. A LICENSED PROFESSIONAL ENGINEER SHOULD BE
CONTRACTED AND CONSULTED IMMEDIATELY REGARDING
FRAMING, WINDBRACING AND THE FOUNDATION DESIGNS. SHOULD
AN ENGINEER'S SEAL BE PRESENT ON THESE DRAWINGS, THE
"ENGINEER OF RECORD" SHALL BEAR ALL RESPONSIBILITY FOR THE
STRUCTURE, WINDBRACING AND FOUNDATION DESIGNS FOR THIS
PROJECT. MARTINEZ ARCHITECTURE, LLC & MARCELLO MARTINEZ
ARE NOT TO BE HELD RESPONSIBLE FOR THE STRUCTURAL DESIGN
IN ANY WAY MATTER OR FORM IF ANY ISSUES OR PROBLEMS ARISE.
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saturday - 12 :30 pm - midnight
friday - 1 1  am - midnight

sunday - 12 :30 pm - 10 pm

Monday - Thursday - 1 1am - 1 1pm

kitchen now serves chaat menu (snacks) from 10pm - close.

hours

wifi available | password: currypower

beer bar • curry shop • coffee



all happy hour drink specials & 
kitchen is open late serving chaat menu (snacks)

ask your server about rotating selections

your choice of taco, cup of soup
& tea (or 1 /2 p int lone star or shiner)

da i ly  lunch combo -  $ 12
cup - $4.50 Bowl - $6.50

happy hour
monday - friday | 2 pm - 6 pm

REVERSE HAPPY HOUR

soup of the day

monday - friday | 10 pm - CLOSE

$5 - p ink sangria
effervescent & refreshing. RosÉ wine infused with mint & cucumber

chicken curry nachos - $9
TORTILLA CHIPS, CURRY CHICKEN, QUESO, WHITE CABBAGE, SPICY PICKLED

RED ONIONS, AVOCADO, CILANTRO, CHILI CREMA & JALAPEÑO CREMA

$5 house wine - red or white
ask your server for details or see beer menu

$4 rotating craft draft
•shiner•    •lonestar•

$3 BREWS

north street lingo
curry-
think spices, not spicy.
a blend of common spices
found in indian cuisine.

raita-
Housemade yogurt dipping sauce.

Paratha-
buttery, flakey indian bread.

chutney-
condiment made with
spices & fruit or vegetables.

paneer-
fresh unaged cheese. chana-

chickpeas.

Lassi -
traditional yogurt based drink.

Masala-
flavorful blend of spices.

papadum-
Cracker style bread.
thin & crispy



chicken wings
six fried wings tossed in a
chili sauce. Served with
lemon-cucumber raita

$8

curry queso (v)
texas style queso with our
housemade curry spice blend

$7

vegetable samosas (v) 
crispy pastry stuffed with
spiced potatoes & peas. served
three to an order with
housemade mango chutney
& green chutney

$7

chicken curry nachos 
TORTILLA CHIPS, CURRY CHICKEN,
QUESO, WHITE CABBAGE, SPICY
PICKLED RED ONIONS, AVOCADO,
CILANTRO, CHILI CREMA
& JALAPEÑO CREMA

$12

north street fries (v) 
waffle fries with housemade
seasoning. always a good add
on with your taco.

$5.5

chaat
(snacks) (add north street fries - $2.50)

curry tacos

Chana Masala (v)

chana • coco rice • spiced red
cabbage • pickled onions •
cilantro • tamarind date chutney

$7.5

$8

$7.5

$8

$7.5

paneer t ikka masala (v)

Chicken curry
chicken curry • coco rice •
spiced red onion • cilantro •
cabbage • chili crema •
tomato-ginger chutney 

paneer tikka masala • coco rice •
queso fresco • cabbage •
avocado • cilantro • tamarind
date chutney • jalapeño crema 

beef kebab
beef kebab • coco rice • avocado •
red cabbage • cilantro walnut
chutney • cucumber-mint raita

chicken t ikka
masala
Chicken tikka masala • coco rice •
queso fresco • cabbage •
cilantro • avocado • jalapeño
crema • tamarind date chutney

features
$12

$12

chana & spinach (v)
a traditional chickpea curry
served with Green Chutney

$1 1

$ 12

butter chicken
tender oven baked chicken in
a creamy tomato sauce.

chicken curry
a classic chicken dish cooked
with spices, onions, tomato. served
with tomato-ginger chutney

curry trio - $ 14
Choose three of the following: chicken curry • beef & potato curry •

paneer tikka masala • chicken tikka masala • chana masala • butter chicken

beef & potato curry
A hearty flavorful curry.
Sirloin slow cooked until tender
with potatoes, peas and carrots.

**(V) - vegetarian**

all features served with coconut rice and a crispy papadum



latte

$5mango & mint lassi $6avocado, cinnamon &
honey lassi

drip Coffee sm $2.5/lg $3

$2.5

SM $3.75/LG $4.5

SM $3.75/LG $4.5

$3.75

SM $4/LG $5espresso

Syrups:
vanilla • caramel • chocolate

milk:
whole • soy • oat

$2.5hot tea

cappuccino

cold brew

chai latte
$3americano

$4.25north street cold brew:
sweet. creamy. floral.

SM $4/LG $4.5mocha

COFFEE

drink add-on’s

SWEETS

no
rth street • san marcos • beer • curry shop •

 co
ff

ee
 •













CUP-20-05 (North Street Beer Bar)-Letter of Support 
 
From: Tyler Williams <tylerwgl@gmail.com>  
Sent: Thursday, March 19, 2020 10:10 AM 
To: Planning Info <PlanningInfo@sanmarcostx.gov> 
Subject: [EXTERNAL] P and Z letter for 216 North St. 
 

I own the property at 319 North St. and I am in support of this rezoning. Please approve the 

rezoning request.  Thank you.  

Tyler Williams 

 

 

--  

Tyler Williams 

Cell: 512-738-6882 

Tylerwgl@gmail.com  

 

mailto:tylerwgl@gmail.com
mailto:PlanningInfo@sanmarcostx.gov
mailto:Tylerwgl@gmail.com


sanmarcostx.gov

CUP-20-05 (North Street Beer Bar)
Hold a public hearing and consider a request by North 
Street Inc. for a renewal of a Conditional Use Permit to 
allow for the sale of beer and wine for on premise 
consumption at 216 North Street (S. Caldwell)



Location:

• North Street Beer Bar is 
located on North Street 
between West Hopkins 
Street and West 
Hutchison Street

• Located within the 
Downtown High Intensity 
Area on the Preferred 
Scenario Map



Context & History
• Opened in 2019

• CUP reviewed in 2016 and 
approved for one (1) year

• 1,360 square feet interior and 
1,482 square feet uncovered 
patio 

• 60 indoor seats, 45 outdoor 
seats that face North Street

• Hours of operation:
– Monday-Thursday: 7:30 am-

10 pm
– Friday: 7:30 am-10:30 pm
– Saturday: 8:30 am-10:30 

pm
– Sunday: 8:30 am-9:00 pm





Recommendations:

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

1. Permit shall be valid for three (3) years, provided standards are 
met,

2. No outdoor live music shall be allowed after 10:00 pm,
3. The business shall be responsible for maintaining the sidewalk, 

gutters, parking lot, all areas within 50 feet of any exit, and all 
areas of the permitted property in a clean and sanitary 
condition, free from litter and refuse at all times; and

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



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-20-06(p), Version: 1

 AGENDA CAPTION:

CUP-20-06 (The Davenport) Hold a public hearing and consider a request by Stamper Family LLC for a new

Conditional Use Permit to allow the sale of mixed beverages for on premise consumption at 194 South

Guadalupe Street (S. Caldwell).

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: CUP-20-06(p), Version: 1

Choose an item.

Background Information:

The Davenport is a proposed new restaurant in the previous location of Buzz Mill Coffee. Buzz Mill Coffee

received their initial permit for mixed beverages in 2016 and was granted a three-year renewal in 2017.

The applicant is proposing a total of 115 indoor and outdoor seats in an approximate 5,061 square foot space.

A full menu as well as a selection of draft beer, high end spirits, and specialty martinis will be offered. No live

outdoor music is being proposed and entertainment facilities include two indoor speakers and three outdoor

speakers. The proposed hours of operation are Monday-Sunday, 11 am-2 am.

Parking spaces that do not meet location and design standards of the San Marcos Development Code were

striped along South Guadalupe Street in the area directly in front of the proposed restaurant. Despite being

painted over in black, staff has observed that customers still tended to park there. To address safety concerns

and to better align with the CD-5D zoning district intent, staff is recommending that parking be prohibited in

this location.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the application with criteria from Sections 2.8.3.4 and 5.1.5.5 of the San Marcos
Development Code and recommends approval with the following conditions:

1. Permit shall be valid for one (1) year, provided standards are met,

2. Outdoor amplified music on the patio fronting South Guadalupe Street shall be limited to the
hours between 11 am and 12 am,

3. Outdoor amplified music on the rear patio directly adjacent to Telephone Alley shall be limited to
the hours between 11 am and 10 pm,

4. Parking shall be prohibited in City right-of-way along South Guadalupe Street,

5. The business hall be responsible for maintaining the sidewalk, gutters, parking lot, all areas
within 50 feet of any exit, and all areas of the permitted property in a clean and sanitary
condition, free from litter and refuse at all times,

6. The permit shall be effective upon the issuance of a Certificate of Occupancy, and;

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

City of San Marcos Printed on 4/1/2020Page 2 of 2
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Conditional Use Permit 194 South Guadalupe St 

CUP-20-06 The Davenport 
 

1 
 

Summary 
Request:  A Conditional Use Permit to allow the sale of mixed beverages for on premise 

consumption at 194 South Guadalupe Street. 
Applicant: Duane Bradley 

Stamper Family, LLC 
16422 Laurelfield 
Houston, TX 77059 

Property Owner: Scott Gregson 
East Hopkins, LLC 
120 West Hopkins, Suite 200 
San Marcos, TX 78666 

Square Feet: 5,061 square feet Type of CUP: Mixed Beverage 
Interior seating: 37 Outdoor seating: 78 
Parking Required: Exempt Parking Provided: 6 
Days & Hours of 
Operation: 

Every day: 11 a.m. – 2 a.m.  

 
Notification 
Posted: March 27, 2020 Personal: March 27, 2020 
Response: One letter of opposition has been received and is included in this packet 
 
Property Description 
Legal Description: Original Town of San Marcos, Block 12, ½ of Lot 14   
Location: Near the intersection of Thorpe Lane and Springtown Way 
Acreage: 0.15 +/- Central Business 

Area: 
Yes 

Existing Zoning: Character District-5 
Downtown (CD-5D) 

Preferred Scenario: Downtown High Intensity 
Zone 

Existing Use: Vacant Proposed Use: Restaurant 
CONA Neighborhood: Downtown Sector: 8 
Utility Capacity: Adequate   
 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: CD-5D Professional Office High Intensity  
South of Property: CD-5D Professional Office 

(Century Link) 
High Intensity 

East of Property: CD-5D Restaurant (Golden 
Chick) 

High Intensity 

West of Property: CD-5D Professional Office High Intensity 
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History 

The applicant is proposing a new restaurant in this location which was previously occupied by Buzz Mill 
Coffee. Buzz Mill Coffee received their initial CUP for mixed beverages in 2016. The initial permit was 
approved with the below conditions: 

1. The permit shall be valid for one (1) year provided standards are met 
2. The CUP shall be posted in the same manner and location as the Certificate of Occupancy 
3. No outdoor amplified music shall be permitted after 10 p.m. 

 
 The CUP was renewed in 2017 with the below conditions: 

1. The permit shall be valid for three (3) years, provided standards are met 
2. The permit shall be posted in the same are and manner as the Certificate of Occupancy 

Additional Analysis 

The Davenport is located at the intersection of South Guadalupe Street and Martin Luther King Drive with 
the building and open-air patio fronting on South Guadalupe Street. The restaurant is proposing 1,350 
square feet of interior space and 3,711 square feet of patio space. A total of 37 indoor seats and 78 outdoor 
seats are proposed. There is a total of six (6) off street parking spaces provided.  
 
The Davenport is proposing a full menu and a large selection of craft beer, fine spirits, and specialty martinis 
will be offered.  No live outdoor music is proposed and entertainment facilities include two indoor speakers 
and three outdoor speakers. Staff recommends limiting outdoor, amplified music music to the hours 
between 11 am and 12 am on the front patio and limiting outdoor, amplified music to the hours between 11 
am and 10 pm on the rear patio. This condition is consistent with the condition proposed and placed by the 
Commission on nearby businesses in the Central Business Area with an alcohol CUP while still 
acknowledging adjacent residential uses in the neighborhoods located West of Telephone Alley.  
 
The previous tenant striped six (6) parking spaces along South Guadalupe Street in City right-of-way. When 
notified that these spaces were in City right-of-way and not allowed, the tenant painted the striped spaces 
black. City staff has observed that customers still parked in that location despite the painted over spaces. 
This presents a safety concern as pedestrians walking south on Guadalupe Street must enter traffic or walk 
through parked cars to pass this location. To address this concern and to better align the goals and intent of 
the CD-5D zoning district, staff recommends including a condition on this permit requiring the applicant to 
prohibit customer parking in front of the restaurant along Guadalupe Street. Two parallel parking spaces will 
be striped in this location as part of the Guadalupe Street Improvements project. Engineering staff is 
anticipating these improvements to commence within one month. Until this time, Planning, Transportation, 
and Engineering staff will work with the applicant to implement any additional needed measures to prohibit 
parking until the planned Guadalupe Street improvement are complete.  
Comments from Other Departments 

Police No Concerns  
Fire No Concerns 
Public Services  No Concerns 
Engineering No Concerns 
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Staff Recommendation 
 Approval as Submitted X Approval with Conditions / Alternate  Denial 

1. Permit shall be valid for one (1) year, provided standards are met, 
2. Outdoor amplified music on the patio fronting South Guadalupe Street shall be limited to the hours between 

11 am and 12 am, 
3. Outdoor amplified music on the rear patio directly adjacent to Telephone Alley shall be limited to the hours 

between 11 am and 10 pm, 
4. Parking shall be prohibited in City right-of-way along South Guadalupe Street, 
5. The business hall be responsible for maintaining the sidewalk, gutters, parking lot, all areas within 50 feet of 

any exit, and all areas of the permitted property in a clean and sanitary condition, free from litter and refuse 
at all times,  

6. The permit shall be effective upon the issuance of a Certificate of Occupancy, and; 
7. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 

Staff: Shavon Caldwell Title: Planner Date: April 14, 2020 
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Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) 

Consistent Inconsistent Neutral 

  X 
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 

  N/A 
The proposed use is consistent with any adopted neighborhood character study 
for the area. 
Studies were not complete at the time of this request 

X   

The proposed use is consistent with the general purpose and intent of the 
applicable zoning district regulations. 
The CD-5D district is intended to provide for mixed use, pedestrian oriented 
development in downtown. To promote walkability and to encourage street 
level retail activity, auto-oriented uses are restricted.  

X   

The proposed use is compatible with and preserves the character and integrity of 
adjacent developments and neighborhoods, and includes improvements either on-
site or within the public rights-of-way to mitigate development related adverse 
impacts, such as traffic, noise, odors, visual nuisances, drainage or other similar 
adverse effects to adjacent development and neighborhoods. 
Adjacent uses are largely nonresidential. The nearest residential zoned property 
is approximately 600 feet away (walking distance) from the subject property. 
Conditions are proposed to address noise.  

X   

The proposed use does not generate pedestrian and vehicular traffic which shall 
be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 
Conditions are proposed to address hazardous parking conditions.  

X   

The proposed use incorporates roadway adjustments, traffic control devices or 
mechanisms and access restrictions to control traffic flow or divert traffic as may 
be needed to reduce or eliminate development generated traffic on neighborhood 
streets. 
If necessary, staff will work with the applicant to incorporate signage or a 
physical barrier to restrict parking on South Guadalupe Street.  

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

X   

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

X   
The proposed use is not within 300 ft. of a detached single-family residence 
located in a zoning district that only permits detached single-family residences. 

X   
The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital as outlined in section 5.1.5.5.  

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5(E)(3). 
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The Davenport Montrose 

The iconic original, in operation for over 20 years, this location has been a Houston institution. With 
many ‘Best Martini’ awards under its belt, it has proven that consistency and attention to detail are 
traits worth striving for. 

The Davenport Clear Lake 

While delivering the same vibe to the suburbs, the Clear Lake location has established itself as a top 
shelf destination all on its own. With a beautiful patio and decidedly more tropical feel, it still retains 
traits that set The Davenport operations apart. 

The Davenport San Marcos 

Proposal:  

Create the Davenport concept over the existing bar space. 

Implementation: 

Construction: Install a midcentury renovation consistent with the other successful locations, involving 
finishes and furniture but with minimal structural changes. Incorporate upscale outdoor seating, 
including a patio elevation in front, to enhance curb appeal and comfort. Using a color palette 
consistent, with but different from, the other locations by incorporating pastel hues while ensuring a 
continuity of brand. Reform interior space to accommodate the concept including rebuilding the bar 
area. Transform the outdoor façade to enhance its already midcentury feel, giving it a sleek and polished 
look. We estimate that the conversion will cost in the $100,000.00 range. 

Operations: Anchored by our famous martini concept and deep liquor selections, The Davenport San 
Marcus would also incorporate a draft beer program with an eye towards Texas State University 
student’s lifestyle.  
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CUP-20-06 (The Davenport)-Letter of Opposition 

 
From: Andy Greenwood <greenwood78666@gmail.com>  
Sent: Monday, March 23, 2020 11:29 AM 
To: Planning Info <PlanningInfo@sanmarcostx.gov> 
Subject: [EXTERNAL] Attn: Planning and Zoning Commission CUP-20-06 
 

Planning and zoning commission:  

CUP-20-06 already has the look and this exact location has a past of a noisy bar blasting music 

throughout our neighborhood.   

 

The planning commission gave the previous business, Buzzmill, an alcohol CUP under the 

pretenses that they would Not have amplified outdoor music, and what we actually got was 

Death Metal Concerts on a Sundays, loud bass Rap concerts during the week along with rock 

concerts which lasted late into the night during the workweek. 

 

Just down the street from this location, the P and Z commission gave Industry Bar a CUP for 

Alcohol with the understanding that they would Not have outdoor amplified music and what did 

they do?  On opening day, they pointed large speakers toward the town square and blasted music 

trying to bring in customers. The whole neighborhood could hear it inside their homes.  We still 

continually hear Industry Bar holding very loud live music during the workweek from time to 

time. 

 

The following is a reply of my concern to Officer Chase Stapp, DPS: 

 

"We do have an ordinance that restricts noise produced by a commercial establishment.  The 

problem is that the ordinance is crafted in such a way that makes enforcement by our officers 

problematic.  Because of the way the decibel limits are defined in the ordinance, it makes it very 

difficult to verify a violation.  As a result, what we normally do when we receive such a noise 

complaint is go to the establishment and request their cooperation in lowering the level.  As you 

have correctly noted, sometimes that only results in temporary relief.  The good news is that we 

are in the process of re-writing that ordinance.  If the changes are adopted by City Council, and I 

expect they will be, enforcement will be much easier for our officers.  If the ordinance does pass, 

we will educate the downtown bars about the new regulations and will also education our 

enforcement personnel." 

 

P and Z can not even enforce whatever promises are made by the bar owner and all they need to 

do is lie to get their CUP for alcohol. This particular location has extremely limited indoor space 

and should be looked at as a outdoor establishment only when deciding whether or not they 

should receive a CUP. Also the construction is geared towards the outdoor style to 

accommodate customers. The trend is that they ALL lie to get their CUP for alcohol and make it 

MISERABLE TO LIVE NEAR THE DOWNTOWN.  

 

Outdoor Clubs or Bars and Live/Amplified music pretty much go hand in hand. If the Director of 

Public Safety says he can't enforce these bars from blasting out the neighborhoods, what business 

does P and Z commission have issuing them a permit to do so?  

mailto:greenwood78666@gmail.com
mailto:PlanningInfo@sanmarcostx.gov


 

The reality is that local residents have no protections should this outdoor bar decide to become a 

noisy nuisance. I urge all members to hold off issuing a permit until enforcement of a noise 

ordinance is established, 

 

 

Andy Greenwood 

503 W. MLK Dr.  

San Marcos, TX 78666 

 



sanmarcostx.gov

CUP-20-06 (The Davenport)
Hold a public hearing and consider a request by Stamper 
Family LLC for a new Conditional Use Permit to allow for the 
sale of mixed beverages for on premise consumption at 194 
South Guadalupe Street (S. Caldwell)



Location:

• The Davenport is located 
at the Northwest 
intersection of South 
Guadalupe Street and 
West MLK Drive

• Located within the 
Downtown High Intensity 
Area on the Preferred 
Scenario Map



Context & History
• Previous Buzz Mill Coffee 

location

• 1,350 square feet interior and 
3,711 square feet patio 

• 37 indoor seats, 78 outdoor 
seats that face South 
Guadalupe Street

• Hours of operation:
– Monday-Sunday:11 am-2am

• No live outdoor music 
proposed. Two indoor and 
three outdoor speakers for 
ambient music





Parking Condition
• Spaces striped by previous 

tenant 
– Are in City ROW
– Do not meet location and 

dimensional standards in 
Development Code

– Force pedestrians into traffic 
with their back to cars

– Cars protrude into traffic 
lane

• City will work with applicant 
to implement a physical 
barrier and/or signage to 
prevent customer parking



Recommendations:

Staff provides this request to the Commission for your consideration and 
recommends approval of the Conditional Use Permit with the following 
conditions:
1. Permit shall be valid for one (1) year, provided standards are met,
2. Outdoor amplified music on the patio fronting South Guadalupe Street 

shall be limited to the hours between 11am and 12 am,
3. Outdoor amplified music on the rear patio directly adjacent to Telephone 

Alley shall be limited to the hours between 11 am and 10 pm,
4. Parking shall be prohibited in City right-of-way along South Guadalupe 

Street,
5. The business shall be responsible for maintaining the sidewalk, gutters, 

parking lot, all areas within 50 feet of any exit, and all areas of the 
permitted property in a clean and sanitary condition, free from litter and 
refuse at all times,

6. The permit shall be effective upon the issuance of a Certificate of 
Occupancy, and;

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



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: SCW-20-01(p), Version: 1

AGENDA CAPTION:

SCW-20-01 (Waterstone Warrants) Hold a public hearing and consider a request by Blake Reed, on behalf of

TACK Development & LaSalle Holdings for 12 SmartCode Warrants that allow deviation from SmartCode (SC)

Zoning for a +/- 648 acre site out of the William Hemphil Survey (A. Hernandez)

Meeting date:  April 14, 2020

Department:  Planning & Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: Res. 2014-114R

City Council Strategic Initiative:  [Please select from the dropdown menu below]

N/A

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☒ Neighborhoods & Housing - Diversified housing options to serve citizens with varying needs and interests

☒ Parks, Public Spaces & Facilities - Collection of connected and easily navigated parks and public spaces

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: SCW-20-01(p), Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The Waterstone development, previously LaSalle, was negotiated in 2014 through a development agreement.

The agreement requires compliance with SmartCode, previously Subpart C of the City’s Code of Ordinances.

In 2019, staff began reviewing the first Regulating Plan for the development and identified various deviations

from SmartCode standards. The developer and staff discussed and negotiated multiple variations of the

proposed development and determined that 12 warrants were necessary for the development to be approved

as presented.

Council Committee, Board/Commission Action:

Within the SmartCode district, Warrants may be approved by the Planning and Zoning Commission. 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.  The Planning and Zoning Commission may

act on each warrant separately, vote on multiple warrants at a time, or make a single vote, to approve, approve

with conditions, or deny the request.

Alternatives:

Click or tap here to enter text.

Recommendation:

Approval Recommendation for:

• Warrant #1 (T-Zone Allocation)

• Warrant #2 (Elementary School)

• Warrant #3 (Passages & Paths)

• Warrant #4 (MF Lot Size)

• Warrant #5 (SF Side Setbacks)

• Warrant #6 (Civic Buildings) with the condition that transit stops shall be provided in each pedestrian shed

• Warrant #7 (Childcare Buildings)

• Warrant #9 (Cross Sections)

• Warrant #10 (Public Lighting)

• Warrant #11 (SF Garage Placement)

• Warrant #12 (Driveway Width) with the condition that the driveway not exceed 12 ft. at the property line

Neutral Recommendation for:

• Warrant #8 (Cul-De-Sac #3)

General Condition:

• Approval of any warrants shall not constitute approval of any required Regulating Plan exhibits used for

illustration in the consideration of the warrant request.

City of San Marcos Printed on 4/1/2020Page 2 of 2
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SmartCode Warrant Request  CR 158 

SCW‐20‐01 

 
 

Staff Report pg. 1 
 

Summary 
Request:   12 warrants to allow deviation from SmartCode Zoning as follows: 

1. Table 1.3, Section 3.3.2, and Section 3.4.1 – deviation from the allocation 
percentages for Transect Zones required by Code. 

2. Table 1.3 and Section 3.5.4 –allow one 12 acre school site instead of the 
four, three acre school sites required and allow a larger block perimeter 
for this school site. 

3. Table 1.3 – allow passages in T‐3, and paths in T‐4 to act as 
thoroughfares for the purposes of establishing block perimeter. 

4. Table 1.3 – remove the maximum lot width for multi‐family uses and 
instead establish a maximum lot size. 

5. Table 1.3 – reduce the side setback in T‐3 from 12 feet to 5 feet. 
6. Section 3.5.4 – allow the amenity center in pedestrian shed 1 to satisfy 

the requirement for civic buildings in each pedestrian shed. 
7. Section 3.5.4 – only require two childcare building lots be reserved 

instead of four (one in each pedestrian shed) as required by Code. 
8. Section 3.7.1 – allow one cul‐de‐sac which was not approved by the 

Development Review Committee (DRC). 
9. Section 3.7.3 & other various sections with public frontage requirements 

– allow Transportation Master Plan and / or Development Code Cross 
Sections in place of those required in SmartCode 

10. Table 3.6 – allow all light fixtures in all Transect Zones, except Cobra 
Head fixtures which would not be permitted. 

11. Section 5.9.3 – allow front entry garages in the second layer with a 5 ft. 
setback from the front elevation or front porch. 

12. Section 5.9.4 – allow driveways up to 18 ft. wide in the first layer. 
Applicant:  Blake Reed 

230 Klattenhoff Lane 
Suite 100 
Hutto, TX 634 

Property Owner:  TACK Development & 
LaSalle Holdings 
230 Klattenhoff Lane 
Suite 100 
Hutto, TX 634 

Notification 
Posted:  N/A  Personal:  March 6, 2020 

Response:  None as of the date of this report 
   



SmartCode Warrant Request  CR 158 

SCW‐20‐01 

 
 

Staff Report pg. 2 
 

Property Description 
Legal Description:  Approximately 648 acres out of the William Hemphill Survey 

Location:  CR 158 north of Yarrington and east of SH 21 
Acreage:  +/‐ 648  PDD/DA/Other:  Res. 2014‐114R 

Existing Zoning:  ETJ w/ Development 
Agreement 

Proposed Zoning:  SmartCode 

Existing Use:  Vacant  Proposed Use:  Residential & 
Commercial 

Preferred Scenario:  Low Intensity Zone  Proposed Designation:  Same 

CONA Neighborhood:  N/A  Sector:  N/A 

Utility Capacity:  Provided by Developer  Floodplain:  Yes 

       

Surrounding Area  Zoning  Existing Land Use  Preferred Scenario 

North of Property:  City of Kyle (R‐1‐1 & R‐1‐2)  
Kyle ETJ 

Residential  N/A 

South of Property:  San Marcos ETJ  Quarry / Vacant  Low Intensity 
East of Property:  San Marcos ETJ  Quarry / Vacant  Low Intensity 
West of Property:  City of Kyle (A & M2)  Residential / Vacant  N/A 

 

Staff Recommendation 
  Approval as Submitted  X  Alternate Approval    Denial 

Approval Recommendation for: 
 Warrant #1 (T‐Zone Allocation) 
 Warrant #2 (Elementary School) 

 Warrant #3 (Passages & Paths) 

 Warrant #4 (MF Lot Size) 
 Warrant #5 (SF Side Setbacks) 
 Warrant #6 (Civic Buildings) with the condition that transit stops shall be provided in each pedestrian shed 
 Warrant #7 (Childcare Buildings) 

 Warrant #9 (Cross Sections) 

 Warrant #10 (Public Lighting) 
 Warrant #11 (SF Garage Placement) 

 Warrant #12 (Driveway Width) with the condition that the driveway not exceed 12 ft. at the property line 
Neutral Recommendation for: 

 Warrant #8 (Cul‐De‐Sac #3) 
General Condition: 

 Approval of any warrants shall not constitute approval of any required Regulating Plan exhibits used for 
illustration in the consideration of the warrant request. 

Staff: Amanda Hernandez, AICP, CNU‐A  Title : Development Services Manager  Date: March 19, 2020 

 



SmartCode Warrant Request  CR 158 

SCW‐20‐01 
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History 

The Waterstone development, previously LaSalle, was negotiated in 2014 through a development 
agreement. The agreement requires compliance with SmartCode, previously Subpart C of the City’s Code of 
Ordinances. In 2019, staff began reviewing the first Regulating Plan for the development and identified 
various deviations from SmartCode standards. The developer and staff discussed and negotiated multiple 
variations of the proposed development and determined that 12 warrants were necessary for the 
development to be approved as presented. 
 
Currently, the applicant is excavating the land for materials which are intended for use as road base and for 
other purposes within the development. The excavation and processing of materials is permitted in the 
development agreement until residential uses are within 1,000 ft. of the batch plant. 
 
The following pages analyze each warrant request in more detail. 
 

Warrant Process 

Within the SmartCode district, Warrants may be approved by the Planning and Zoning Commission. 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. 
 
The Planning and Zoning Commission may act on each warrant separately, vote on multiple warrants at a 
time, or make a single vote, to approve, approve with conditions, or deny the request. 
 

Comments from Other Departments 

Police  No Comment  

Fire  No Comment 

Public Services  No Comment 

Engineering  No Comment 
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WARRANT #1 (T-Zone Allocation) 
 
Code 
Requirement 

 
Table 1.3. Summary Table: New Development  
ALLOCATION OF ZONES  
 

 

 
 
Warrant Request 

 
Allow deviation from the required Transect Zone Allocation as follows: 
  T‐1 Natural 

No Minimum 
T‐2 Rural 

No Minimum 
T‐3 Sub‐Urban 

10‐30% 
T‐4 Urban 
30‐60% 

T‐5 Urban Center 
10‐30% 

Ped Shed #1  17.6%  0.0%  22.1%  60.3%  0.0% 

Ped Shed #2  4.5%  0.0%  9.5%  86.0%  0.0% 

Ped Shed #3  27.9%  0.0%  30.5%  41.6%  0.0% 

Ped Shed #4  9.0%  0.0%  8.9%  82.1%  0.0% 
 

 
Justification 
Summary 

 
The applicant has stated that over the entire 2,750 acre development the T-Zone allocations would 
even out. This Phase is intended for mostly residential and future phases will develop with 
significantly more commercial and denser residential. They have also stated that this site has unique 
development conditions, namely the lakes which are the focus of the Waterstone development. 

 
SmartCode 
Intent Statement 

 
Section 1.3.5(a) That Communities should provide meaningful choices in living arrangements as 
manifested by distinct physical environments. 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
While mostly single family, the applicant is providing a range of single-family lot sizes (40’-60’) as 
well as multi-family, for rent single family and townhomes. While not developing as T-5 Urban 
Center, the development also incorporates commercial uses at key intersections. 
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WARRANT #2 (Elementary School) 
 
Code Requirement 

 
Table 1.3. Summary Table: New Development  
Block Size  
 

 

 
 
Section 3.5.4. Civic Buildings  
b. …Lot shall be reserved for an elementary school…shall be a minimum of three (3) acres… 
 

 
Warrant Request 

 
Waiver to the Block Size (2,000 ft.) and allow a single 12 acre elementary school site to be 
reserved for the four pedestrian sheds. 

 
Justification 
Summary 

 
The applicant stated that the school district requires parcels larger than three acres, which 
necessitates the waiver to the Block Size. The development will be reserving all 12 acres required 
for Phase 1 in pedestrian shed 4.  

 
SmartCode Intent 
Statement 

 
Section 1.3.3(h) That school should be sized and located to enable children to walk or bicycle to 
them. 

 
Recommendation / 
Discussion 
 
APPROVAL 

 
Staff finds this warrant request consistent with modern, public, school sites. 
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WARRANT #3 (Passages & Paths) 
 
Code 
Requirement 

 
Table 1.3. Summary Table: New Development  
THOROUGHFARES  
 

 
 

 
Warrant Request 

 
Allow Passages in T-3 and Paths in T-4. 

 
Justification 
Summary 

 
The applicant will use passages and paths crossing various Transect Zones. 

 
SmartCode 
Intent Statement 

 
Section 1.3.4(b) That development should adequately accommodate automobiles while respecting the 
pedestrian and the spatial form of public areas. 

 
Recommendation 
/ Discussion 
APPROVAL 

 
Staff has no concerns with allowing pedestrian access in either form across various Transect Zones. 

 

WARRANT #4 (Multifamily Lot Size) 
 
Code 
Requirement 

 
Table 1.3. Summary Table: New Development  
LOT OCCUPATION  
 
 
 
 
 

 
 
Warrant Request 

 
For multifamily only: allow a maximum lot size of 7 acres, consistent with the City’s multifamily design 
standards. 

 
Justification 
Summary 

 
The applicant stated that the lot width maximum does not allow large multifamily development or single-
family rental development on acreage sized lots. 

 
SmartCode 
Intent Statement 

 
Section 1.3.5(a) That Communities should provide meaningful choices in living arrangements as 
manifested by distinct physical environments. 

 
Recommendation 
/ Discussion 
APPROVAL 

 
The request is consistent with current multifamily design standards and does not waive any other standards 
of development of multifamily. 
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WARRANT #5 (Single Family Side Setbacks) 
 
Code 
Requirement 

 
Table 1.3. Summary Table: New Development  
SETBACKS – PRINCIPAL BUILDING  
 
 
 
 
 

 
 
Warrant Request 

 
Allow a 5 ft. side yard setback in T-3. 

 
Justification 
Summary 

 
The applicant stated that this is consistent with other single-family zoning districts and allows an industry 
standard building pad. 

 
SmartCode 
Intent Statement 

 
Section 1.3.4(a) That buildings and landscaping should contribute to the physical definition of 
Thoroughfares as Civic places. 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
The request is consistent with current single-family setback requirements and does not waive any other 
standards of development of single family. 

 

WARRANT #6 (Civic Buildings) 
 
Code 
Requirement 

 
Section 3.5.4. Civic Buildings Specific to T3-T5 Zones 

a. The owner shall covenant to construct a Meeting Hall or a Third Place in proximity to the Main 
Civic Space of each Pedestrian Shed. Its corresponding Public Frontage shall be equipped with a 
shelter and bench for a transit stop.  

 
Warrant Request 

 
Allow the amenity center to serve as the Civic Buildings required for each pedestrian shed. 

 
Justification 
Summary 

 
The applicant stated that this deviation best serves the community by providing the structures in a central 
location and provides the greatest number of amenities for all residents.  

 
SmartCode Intent 
Statement 

 
Section 1.3.4(f) That Civic Buildings should be distinctive and appropriate to a role more important than 
the other buildings that constitute the fabric of the city. 

 
Recommendation 
/ Discussion 
 
APPROVAL W/ 
CONDITION 

 
The request is consistent with other suburban communities. 
 
If approved, staff recommends a condition that the shelter and bench requirement not be waived, and 
therefore must be provided in each pedestrian shed. 
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WARRANT #7 (Childcare Buildings) 
 
Code 
Requirement 

 
Section 3.5.4. Civic Buildings Specific to T3-T5 Zones 

c. One Civic Building Lot suitable for a childcare building shall be reserved within each Pedestrian 
Shed for up to five years after the sale of the last lot. The owner or a homeowners’ association or 
other community council may organizae, fund and construct an appropriate buildign as the need 
arises.  

 
Warrant Request 

 
Reserve two Civic Building Lots for childcare, instead of the four required by Code. 

 
Justification 
Summary 

 
The applicant stated that the population of Phase 1 of the development will support one or two daycare 
facilities and has identified two sites on the Civic Space Plan exhibit. 

 
SmartCode 
Intent Statement 

 
Section 1.3.3(g) That Civic, Institutional, and Commercial activities should be embedded downtown, not 
isolated in remote single-use complexes. 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
While the proposed locations of childcare lots are within commercial areas and at the edge of the 
development, they are readily available at the main entrances to Waterstone Phase 1.  

 

WARRANT #8 (Cul-De-Sac #3) 
 
Code 
Requirement 

 
Section 3.7.1. General Thoroughfare Standards 

f.     Culs-de-sac shall be subject to approval by the DRC to accommodate specific site conditions only, 
and shall be connected by Paths and/or Bicycle Trails. 

 
Warrant Request 

 
Allow a third cul-de-sac, not approved by the DRC.. 

 
Justification 
Summary 

 
The applicant stated that the cul-de-sac serves 16 single family lots, is connected with a path, and is cut off 
by the gas easement along CR 158. 

 
SmartCode 
Intent Statement 

 
Section 1.3.3(d) That interconnected networks of Thoroughfares should be designed to disperse traffic and 
reduce the length of automobile trips. 

 
Recommendation 
/ Discussion 
 
NEUTRAL 

 
The Development Review Committee approved two cul-de-sacs within the development due to the 
locations of drainage ways and water features. The Committee discussed with the applicant the need for an 
additional connection to CR 158 north of the development as shown below. If the additional connection 
were provided, DRC would approve cul-de-sac #3. For the reasons stated in the warrant request package, 
the applicant is seeking approval from the Planning & Zoning Commission. 
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WARRANT #9 (Cross Sections) 
 
Code 
Requirement 

 
Section 3.7.3. Public Frontages (and other various sections with Public Frontage requirements) 
Includes various standards for the treatment of sidewalks, curbs, planters, bicycle facilities, and street 
trees. Directs users to the SmartCode Cross Sections. 

 
Warrant Request 

 
Allow the use of Transportation Master Plan and Development Code Cross Sections. 

 
Justification 
Summary 

 
The applicant stated that this request will provide consistency between Transect Zones.  

 
SmartCode 
Intent Statement 

 
Section 1.3.2(h) That the region should include a framework of transit, pedestrian, and bicycle systems 
that provide alternatives to the automobile. 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
Public Frontage requirements vary based on the Transect Zone in which they are located. While staff is 
typically not in favor of blanket warrant approvals, this request will provide more consistent street cross 
sections throughout the development. In addition, the most recently adopted Transportation Master Plan 
and Development Code cross sections include multi-modal facilities and were approved through a process 
that included various city departments (including Police, Fire, Engineering, and Planning). 
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WARRANT #10 (Public Lighting) 
 
Code 
Requirement 

 
Table 3.6. Public Lighting 
 

 
Warrant Request 

 
Justification 
Summary 

 
The applicant stated that the SmartCode standards would potentially require multiple light types on long 
stretches of the same roadway.  

 
SmartCode Intent 
Statement 

 
None 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
Staff finds the request to allow all light types in all Transect Zones and the prohibition on Cobra Head light 
fixtures to be appropriate.  
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WARRANT #11 (Single-Family Garage Placement) 
 
Code 
Requirement 

 
Section 5.9.3 Parking Location Standards Specific to zones T2, T3 

b. Garages shall be located at the third layer except that side- or rear-entry types may be allowed in 
the first or second Layer by Warrant. 

 
Warrant Request 

 
Allow front-entry garages in the second layer with a 5 ft. recess from the front elevation or front porch. 

 
Justification 
Summary 

 
The applicant stated that builders do not have products to work with this requirement and the proposed  
5 ft. setback avoids the “snout house” look.  

 
SmartCode 
Intent Statement 

 
Section 1.3.4(c) That architecture and landscape design should grow from local climate, topography, 
history, and building practice. 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
The proposed 5 ft. setback for the garage is similar to what is required in the current Development Code. 

 

WARRANT #12 (Driveway Width) 
 
Code 
Requirement 

 
Section 5.9.4 & 5.9.5 Parking Location Standards Specific to zones T3, T4 

a. Driveways at Frontages shall be no wider than 12 feet in the first Layer. 
a. All parking areas and garages shall be located at the second or third Layer. 

 
Warrant Request 

 
Allow surface parking in the first layer that is 18 feet wide to accommodate two vehicles. 

 
Justification 
Summary 

 
The applicant stated that a wider driveway will accommodate more off street parking  

 
SmartCode 
Intent Statement 

 
Section 1.3.4(b) That development should adequately accommodate automobiles while respecting the 
pedestrian and the spatial form of public areas. 

 
Recommendation 
/ Discussion 
 
APPROVAL 

 
The proposed modification maintains the narrow curb cut and vehicle / pedestrian conflict point while 
allowing two vehicles to park in the first layer. 
 
If approved, staff recommends a condition that driveways not exceed 12 feet at the property line.. 
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2   Waterstone Warrants   02/25/2020
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Warrant 1
Smart Code: 
Table 1.3 (a) 

Justification
The intent of the Smart Code is for all transect percentages to be met in each pedestrian shed. 
Phase1 of Waterstone is 600 acres and is broken into four pedestrian sheds, each with unique 
conditions and design requirements. 

Transect
Zones

T1
T2
T3
T4
T5

Denotes percentage not within Smart Code ranges.
* Exact percentages may vary slightly to account for engineering changes as the project progresses. 

Percentage Per 
Smart Code

No Min.
No Min.
10-30%
30-60%
10-30%

Pedestrian Shed #1 
Percentage *

17.6%
  0.0% 
22.1%
60.3%
  0.0%

Pedestrian Shed #2 
Percentage*

  4.5%
  0.0%
  9.5%
86.0%
  0.0%

Pedestrian Shed #3 
Percentage*

27.9%
  0.0%
30.5%
41.6%
  0.0%

Pedestrian Shed #4 
Percentage*

  9.0%
  0.0%
  8.9%
82.1%
  0.0%

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

Smart Code: 
3.3.2 (d) 

Smart Code: 
3.4.1 

San Marcos, Texas

Sm a rtCo d e Ve rSi o n 10 SC13

ARTICLE 3. NEw CommuNITy PLANs

contiguous acres.
c. A CLD shall include Transect Zones as allocated on Table 3.1 and Table 

1.3a. A minimum of 50% of the Community Unit shall be permanently 
allocated to a T1 Natural Zone and/or T2 Rural Zone.

3.3.2. traditional neighborhood development (tnd)
a. A Traditional Neighborhood Development (TND) shall be permitted within 

the G-3 Intended Growth Division.    
b. A TND shall be structured by one Standard or Linear Pedestrian Shed 

and shall be no fewer than 40 acres and no more than 160 acres.
c. A TND shall include Transect Zones as allocated on Table 3.1 and 

Table 1.3a.
d. Larger sites shall be designed and developed as multiple Communities, 

each subject to the individual Transect Zone requirements for its type 
as allocated on Table 3.1 and Table 1.3a. The simultaneous planning 
of adjacent parcels is encouraged.

3.3.3. transit oriented development (tod)
a. Any TND on an existing or projected rail or Bus Rapid Transit (BRT) 

network may be re-designated in whole or in part as TOD and permit-
ted the higher Density represented by the Effective Parking allowance 
in Section 5.9.2d.

b. The use of a TOD overlay requires approval by City Council.
3.4. TRANsECT ZoNEs
3.4.1. Transect Zones shall be assigned and mapped on each Regulating Plan 

according to the percentages allocated on Tables 3.1 and 1.3a. See Sec-
tion 3.1.3.

3.4.2. A Transect Zone may include any of the elements indicated for its T-zone 
number throughout this Code, in accordance with Intent described in Table 
1.1 and the metric standards summarized in Table 1.3.

3.5. CIVIC ZoNEs
3.5.1. general

a. Civic Zones dedicated for public use shall be required for each Com-
munity Unit and designated on the New Community Plan as Civic Space 
(CS) and Civic Building (CB).

b. A Civic Zone may be permitted if it does not occupy more than 20% of 
a Pedestrian Shed, otherwise it is subject to the creation of a Special 
District. See Section 3.6. 

c. Parking requirements for Civic Zones shall be determined by Tables 5.5 
and 5.6. For Parking Location standards, see Section 5.10. Civic parking 
lots may remain unpaved if graded, compacted and landscaped.

3.5.2. CiviC Zones speCifiC to t1 & t2 Zones
a. Civic Buildings within T1 Natural and T2 Rural Zones shall be permitted 

only by Warrant. 
b. Those portions of the T1 Natural Zone that occur within a development 

parcel shall be part of the Civic Space allocation and should conform to 

San Marcos, Texas
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ARTICLE 3. NEw CommuNITy PLANs

contiguous acres.
c. A CLD shall include Transect Zones as allocated on Table 3.1 and Table 

1.3a. A minimum of 50% of the Community Unit shall be permanently 
allocated to a T1 Natural Zone and/or T2 Rural Zone.

3.3.2. traditional neighborhood development (tnd)
a. A Traditional Neighborhood Development (TND) shall be permitted within 

the G-3 Intended Growth Division.    
b. A TND shall be structured by one Standard or Linear Pedestrian Shed 

and shall be no fewer than 40 acres and no more than 160 acres.
c. A TND shall include Transect Zones as allocated on Table 3.1 and 

Table 1.3a.
d. Larger sites shall be designed and developed as multiple Communities, 

each subject to the individual Transect Zone requirements for its type 
as allocated on Table 3.1 and Table 1.3a. The simultaneous planning 
of adjacent parcels is encouraged.

3.3.3. transit oriented development (tod)
a. Any TND on an existing or projected rail or Bus Rapid Transit (BRT) 

network may be re-designated in whole or in part as TOD and permit-
ted the higher Density represented by the Effective Parking allowance 
in Section 5.9.2d.

b. The use of a TOD overlay requires approval by City Council.
3.4. TRANsECT ZoNEs
3.4.1. Transect Zones shall be assigned and mapped on each Regulating Plan 

according to the percentages allocated on Tables 3.1 and 1.3a. See Sec-
tion 3.1.3.

3.4.2. A Transect Zone may include any of the elements indicated for its T-zone 
number throughout this Code, in accordance with Intent described in Table 
1.1 and the metric standards summarized in Table 1.3.

3.5. CIVIC ZoNEs
3.5.1. general

a. Civic Zones dedicated for public use shall be required for each Com-
munity Unit and designated on the New Community Plan as Civic Space 
(CS) and Civic Building (CB).

b. A Civic Zone may be permitted if it does not occupy more than 20% of 
a Pedestrian Shed, otherwise it is subject to the creation of a Special 
District. See Section 3.6. 

c. Parking requirements for Civic Zones shall be determined by Tables 5.5 
and 5.6. For Parking Location standards, see Section 5.10. Civic parking 
lots may remain unpaved if graded, compacted and landscaped.

3.5.2. CiviC Zones speCifiC to t1 & t2 Zones
a. Civic Buildings within T1 Natural and T2 Rural Zones shall be permitted 

only by Warrant. 
b. Those portions of the T1 Natural Zone that occur within a development 

parcel shall be part of the Civic Space allocation and should conform to 
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ARTICLE 3. NEw CommuNITy PLANs

contiguous acres.
c. A CLD shall include Transect Zones as allocated on Table 3.1 and Table 

1.3a. A minimum of 50% of the Community Unit shall be permanently 
allocated to a T1 Natural Zone and/or T2 Rural Zone.

3.3.2. traditional neighborhood development (tnd)
a. A Traditional Neighborhood Development (TND) shall be permitted within 

the G-3 Intended Growth Division.    
b. A TND shall be structured by one Standard or Linear Pedestrian Shed 

and shall be no fewer than 40 acres and no more than 160 acres.
c. A TND shall include Transect Zones as allocated on Table 3.1 and 

Table 1.3a.
d. Larger sites shall be designed and developed as multiple Communities, 

each subject to the individual Transect Zone requirements for its type 
as allocated on Table 3.1 and Table 1.3a. The simultaneous planning 
of adjacent parcels is encouraged.

3.3.3. transit oriented development (tod)
a. Any TND on an existing or projected rail or Bus Rapid Transit (BRT) 

network may be re-designated in whole or in part as TOD and permit-
ted the higher Density represented by the Effective Parking allowance 
in Section 5.9.2d.

b. The use of a TOD overlay requires approval by City Council.
3.4. TRANsECT ZoNEs
3.4.1. Transect Zones shall be assigned and mapped on each Regulating Plan 

according to the percentages allocated on Tables 3.1 and 1.3a. See Sec-
tion 3.1.3.

3.4.2. A Transect Zone may include any of the elements indicated for its T-zone 
number throughout this Code, in accordance with Intent described in Table 
1.1 and the metric standards summarized in Table 1.3.

3.5. CIVIC ZoNEs
3.5.1. general

a. Civic Zones dedicated for public use shall be required for each Com-
munity Unit and designated on the New Community Plan as Civic Space 
(CS) and Civic Building (CB).

b. A Civic Zone may be permitted if it does not occupy more than 20% of 
a Pedestrian Shed, otherwise it is subject to the creation of a Special 
District. See Section 3.6. 

c. Parking requirements for Civic Zones shall be determined by Tables 5.5 
and 5.6. For Parking Location standards, see Section 5.10. Civic parking 
lots may remain unpaved if graded, compacted and landscaped.

3.5.2. CiviC Zones speCifiC to t1 & t2 Zones
a. Civic Buildings within T1 Natural and T2 Rural Zones shall be permitted 

only by Warrant. 
b. Those portions of the T1 Natural Zone that occur within a development 

parcel shall be part of the Civic Space allocation and should conform to 
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03/11/2020   Updated

San Marcos, Texas    3

Requested Modifications
The elementary school site has a block perimeter of 2,882 feet and is 12 acres.
 

Justification
The school district has a minimum requirement of 12 acres for an elementary school. This 
requirement results in a contiguous parcel of land that exceeds the 2,400 maximum block 
perimeter length. Allow one 12 acre school site instead of the four, three acre school sites 
required and allow a larger block perimeter for this school site.

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

San Marcos, Texas
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ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

Warrant 2
Smart Code: 
Table 1.3 (c) 

Smart Code: 
3.5.4 (b)
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the Civic Space types specified in Table 3.4a or 3.4b.
3.5.3. CiviC spaCe (Cs) speCifiC to t3 – t5 Zones

a. Each Pedestrian Shed shall assign at least 5% of its Urbanized area to 
Civic Space. 

b. Civic Spaces shall be designed as generally described in Table 3.4, 
approved by the DRC, and distributed throughout Transect Zones as 
described in Table 1.3e.

c. Each Pedestrian Shed shall contain at least one Main Civic Space. 
The Main Civic Space shall be within 800 feet of the geographic center 
of each Pedestrian Shed, unless topographic conditions, pre-existing 
Thoroughfare alignments or other circumstances prevent such location. 
A Main Civic Space shall conform to one of the types specified in Table 
3.4b, 3.4c, or 3.4d.

d. Within 1,000 feet of every Lot in Residential use, a Civic Space designed 
and equipped as a playground shall be provided. A playground shall 
conform to Table 3.4e.

e. Each Civic Space shall have a minimum of 50% of its perimeter enfront-
ing a Thoroughfare, except for playgrounds.

f. Civic Spaces smaller than one (1) acre shall not be proportioned nar-
rower than 1:4.

g. Parks may be permitted in Transect Zones T4 and T5 when approved 
by the DRC.

3.5.4. CiviC buildings (Cb) speCifiC to t3 – t5 Zones
a. The owner shall covenant to construct a Meeting Hall or a Third Place 

in proximity to the Main Civic Space of each Pedestrian Shed. Its cor-
responding Public Frontage shall be equipped with a shelter and bench 
for a transit stop.

b. Civic Building Lot shall be reserved for an elementary school for up to 
five years after the sale of the last lot. Its area shall be a minimum of 
three (3) acres. The school site may be within any Transect Zone. Any 
playing fields should be outside the Pedestrian Shed.

c. One Civic Building Lot suitable for a childcare building shall be reserved 
within each Pedestrian Shed for up to five years after the sale of the 
last lot. The owner or a homeowners’ association or other community 
council may organize, fund and construct an appropriate building as 
the need arises.

d. Civic Building sites shall not occupy more than 20% of the area of each 
Pedestrian Shed.

e. Civic Building sites should be located within or adjacent to a Civic Space, 
or at the axial termination of a significant Thoroughfare.

f. Civic Buildings shall not be subject to the standards of Article 5. Their 
design shall require approval by the DRC. 

3.6. sPECIAL DIsTRICTs
3.6.1. Special District designations shall be assigned to areas that, by their intrinsic 
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the Civic Space types specified in Table 3.4a or 3.4b.
3.5.3. CiviC spaCe (Cs) speCifiC to t3 – t5 Zones

a. Each Pedestrian Shed shall assign at least 5% of its Urbanized area to 
Civic Space. 

b. Civic Spaces shall be designed as generally described in Table 3.4, 
approved by the DRC, and distributed throughout Transect Zones as 
described in Table 1.3e.

c. Each Pedestrian Shed shall contain at least one Main Civic Space. 
The Main Civic Space shall be within 800 feet of the geographic center 
of each Pedestrian Shed, unless topographic conditions, pre-existing 
Thoroughfare alignments or other circumstances prevent such location. 
A Main Civic Space shall conform to one of the types specified in Table 
3.4b, 3.4c, or 3.4d.

d. Within 1,000 feet of every Lot in Residential use, a Civic Space designed 
and equipped as a playground shall be provided. A playground shall 
conform to Table 3.4e.

e. Each Civic Space shall have a minimum of 50% of its perimeter enfront-
ing a Thoroughfare, except for playgrounds.

f. Civic Spaces smaller than one (1) acre shall not be proportioned nar-
rower than 1:4.

g. Parks may be permitted in Transect Zones T4 and T5 when approved 
by the DRC.

3.5.4. CiviC buildings (Cb) speCifiC to t3 – t5 Zones
a. The owner shall covenant to construct a Meeting Hall or a Third Place 

in proximity to the Main Civic Space of each Pedestrian Shed. Its cor-
responding Public Frontage shall be equipped with a shelter and bench 
for a transit stop.

b. Civic Building Lot shall be reserved for an elementary school for up to 
five years after the sale of the last lot. Its area shall be a minimum of 
three (3) acres. The school site may be within any Transect Zone. Any 
playing fields should be outside the Pedestrian Shed.

c. One Civic Building Lot suitable for a childcare building shall be reserved 
within each Pedestrian Shed for up to five years after the sale of the 
last lot. The owner or a homeowners’ association or other community 
council may organize, fund and construct an appropriate building as 
the need arises.

d. Civic Building sites shall not occupy more than 20% of the area of each 
Pedestrian Shed.

e. Civic Building sites should be located within or adjacent to a Civic Space, 
or at the axial termination of a significant Thoroughfare.

f. Civic Buildings shall not be subject to the standards of Article 5. Their 
design shall require approval by the DRC. 

3.6. sPECIAL DIsTRICTs
3.6.1. Special District designations shall be assigned to areas that, by their intrinsic 
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Warrant 3
Smart Code: 
Table 1.3 (d) 

Requested Modifications
Passages to be permitted in T3. Path to be permitted in T4.

Justification
Allowing mid-block trail connection points within T-3 and T-4 serves as pedestrian ways for 
connectivity to Phase 1 trails, parks, amenity center, playgrounds, and the elementary school. 
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ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

San Marcos, Texas
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ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 
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Warrant 4
Smart Code: 
Table 1.3 (f) 

Requested Modifications
Maximum lot size in T4 for multi-family is 7 acres in accordance with the City’s multi-family code. 
For commercial property, the maximum lot size is unchanged. 

Justification
The maximum lot width for T4 does not allow for multi-family or single family rental housing on 
acreage sized parcels.  Allowing a 7 acre maximum lot size for multi-family permits for these types 
of users to develop in Waterstone. 

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 
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Warrant 5
Smart Code: 
Table 1.3 (g3) 

Justification
The requested reduction of the side yard setback from twelve feet to five feet is to meet an 
industry-standard and allow for an industry-standard building pad of 50 feet for a 60-foot wide lot.

Requested Modifications
Side yard setback for T3 - 5 ft

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp

OS
iT

iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
NF

iG
Ur

AT
iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 

San Marcos, Texas

SMarTcode VerSion 10 SC07

ArTiCLE 1. GENErAL TO ALL pLANS

TABLE 1.3. SUMMArY TABLE - NEw dEvELOpMENT

T1   
NATUrAL 
ZONE T2   rUrAL 

ZONE T3   
SUB-UrBAN
ZONE T4      

GENErAL UrBAN 
ZONE T5  

UrBAN CENTEr 
 ZONE

a.  ALLOCATiON OF ZONES per Community Unit, applicable to Article 3 only.
CLd requires 50% min 20 - 40% 10-30% not permitted
TNd requires no minimum no minimum 10 - 30% 30 - 60% 10 - 30%
b.  BASE rESidENTiAL dENSiTY   (see Section 3.8)
By right not applicable 1 unit / 20 ac avg. 10 DUA by Design by Design
Other Functions by Variance by Variance 20% max 10 - 30% 30 - 50% 
c. BLOCK SiZE
Block perimeter no maximum no maximum 2400 ft. max 2000 ft. max 2000 ft. max *
d. THOrOUGHFArES   (see Table 3.3) * 2500 with parking structures
Hw permitted permitted permitted not permitted not permitted
Bv not permitted not permitted permitted permitted permitted
Av not permitted not permitted permitted permitted permitted
CS not permitted not permitted not permitted not permitted permitted
dr not permitted not permitted permitted permitted permitted
ST not permitted not permitted permitted permitted permitted
rd permitted permitted permitted not permitted not permitted
rear Lane not permitted not permitted permitted permitted not permitted
rear Alley not permitted not permitted not permitted permitted required
path permitted permitted permitted not permitted * not permitted
passage not permitted not permitted not permitted permitted permitted
Bicycle Trail permitted permitted permitted not permitted * not permitted
Bicycle Lane permitted permitted permitted not permitted not permitted
Bicycle route permitted permitted permitted permitted permitted
e. CiviC SpACES   (see Table 3.4) * permitted with Open Space
park permitted permitted permitted by Warrant by Warrant
Green not permitted not permitted permitted permitted permitted
Square not permitted not permitted not permitted permitted permitted
plaza not permitted not permitted not permitted not permitted permitted
playground permitted permitted permitted permitted permitted
Community Garden permitted permitted permitted permitted permitted
f. LOT OCCUpATiON
Lot width not applicable by Warrant 60 ft. min 120 ft. max 18 ft. min 120 ft. max 18 ft. min 196 ft. max

di
Sp
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iO
N

Lot Coverage not applicable by Warrant 60% max 80% max 100% max
g. SETBACKS - priNCipAL BUiLdiNG (see Tables 5.11 - 5.13)
(g.1) Front Setback (principal) not applicable 48 ft. min 24 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.2) Front Setback (Secondary) not applicable 48 ft. min 12 ft. min 6 ft. min 18 ft. max 0 ft. min 12 ft. max
(g.3) Side Setback not applicable 96 ft. min 12 ft. min 0 ft. min or 6 ft. min. total 0 ft. min 24 ft. max
(g.4) rear  Setback not applicable 96 ft. min 12 ft. min 3 ft. min    * 3 ft. min    *
Frontage Buildout not applicable not applicable 40% min 60% min 80% min
h. SETBACKS -  OUTBUiLdiNG (see Tables 5.11 - 5.13) * or 15 ft. from centerline of Lane or Alley
(h.1) Front Setback not applicable 20 ft. min +bldg setback 20 ft. min +bldg setback 20 ft. min +bldg setback 40 ft. max from rear prop
(h.2) Side Setback not applicable 3 ft. or 6 ft. 3 ft. or 6 ft. 0 ft. min or 5 ft. 0 ft min
(h.3) rear  Setback not applicable 3 ft. min 3 ft. min 3 ft. max 3 ft. max
i. BUiLdiNG diSpOSiTiON (see Table 5.1)
Edgeyard not applicable permitted permitted permitted by Warrant
Sideyard not applicable not permitted not permitted permitted permitted
rearyard not applicable not permitted not permitted permitted permitted
Courtyard not applicable not permitted not permitted not permitted permitted
j. privATE FrONTAGES (see Table 5.3)
Common Yard not applicable permitted permitted permitted not permitted

CO
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iO

N

porch & Fence not applicable permitted permitted permitted not permitted
Terrace or dooryard not applicable not permitted not permitted permitted permitted
Forecourt not applicable not permitted not permitted permitted permitted
Stoop not applicable not permitted not permitted permitted permitted
Shopfront & Awning not applicable not permitted not permitted permitted permitted
Gallery not applicable not permitted not permitted permitted permitted
k. BUiLdiNG CONFiGUrATiON (see Table 5.2)
principal Building not applicable 2 Stories max 2 Stories max 3 Stories max 5 Stories max*, 2 min
Outbuilding not applicable 2 Stories max 2 Stories max 2 Stories max 2 Stories max
l. BUiLdiNG FUNCTiON (see Table 5.4 &Table 5.7) *1 or 6+ Stories by Warrant
residential not applicable restricted use restricted use limited use open use

FU
NC

Ti
ON

Lodging not applicable restricted use restricted use limited use open use
Office not applicable restricted use restricted use limited use open use
retail not applicable restricted use restricted use limited use open use

ArTiCLE 5
ArTiCLE 2, 3, 4 
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San Marcos, Texas    7

Warrant 6
Smart Code: 
3.5.4 (a)

Requested Modifications
All civic buildings to be constructed in the plaza/amenity center area in pedestrian shed 1 only.

Justification
The amenity center, located in the center of the Phase 1 community, best serves the community by 
providing built structures in a central location.  This allows for the economy of scale and to provide 
the greatest amount of amenities for all residences for the project’s amenity improvement budget
The amenity center may provide the following amenities

Note: A transit facility location is shown in each pedestrian shed in the Civic Plan Exhibit.

Community Center 
Building(s) Amenities
• fitness room
• meeting room
• restrooms

Outdoor Amenities
• pool
• splash pad
• playscape
• barbecue area
• shade structure
• yard games (horseshoes etc.)
• sport courts
• fire pit

San Marcos, Texas

Sm a rtCo d e Ve rSi o n 10SC14

ARTICLE 3. NEw CommuNITy PLANs

the Civic Space types specified in Table 3.4a or 3.4b.
3.5.3. CiviC spaCe (Cs) speCifiC to t3 – t5 Zones

a. Each Pedestrian Shed shall assign at least 5% of its Urbanized area to 
Civic Space. 

b. Civic Spaces shall be designed as generally described in Table 3.4, 
approved by the DRC, and distributed throughout Transect Zones as 
described in Table 1.3e.

c. Each Pedestrian Shed shall contain at least one Main Civic Space. 
The Main Civic Space shall be within 800 feet of the geographic center 
of each Pedestrian Shed, unless topographic conditions, pre-existing 
Thoroughfare alignments or other circumstances prevent such location. 
A Main Civic Space shall conform to one of the types specified in Table 
3.4b, 3.4c, or 3.4d.

d. Within 1,000 feet of every Lot in Residential use, a Civic Space designed 
and equipped as a playground shall be provided. A playground shall 
conform to Table 3.4e.

e. Each Civic Space shall have a minimum of 50% of its perimeter enfront-
ing a Thoroughfare, except for playgrounds.

f. Civic Spaces smaller than one (1) acre shall not be proportioned nar-
rower than 1:4.

g. Parks may be permitted in Transect Zones T4 and T5 when approved 
by the DRC.

3.5.4. CiviC buildings (Cb) speCifiC to t3 – t5 Zones
a. The owner shall covenant to construct a Meeting Hall or a Third Place 

in proximity to the Main Civic Space of each Pedestrian Shed. Its cor-
responding Public Frontage shall be equipped with a shelter and bench 
for a transit stop.

b. Civic Building Lot shall be reserved for an elementary school for up to 
five years after the sale of the last lot. Its area shall be a minimum of 
three (3) acres. The school site may be within any Transect Zone. Any 
playing fields should be outside the Pedestrian Shed.

c. One Civic Building Lot suitable for a childcare building shall be reserved 
within each Pedestrian Shed for up to five years after the sale of the 
last lot. The owner or a homeowners’ association or other community 
council may organize, fund and construct an appropriate building as 
the need arises.

d. Civic Building sites shall not occupy more than 20% of the area of each 
Pedestrian Shed.

e. Civic Building sites should be located within or adjacent to a Civic Space, 
or at the axial termination of a significant Thoroughfare.

f. Civic Buildings shall not be subject to the standards of Article 5. Their 
design shall require approval by the DRC. 

3.6. sPECIAL DIsTRICTs
3.6.1. Special District designations shall be assigned to areas that, by their intrinsic 



8   Waterstone Warrants   02/25/2020
Updated   03/11/2020

Warrant 7
Smart Code: 
3.5.4 (c)

Requested Modifications
The plan has sites for daycare facilities in the neighborhood services in pedestrian sheds 2 and 3. 

Justification
The population of Phase 1 will support one or two daycare care facilities, and two possible sites for 
this use have been identified on the civic plan exhibit. 

San Marcos, Texas

Sm a rtCo d e Ve rSi o n 10SC14

ARTICLE 3. NEw CommuNITy PLANs

the Civic Space types specified in Table 3.4a or 3.4b.
3.5.3. CiviC spaCe (Cs) speCifiC to t3 – t5 Zones

a. Each Pedestrian Shed shall assign at least 5% of its Urbanized area to 
Civic Space. 

b. Civic Spaces shall be designed as generally described in Table 3.4, 
approved by the DRC, and distributed throughout Transect Zones as 
described in Table 1.3e.

c. Each Pedestrian Shed shall contain at least one Main Civic Space. 
The Main Civic Space shall be within 800 feet of the geographic center 
of each Pedestrian Shed, unless topographic conditions, pre-existing 
Thoroughfare alignments or other circumstances prevent such location. 
A Main Civic Space shall conform to one of the types specified in Table 
3.4b, 3.4c, or 3.4d.

d. Within 1,000 feet of every Lot in Residential use, a Civic Space designed 
and equipped as a playground shall be provided. A playground shall 
conform to Table 3.4e.

e. Each Civic Space shall have a minimum of 50% of its perimeter enfront-
ing a Thoroughfare, except for playgrounds.

f. Civic Spaces smaller than one (1) acre shall not be proportioned nar-
rower than 1:4.

g. Parks may be permitted in Transect Zones T4 and T5 when approved 
by the DRC.

3.5.4. CiviC buildings (Cb) speCifiC to t3 – t5 Zones
a. The owner shall covenant to construct a Meeting Hall or a Third Place 

in proximity to the Main Civic Space of each Pedestrian Shed. Its cor-
responding Public Frontage shall be equipped with a shelter and bench 
for a transit stop.

b. Civic Building Lot shall be reserved for an elementary school for up to 
five years after the sale of the last lot. Its area shall be a minimum of 
three (3) acres. The school site may be within any Transect Zone. Any 
playing fields should be outside the Pedestrian Shed.

c. One Civic Building Lot suitable for a childcare building shall be reserved 
within each Pedestrian Shed for up to five years after the sale of the 
last lot. The owner or a homeowners’ association or other community 
council may organize, fund and construct an appropriate building as 
the need arises.

d. Civic Building sites shall not occupy more than 20% of the area of each 
Pedestrian Shed.

e. Civic Building sites should be located within or adjacent to a Civic Space, 
or at the axial termination of a significant Thoroughfare.

f. Civic Buildings shall not be subject to the standards of Article 5. Their 
design shall require approval by the DRC. 

3.6. sPECIAL DIsTRICTs
3.6.1. Special District designations shall be assigned to areas that, by their intrinsic 
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the Civic Space types specified in Table 3.4a or 3.4b.
3.5.3. CiviC spaCe (Cs) speCifiC to t3 – t5 Zones

a. Each Pedestrian Shed shall assign at least 5% of its Urbanized area to 
Civic Space. 

b. Civic Spaces shall be designed as generally described in Table 3.4, 
approved by the DRC, and distributed throughout Transect Zones as 
described in Table 1.3e.

c. Each Pedestrian Shed shall contain at least one Main Civic Space. 
The Main Civic Space shall be within 800 feet of the geographic center 
of each Pedestrian Shed, unless topographic conditions, pre-existing 
Thoroughfare alignments or other circumstances prevent such location. 
A Main Civic Space shall conform to one of the types specified in Table 
3.4b, 3.4c, or 3.4d.

d. Within 1,000 feet of every Lot in Residential use, a Civic Space designed 
and equipped as a playground shall be provided. A playground shall 
conform to Table 3.4e.

e. Each Civic Space shall have a minimum of 50% of its perimeter enfront-
ing a Thoroughfare, except for playgrounds.

f. Civic Spaces smaller than one (1) acre shall not be proportioned nar-
rower than 1:4.

g. Parks may be permitted in Transect Zones T4 and T5 when approved 
by the DRC.

3.5.4. CiviC buildings (Cb) speCifiC to t3 – t5 Zones
a. The owner shall covenant to construct a Meeting Hall or a Third Place 

in proximity to the Main Civic Space of each Pedestrian Shed. Its cor-
responding Public Frontage shall be equipped with a shelter and bench 
for a transit stop.

b. Civic Building Lot shall be reserved for an elementary school for up to 
five years after the sale of the last lot. Its area shall be a minimum of 
three (3) acres. The school site may be within any Transect Zone. Any 
playing fields should be outside the Pedestrian Shed.

c. One Civic Building Lot suitable for a childcare building shall be reserved 
within each Pedestrian Shed for up to five years after the sale of the 
last lot. The owner or a homeowners’ association or other community 
council may organize, fund and construct an appropriate building as 
the need arises.

d. Civic Building sites shall not occupy more than 20% of the area of each 
Pedestrian Shed.

e. Civic Building sites should be located within or adjacent to a Civic Space, 
or at the axial termination of a significant Thoroughfare.

f. Civic Buildings shall not be subject to the standards of Article 5. Their 
design shall require approval by the DRC. 

3.6. sPECIAL DIsTRICTs
3.6.1. Special District designations shall be assigned to areas that, by their intrinsic 
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Warrant 8
Smart Code: 
3.7.1 (f)

Requested Modifications
Allow cul-de-sacs per the plan

Justification
The cul-de-sac shown is open-ended to allow for the trail system to connect. This parcel of land 
with 16 lots comes to a point and is cut off by the gas easement to the north and the drainage 
system to the south, thus the need for a cul-de-sac at this location. An additional connection to CR 
158 would involve further impacting the stream and necessitate the construction of a significant 
drainage structure. Such a connection would also have to cross the pipeline. An effort was made to 
minimize crossings of the creek while still providing for safe mobility. 

All Thoroughfares shall terminate at other Thoroughfares, forming a 
network. Internal Thoroughfares shall connect wherever possible to those 
on adjacent sites. Cul-de-sacs shall be subject to approval by the DRC 
to accommodate specific site conditions only, and shall be connected by 
Paths and/or Bicycle Trails. 
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size, Function, or Configuration, cannot conform to the requirements of any 
Transect Zone or combination of zones. 

3.6.2. Conditions of development for Special Districts shall be determined in a 
public hearing of City Council and recorded on Table 3.7.  

3.7. THoRouGHFARE sTANDARDs
3.7.1. general

a. Thoroughfares are intended for use by vehicular and pedestrian traffic 
and to provide access to Lots and Open Spaces.

b. Thoroughfares shall generally consist of vehicular lanes and Public 
Frontages. 

c. Thoroughfares shall be designed in context with the urban form and 
desired design speed of the Transect Zones through which they pass. 
The Public Frontages of Thoroughfares that pass from one Transect Zone 
to another shall be adjusted accordingly or, alternatively, the Transect 
Zone may follow the alignment of the Thoroughfare to the depth of one 
Lot, retaining a single Public Frontage throughout its trajectory. 

d. Within the most rural Zones (T1 and T2) pedestrian comfort shall be a 
secondary consideration of the Thoroughfare. Design conflict between 
vehicular and pedestrian generally shall be decided in favor of the ve-
hicle. Within the more urban Transect Zones (T3 through T5) pedestrian 
comfort shall be a primary consideration of the Thoroughfare. Design 
conflict between vehicular and pedestrian movement generally shall be 
decided in favor of the pedestrian. 

e. The Thoroughfare network shall be designed to define Blocks not exceed-
ing the size prescribed in Table 1.3c. The perimeter shall be measured 
as the sum of Lot Frontage Lines. Block perimeter at the edge of the 
development parcel shall be subject to approval by Warrant.

f. All Thoroughfares shall terminate at other Thoroughfares, forming a 
network. Internal Thoroughfares shall connect wherever possible to those 
on adjacent sites. Cul-de-sacs shall be subject to approval by Warrant 
to accommodate specific site conditions only, and shall be connected 
by Paths and/or Bicycle Trails.

g. Each Lot shall Enfront a vehicular Thoroughfare, except that 20% of the 
Lots within each Transect Zone may Enfront a Passage.

h. Thoroughfares along a designated B-Grid may be exempted by the DRC 
from one or more of the specified Public Frontage or Private Frontage 
requirements. See Table 5.3.

i. Paths and Bicycle Trails shall meet AASHTO standards.
j. The standards for Thoroughfares within Special Districts shall be deter-

mined by Warrant.
3.7.2. vehiCular lanes

a. Thoroughfares may include vehicular lanes in a variety of widths for 
parked and for moving vehicles, including bicycles. The standards for 
vehicular lanes shall be as shown in Table 3.3.
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size, Function, or Configuration, cannot conform to the requirements of any 
Transect Zone or combination of zones. 

3.6.2. Conditions of development for Special Districts shall be determined in a 
public hearing of City Council and recorded on Table 3.7.  

3.7. THoRouGHFARE sTANDARDs
3.7.1. general

a. Thoroughfares are intended for use by vehicular and pedestrian traffic 
and to provide access to Lots and Open Spaces.

b. Thoroughfares shall generally consist of vehicular lanes and Public 
Frontages. 

c. Thoroughfares shall be designed in context with the urban form and 
desired design speed of the Transect Zones through which they pass. 
The Public Frontages of Thoroughfares that pass from one Transect Zone 
to another shall be adjusted accordingly or, alternatively, the Transect 
Zone may follow the alignment of the Thoroughfare to the depth of one 
Lot, retaining a single Public Frontage throughout its trajectory. 

d. Within the most rural Zones (T1 and T2) pedestrian comfort shall be a 
secondary consideration of the Thoroughfare. Design conflict between 
vehicular and pedestrian generally shall be decided in favor of the ve-
hicle. Within the more urban Transect Zones (T3 through T5) pedestrian 
comfort shall be a primary consideration of the Thoroughfare. Design 
conflict between vehicular and pedestrian movement generally shall be 
decided in favor of the pedestrian. 

e. The Thoroughfare network shall be designed to define Blocks not exceed-
ing the size prescribed in Table 1.3c. The perimeter shall be measured 
as the sum of Lot Frontage Lines. Block perimeter at the edge of the 
development parcel shall be subject to approval by Warrant.

f. All Thoroughfares shall terminate at other Thoroughfares, forming a 
network. Internal Thoroughfares shall connect wherever possible to those 
on adjacent sites. Cul-de-sacs shall be subject to approval by Warrant 
to accommodate specific site conditions only, and shall be connected 
by Paths and/or Bicycle Trails.

g. Each Lot shall Enfront a vehicular Thoroughfare, except that 20% of the 
Lots within each Transect Zone may Enfront a Passage.

h. Thoroughfares along a designated B-Grid may be exempted by the DRC 
from one or more of the specified Public Frontage or Private Frontage 
requirements. See Table 5.3.

i. Paths and Bicycle Trails shall meet AASHTO standards.
j. The standards for Thoroughfares within Special Districts shall be deter-

mined by Warrant.
3.7.2. vehiCular lanes

a. Thoroughfares may include vehicular lanes in a variety of widths for 
parked and for moving vehicles, including bicycles. The standards for 
vehicular lanes shall be as shown in Table 3.3.

 approx.
1450’

 approx.
3500’

 approx.
930’

cul de sac enlargement

Distances between CR 158 connections
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Warrant 9
Smart Code: 
3.7.3  

Requested Modifications
Allow Transportation Master Plan Cross Sections in place of those required in SmartCode.

Justification
With T3 being across the street from T4, it is important to have common standards along a single 
roadway.  Please see street sections on the Thoroughfare Network Plan.
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b. A bicycle network consisting of Bicycle Trails, Bicycle Routes and Bicycle 
Lanes should be provided throughout as defined in Article 6 Definitions 
of Terms and allocated as specified in Table 1.3d. Bicycle Routes should 
be marked with Sharrows. The community bicycle network shall be con-
nected to existing or proposed regional networks wherever possible.

3.7.3. publiC frontages
a. general to all Zones t1, t2, t3, t4, t5

i. The Public Frontage contributes to the character of the Transect 
Zone, and includes the types of Sidewalk, Curb, planter, bicycle 
facility, and street trees.

ii. Public Frontages shall be designed as shown in Table 3.2 and 
Table 3.3 and allocated within Transect Zones as specified in 
Table 1.3d. 

iii. Within the Public Frontages, the prescribed types of Public Plant-
ing and Public Lighting shall be as shown in Table 3.2, Table 3.3, 
Table 3.5 and Table 3.6. The spacing may be adjusted by the 
DRC to accommodate specific site conditions.

b. speCifiC to Zones t1, t2, t3
i. The Public Frontage shall include trees of various species, natu-

ralistically clustered, as well as shrubs and other low vegetation.
ii. The introduced landscape shall consist primarily of native species 

requiring minimal irrigation, fertilization and maintenance.
c. speCifiC to Zones t4, t5

i. The introduced landscape shall consist primarily of durable species 
tolerant of soil compaction.

d. speCifiC to Zone t4
i. The Public Frontage shall include trees planted in a regularly-

spaced Allee pattern of single or alternated species with shade 
canopies of a height that, at maturity, clears at least one Story.

e. speCifiC to Zone t5
i. The Public Frontage shall include trees planted in a regularly-

spaced Allee pattern of single species with shade canopies of a 
height that, at maturity, clears at least one Story. At Retail Front-
ages, the spacing of the trees may be irregular, to avoid visually 
obscuring the shopfronts. 

ii. Streets with a Right-of-Way width of 40 feet or less shall be exempt 
from the tree requirement.

3.8. DENsITy CALCuLATIoNs 
3.8.1. All areas of the New Community Plan site that are not part of the O-1 Pre-

served Division shall be considered cumulatively the Net Site Area. The Net 
Site Area shall be allocated to the various Transect Zones according to the 
parameters specified in Table 1.3a. 

3.8.2. Density shall be expressed in terms of dwelling units per acre as specified 
for the area of each Transect Zone by Table 1.3b. For purposes of Density 
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b. A bicycle network consisting of Bicycle Trails, Bicycle Routes and Bicycle 
Lanes should be provided throughout as defined in Article 6 Definitions 
of Terms and allocated as specified in Table 1.3d. Bicycle Routes should 
be marked with Sharrows. The community bicycle network shall be con-
nected to existing or proposed regional networks wherever possible.

3.7.3. publiC frontages
a. general to all Zones t1, t2, t3, t4, t5

i. The Public Frontage contributes to the character of the Transect 
Zone, and includes the types of Sidewalk, Curb, planter, bicycle 
facility, and street trees.

ii. Public Frontages shall be designed as shown in Table 3.2 and 
Table 3.3 and allocated within Transect Zones as specified in 
Table 1.3d. 

iii. Within the Public Frontages, the prescribed types of Public Plant-
ing and Public Lighting shall be as shown in Table 3.2, Table 3.3, 
Table 3.5 and Table 3.6. The spacing may be adjusted by the 
DRC to accommodate specific site conditions.

b. speCifiC to Zones t1, t2, t3
i. The Public Frontage shall include trees of various species, natu-

ralistically clustered, as well as shrubs and other low vegetation.
ii. The introduced landscape shall consist primarily of native species 

requiring minimal irrigation, fertilization and maintenance.
c. speCifiC to Zones t4, t5

i. The introduced landscape shall consist primarily of durable species 
tolerant of soil compaction.

d. speCifiC to Zone t4
i. The Public Frontage shall include trees planted in a regularly-

spaced Allee pattern of single or alternated species with shade 
canopies of a height that, at maturity, clears at least one Story.

e. speCifiC to Zone t5
i. The Public Frontage shall include trees planted in a regularly-

spaced Allee pattern of single species with shade canopies of a 
height that, at maturity, clears at least one Story. At Retail Front-
ages, the spacing of the trees may be irregular, to avoid visually 
obscuring the shopfronts. 

ii. Streets with a Right-of-Way width of 40 feet or less shall be exempt 
from the tree requirement.

3.8. DENsITy CALCuLATIoNs 
3.8.1. All areas of the New Community Plan site that are not part of the O-1 Pre-

served Division shall be considered cumulatively the Net Site Area. The Net 
Site Area shall be allocated to the various Transect Zones according to the 
parameters specified in Table 1.3a. 

3.8.2. Density shall be expressed in terms of dwelling units per acre as specified 
for the area of each Transect Zone by Table 1.3b. For purposes of Density 
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Warrant 10
Smart Code: 
Table 3.6

Requested Modifications
The developer may utilize the pipe, the post, and column, or the double-column Smart Code 
approved public lighting type in any Transect Zone throughout the Project.

Justification
Under the Code, the project would be required to have three different types of lighting poles.  
With Transect Zones changing from one side of the street to the other or along the street as it 
progresses throughout the community, it is important to have consistency in lighting fixtures.

Smart Code
Requested Modification

Cobra Head

Pipe

Post

Column

Double Column

Specification



12   Waterstone Warrants   02/25/2020
Updated   03/11/2020

Warrant 11
Smart Code: 
5.9.3 (b) and 5.9.5 (a)

Justification
The smart code requires the garages to be near the rear yard when accessed from the front yard. 
On sixty foot lots, builders do not have products to work with this requirement. Allowing garages to 
be located within layer 1 but requiring all garages to be a minimum of 5 feet the front elevation or 
front porch of the house, the “snout house” look for the project will be avoided.

Requested Modification
Allow garages in second layer with a 5 foot recess from the front elevation of the home. This is a 
requested modification for all transect zones. 
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tions within any pair of adjacent Blocks. 
c. Based on the Effective Parking available, the Density of the projected Function 

may be determined according to Table 5.5.
d. Within 1/2 mile radius area of a Transit Oriented Development (TOD) the Effec-

tive Parking may be further adjusted upward by 30%.
e. The total Density within each Transect Zone shall not exceed that specified by 

an approved Regulating Plan based on Article 3 or Article 4.
f. Accessory Units do not count toward Density calculations.
g. Liner Buildings less than 30 feet deep and no more than two Stories shall be 

exempt from parking requirements.
5.8.3. SpeCifiC to zone  t5

a. Buildable Density within the CBA is not determined by the actual parking pro-
vided. Properties within the CBA shall have no parking requirements with the 
exception of new multi-family development.

5.9. PARKIng LoCATIon sTAndARds 
5.9.1. General to zoneS t2,t3, t4, t5

a. Parking shall be accessed by Rear Alleys or Rear Lanes, when such are avail-
able on the Regulating Plan.

b. Open parking areas shall be masked from the Frontage by a Building or 
Streetscreen.

5.9.2. For buildings on B-Grids, open parking areas may be allowed unmasked on the Front-
age by approval of the DRC, except for corner lots at intersections with the A-Grid.

5.9.3. SpeCifiC to zoneS t2, t3
a. Open parking areas shall be located at the second and third Lot Layers, except 

that Driveways, drop-offs and unpaved parking areas may be located at the first 
Lot Layer. (Table 8.1d)

b. Garages shall be located at the third Layer except that side- or rear-entry types 
may be allowed in the first or second Layer by Warrant.

5.9.4. SpeCifiC to zoneS t3, t4
a. Driveways at Frontages shall be no wider than 12 feet in the first Layer.

5.9.5. SpeCifiC to zone t4
a. All parking areas and garages shall be located at the second or third Layer. 

(Table 8.1d) 
b. A minimum of one bicycle rack place shall be provided within Public or Private 

Frontage for every ten vehicular parking spaces
5.9.6. SpeCifiC to zone t5

a. All parking lots, garages, and Parking Structures shall be located at the second 
or third Layer. (Table 8.1d) 

b. Vehicular entrances to parking lots, garages, and Parking Structures shall be 
no wider than 24 feet at the Frontage.

c. Pedestrian exits from all parking lots, garages, and Parking Structures should be 
directly to a Frontage Line (i.e., not directly into a building) except underground 
levels that may be exited by pedestrians directly into a building.

d. Parking Structures on the A-Grid shall have Liner Buildings lining the first and 
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tions within any pair of adjacent Blocks. 
c. Based on the Effective Parking available, the Density of the projected Function 

may be determined according to Table 5.5.
d. Within 1/2 mile radius area of a Transit Oriented Development (TOD) the Effec-

tive Parking may be further adjusted upward by 30%.
e. The total Density within each Transect Zone shall not exceed that specified by 

an approved Regulating Plan based on Article 3 or Article 4.
f. Accessory Units do not count toward Density calculations.
g. Liner Buildings less than 30 feet deep and no more than two Stories shall be 

exempt from parking requirements.
5.8.3. SpeCifiC to zone  t5

a. Buildable Density within the CBA is not determined by the actual parking pro-
vided. Properties within the CBA shall have no parking requirements with the 
exception of new multi-family development.

5.9. PARKIng LoCATIon sTAndARds 
5.9.1. General to zoneS t2,t3, t4, t5

a. Parking shall be accessed by Rear Alleys or Rear Lanes, when such are avail-
able on the Regulating Plan.

b. Open parking areas shall be masked from the Frontage by a Building or 
Streetscreen.

5.9.2. For buildings on B-Grids, open parking areas may be allowed unmasked on the Front-
age by approval of the DRC, except for corner lots at intersections with the A-Grid.

5.9.3. SpeCifiC to zoneS t2, t3
a. Open parking areas shall be located at the second and third Lot Layers, except 

that Driveways, drop-offs and unpaved parking areas may be located at the first 
Lot Layer. (Table 8.1d)

b. Garages shall be located at the third Layer except that side- or rear-entry types 
may be allowed in the first or second Layer by Warrant.

5.9.4. SpeCifiC to zoneS t3, t4
a. Driveways at Frontages shall be no wider than 12 feet in the first Layer.

5.9.5. SpeCifiC to zone t4
a. All parking areas and garages shall be located at the second or third Layer. 

(Table 8.1d) 
b. A minimum of one bicycle rack place shall be provided within Public or Private 

Frontage for every ten vehicular parking spaces
5.9.6. SpeCifiC to zone t5

a. All parking lots, garages, and Parking Structures shall be located at the second 
or third Layer. (Table 8.1d) 

b. Vehicular entrances to parking lots, garages, and Parking Structures shall be 
no wider than 24 feet at the Frontage.

c. Pedestrian exits from all parking lots, garages, and Parking Structures should be 
directly to a Frontage Line (i.e., not directly into a building) except underground 
levels that may be exited by pedestrians directly into a building.

d. Parking Structures on the A-Grid shall have Liner Buildings lining the first and 
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tions within any pair of adjacent Blocks. 
c. Based on the Effective Parking available, the Density of the projected Function 

may be determined according to Table 5.5.
d. Within 1/2 mile radius area of a Transit Oriented Development (TOD) the Effec-

tive Parking may be further adjusted upward by 30%.
e. The total Density within each Transect Zone shall not exceed that specified by 

an approved Regulating Plan based on Article 3 or Article 4.
f. Accessory Units do not count toward Density calculations.
g. Liner Buildings less than 30 feet deep and no more than two Stories shall be 

exempt from parking requirements.
5.8.3. SpeCifiC to zone  t5

a. Buildable Density within the CBA is not determined by the actual parking pro-
vided. Properties within the CBA shall have no parking requirements with the 
exception of new multi-family development.

5.9. PARKIng LoCATIon sTAndARds 
5.9.1. General to zoneS t2,t3, t4, t5

a. Parking shall be accessed by Rear Alleys or Rear Lanes, when such are avail-
able on the Regulating Plan.

b. Open parking areas shall be masked from the Frontage by a Building or 
Streetscreen.

5.9.2. For buildings on B-Grids, open parking areas may be allowed unmasked on the Front-
age by approval of the DRC, except for corner lots at intersections with the A-Grid.

5.9.3. SpeCifiC to zoneS t2, t3
a. Open parking areas shall be located at the second and third Lot Layers, except 

that Driveways, drop-offs and unpaved parking areas may be located at the first 
Lot Layer. (Table 8.1d)

b. Garages shall be located at the third Layer except that side- or rear-entry types 
may be allowed in the first or second Layer by Warrant.

5.9.4. SpeCifiC to zoneS t3, t4
a. Driveways at Frontages shall be no wider than 12 feet in the first Layer.

5.9.5. SpeCifiC to zone t4
a. All parking areas and garages shall be located at the second or third Layer. 

(Table 8.1d) 
b. A minimum of one bicycle rack place shall be provided within Public or Private 

Frontage for every ten vehicular parking spaces
5.9.6. SpeCifiC to zone t5

a. All parking lots, garages, and Parking Structures shall be located at the second 
or third Layer. (Table 8.1d) 

b. Vehicular entrances to parking lots, garages, and Parking Structures shall be 
no wider than 24 feet at the Frontage.

c. Pedestrian exits from all parking lots, garages, and Parking Structures should be 
directly to a Frontage Line (i.e., not directly into a building) except underground 
levels that may be exited by pedestrians directly into a building.

d. Parking Structures on the A-Grid shall have Liner Buildings lining the first and 
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Warrant 12
Smart Code: 
5.9.4 (a) and 5.9.5 (a)

Requested Modifications
Driveway shall be allowed to be 12 feet from back of curb to R.O.W. then transition to 18 feet. This 
is a requested modification for all transect zones.  This condition would only be employed for two-
car garages.  

Justification
A wider driveway width would accommodate more off-street parking.
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tions within any pair of adjacent Blocks. 
c. Based on the Effective Parking available, the Density of the projected Function 

may be determined according to Table 5.5.
d. Within 1/2 mile radius area of a Transit Oriented Development (TOD) the Effec-

tive Parking may be further adjusted upward by 30%.
e. The total Density within each Transect Zone shall not exceed that specified by 

an approved Regulating Plan based on Article 3 or Article 4.
f. Accessory Units do not count toward Density calculations.
g. Liner Buildings less than 30 feet deep and no more than two Stories shall be 

exempt from parking requirements.
5.8.3. SpeCifiC to zone  t5

a. Buildable Density within the CBA is not determined by the actual parking pro-
vided. Properties within the CBA shall have no parking requirements with the 
exception of new multi-family development.

5.9. PARKIng LoCATIon sTAndARds 
5.9.1. General to zoneS t2,t3, t4, t5

a. Parking shall be accessed by Rear Alleys or Rear Lanes, when such are avail-
able on the Regulating Plan.

b. Open parking areas shall be masked from the Frontage by a Building or 
Streetscreen.

5.9.2. For buildings on B-Grids, open parking areas may be allowed unmasked on the Front-
age by approval of the DRC, except for corner lots at intersections with the A-Grid.

5.9.3. SpeCifiC to zoneS t2, t3
a. Open parking areas shall be located at the second and third Lot Layers, except 

that Driveways, drop-offs and unpaved parking areas may be located at the first 
Lot Layer. (Table 8.1d)

b. Garages shall be located at the third Layer except that side- or rear-entry types 
may be allowed in the first or second Layer by Warrant.

5.9.4. SpeCifiC to zoneS t3, t4
a. Driveways at Frontages shall be no wider than 12 feet in the first Layer.

5.9.5. SpeCifiC to zone t4
a. All parking areas and garages shall be located at the second or third Layer. 

(Table 8.1d) 
b. A minimum of one bicycle rack place shall be provided within Public or Private 

Frontage for every ten vehicular parking spaces
5.9.6. SpeCifiC to zone t5

a. All parking lots, garages, and Parking Structures shall be located at the second 
or third Layer. (Table 8.1d) 

b. Vehicular entrances to parking lots, garages, and Parking Structures shall be 
no wider than 24 feet at the Frontage.

c. Pedestrian exits from all parking lots, garages, and Parking Structures should be 
directly to a Frontage Line (i.e., not directly into a building) except underground 
levels that may be exited by pedestrians directly into a building.

d. Parking Structures on the A-Grid shall have Liner Buildings lining the first and 

San Marcos, Texas
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ARTICLE 5. LoT And BuILdIng REguLATIons

tions within any pair of adjacent Blocks. 
c. Based on the Effective Parking available, the Density of the projected Function 

may be determined according to Table 5.5.
d. Within 1/2 mile radius area of a Transit Oriented Development (TOD) the Effec-

tive Parking may be further adjusted upward by 30%.
e. The total Density within each Transect Zone shall not exceed that specified by 

an approved Regulating Plan based on Article 3 or Article 4.
f. Accessory Units do not count toward Density calculations.
g. Liner Buildings less than 30 feet deep and no more than two Stories shall be 

exempt from parking requirements.
5.8.3. SpeCifiC to zone  t5

a. Buildable Density within the CBA is not determined by the actual parking pro-
vided. Properties within the CBA shall have no parking requirements with the 
exception of new multi-family development.

5.9. PARKIng LoCATIon sTAndARds 
5.9.1. General to zoneS t2,t3, t4, t5

a. Parking shall be accessed by Rear Alleys or Rear Lanes, when such are avail-
able on the Regulating Plan.

b. Open parking areas shall be masked from the Frontage by a Building or 
Streetscreen.

5.9.2. For buildings on B-Grids, open parking areas may be allowed unmasked on the Front-
age by approval of the DRC, except for corner lots at intersections with the A-Grid.

5.9.3. SpeCifiC to zoneS t2, t3
a. Open parking areas shall be located at the second and third Lot Layers, except 

that Driveways, drop-offs and unpaved parking areas may be located at the first 
Lot Layer. (Table 8.1d)

b. Garages shall be located at the third Layer except that side- or rear-entry types 
may be allowed in the first or second Layer by Warrant.

5.9.4. SpeCifiC to zoneS t3, t4
a. Driveways at Frontages shall be no wider than 12 feet in the first Layer.

5.9.5. SpeCifiC to zone t4
a. All parking areas and garages shall be located at the second or third Layer. 

(Table 8.1d) 
b. A minimum of one bicycle rack place shall be provided within Public or Private 

Frontage for every ten vehicular parking spaces
5.9.6. SpeCifiC to zone t5

a. All parking lots, garages, and Parking Structures shall be located at the second 
or third Layer. (Table 8.1d) 

b. Vehicular entrances to parking lots, garages, and Parking Structures shall be 
no wider than 24 feet at the Frontage.

c. Pedestrian exits from all parking lots, garages, and Parking Structures should be 
directly to a Frontage Line (i.e., not directly into a building) except underground 
levels that may be exited by pedestrians directly into a building.

d. Parking Structures on the A-Grid shall have Liner Buildings lining the first and 































Hernandez_Amanda
Stamp

Hernandez_Amanda
Stamp

Hernandez_Amanda
Stamp

Hernandez_Amanda
Stamp

Hernandez_Amanda
Stamp

Hernandez_Amanda
Stamp



sanmarcostx.gov

SCW-20-01 
(Waterstone 
Warrants) 

Hold a public hearing and 
consider a request by Blake 
Reed, on behalf of TACK 
Development & LaSalle 
Holdings, for 12 SmartCode 
Warrants that allow deviation 
from SmartCode (SC) Zoning 
for a +/- 648 acre site out of 
the William Hemphill Survey. 
(A. Hernandez)

Presentation pg. 1
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Developer’s Illustrative Plan
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Developer’s Illustrative Plan – Phase 1
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Proposed Pedestrian Sheds 1 – 4
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WARRANT #1: 
Transect Zone Allocation

• Code Requires • Warrant Requests

Transect Allocation

T‐1 No Min.

T‐2 No Min.

T‐3 10‐30%

T‐4 30‐60%

T‐5 10‐30%

Ped Shed #1 Ped Shed #2 Ped Shed #3 Ped Shed #4

17.6% 4.5% 27.9% 9.0%

0.0% 0.0% 0.0% 0.0%

21.9% 9.0% 30.5% 8.8%

60.5% 86.5% 41.6% 82.2%

0.0% 0.0% 0.0% 0.0%
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WARRANT #2: 
Elementary School Site

• Code Allows • Warrant Requests

Example: Wonderland (Private) School +/‐ 2 acres Example: Crocket Elementary +/‐ 10 acres
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WARRANT #3: 
Passages and Paths

• Code Allows

• Warrant Requests

T‐1 T‐2 T‐3 T‐4 T‐5

Path Permitted Permitted Permitted Not Permitted* Not Permitted

Passage Not Permitted Not Permitted Not Permitted Permitted Permitted

* Permitted with Open Space

T‐1 T‐2 T‐3 T‐4 T‐5

Path Permitted Permitted Permitted Not Permitted* Not Permitted

Passage Not Permitted Not Permitted Not Permitted Permitted Permitted
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WARRANT #4: 
Multifamily Lot Size

• Code Allows • Warrant Requests

Source: www.castarchitecture.com
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WARRANT #5: 
Single Family Side Setbacks

• Code Allows • Warrant Requests

Setbacks

T3 T4 T5

Front
(principal)

24’ 6’ min –
18’ max

0’ min –
12’ max

Front 
(secondary)

12’ 6’ min –
18’ max

0’ min –
12’ max

Side 12’ 0’ min –
6’ max

0’ min –
24’ max

Rear 12’ 3’ 3’

Setbacks

T3 T4 T5

Front
(principal)

24’ 6’ min –
18’ max

0’ min –
12’ max

Front 
(secondary)

12’ 6’ min –
18’ max

0’ min –
12’ max

Side 12’
5’

0’ min –
6’ max

0’ min –
24’ max

Rear 12’ 3’ 3’
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WARRANT #6: 
Civic Buildings

• Code Allows

• …construct a Meeting Hall or 
a Third Place in proximity to 
the Main Civic Space of each 
Pedestrian Shed

• Warrant Requests

• Allow the amenity center to 
serve as the Civic Buildings 
required for each pedestrian 
shed

• Staff Proposed Condition: the required shelter and bench shall not 
be waived in any pedestrian shed
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Proposed Civic Space Plan – Amenity Center
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sanmarcostx.gov

WARRANT #7: 
Chlidcare Buildings

• Code Allows

• One Civic Building Lot 
suitable for a childcare 
building shall be reserved 
within each Pedestrian Shed
(4 total required)

• Warrant Requests

• Two Civic Building Lots 
suitable for a childcare 
building shall be reserved 
within Phase 1
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Proposed Civic Space Plan – Day Care Facility
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sanmarcostx.gov

WARRANT #8: 
Cul-De-Sac #3

• Code Allows: cul‐de‐sac with 
staff approval

• Warrant Requests: cul‐de‐sac 
not approved by staff

• Staff Proposal: Provide one additional connection to CR 158 
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WARRANT #9: 
Cross Sections / Public Frontage

• Code Allows

• Warrant Requests
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WARRANT #10: 
Public Lighting

• Code Allows • Warrant Requests
T1 T2 T3 T4 T5

X

X X X

X X X

X X X

X

T1 T2 T3 T4 T5

X

X X X X X

X X X X X

X X X X X

X X X X X
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WARRANT #11: 
Single-Family Garage Placement

• Code Allows • Warrant Requests
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WARRANT #12: 
Driveway Width in First Layer

• Code Allows • Warrant Requests
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Staff Recommendation:

Staff provides this request to the Commission and recommends
- Approval of Warrants 1, 2, 3, 4, 5, 7, 9, & 10 as presented,
- Approval of Warrant #6 with the condition that transit stops shall be

provided in each pedestrian shed, and
- Approval of Warrant #12 with the condition that driveways not exceed 12

feet at the property line.

Staff provides this request to the Commission with a NEUTRAL 
recommendation on:
- Warrant #8 regarding the third cul-de-sac.

Staff also recommends a general condition:
- Approval of any warrants shall not constitute approval of any required

Regulating Plan exhibits used for illustration in the consideration of the
warrant request.
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: AC-19-05, Version: 1

AGENDA CAPTION:

AC-19-05 (Grant Harris) Hold a public hearing and consider a request by Angel Hernandez for an Alternative

Compliance to Section 3.6.3.1(A) of the San Marcos Development Code, to allow the subdivision of a property

into two lots which do not have frontage on a public street, located at 1070 Grant Harris Road. (W. Parrish)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: AC-19-05, Version: 1

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The applicant is requesting an Alternative Compliance to deviate from the requirement that all lots must have

frontage on a public street. The existing neighborhood was created prior to this rule being in effect, and there

is a private road that extends the length of the existing neighborhood, which is within a shared easement. The

applicant would like to split his current 4.57 acre lot into two 2.28 acre lots, both will have access to the

existing private road. Hays County has reviewed and approved this subdivision request.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff recommends that the request be approved with the following conditions:

1. This proposed subdivision shall meet all requirements of the San Marcos Development Code;

2. This Alternative Compliance shall not expire.

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™
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Alternative Compliance Grant Harris  

AC-19-05 Public Frontage 
 

1 
 

Summary 
Request:  An Alternative Compliance to the requirement that all lots have public 

street frontage in Section 3.6.3.1(A) of the San Marcos Development Code. 
Applicant: Angel Hernandez 

1240 Conway Drive 
San Marcos, TX 78666 

Property Owner: Angel Hernandez 
1240 Conway Drive 
San Marcos, TX 78666 

Alternative Compliance 
Expiration: 

The Alternative Compliance shall not expire. 

 
Notification 
Posted:  NA Personal: March 26, 2020 
Response: None as of date of Staff Report 
 
Property Description 
Legal Description: Approximately 4.57 acres, more or less, out of the Antonio M Esnaurizar  

Survey No 6, Hays County 
Location: Near the intersection of Highway 123 and Old Bastrop Highway 
Acreage: 4.57 +/- Central Business 

Area: 
No 

Existing Zoning: NA - ETJ Preferred 
Scenario: 

Low Intensity  

Existing Use: Residential  Proposed Use: Residential 
CONA Neighborhood: N/A Sector: N/A 
Utility Capacity: Developer is responsible 

for extending utilities. 
  

 

Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: ETJ  Single Family Rural / 
Agricultural 

Low Intensity 

South of Property: ETJ  Single Family Rural / 
Agricultural 

Low Intensity 

East of Property: ETJ Single Family Rural  Low Intensity 
West of Property: ETJ Single Family Rural  Low Intensity 

 

 



Alternative Compliance Grant Harris  

AC-19-05 Public Frontage 
 

2 
 

 
 
Staff Recommendation 

Comments from Other Departments 

Police No Concerns 
Fire No Concerns 
Public Services  No Concerns 
Engineering No Concerns 

 Approval as Submitted X Approval with Conditions  Denial 
Staff recommends that the request be approved with the following conditions: 
 

General: 
1. This proposed subdivision shall meet all requirements of the San Marcos Development Code;  
2. This Alternative Compliance shall not expire. 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: January 30, 2020 
 

 

 

 

 

History 

The applicant is requesting an Alternative Compliance to deviate from the requirement that all lots must 
have frontage on a public street. The existing neighborhood was created prior to this rule being in effect, 
and there is a private road that extends the length of the existing neighborhood, which is within a shared 
easement. The applicant would like to split his current 4.57 acre lot into two 2.28 acre lots. Both lots will 
have access to the existing private road. Hays County has reviewed and approved this subdivision request. 
 
Additional Analysis 

Section 3.6.3.1(A) of the San Marcos Development Code states that all lots shall have access to a public 
street. This requirement is to ensure orderly development and prevent the creation of undevelopable or 
land locked lots.  
 
The existing lot has frontage on an existing private road, and the property owner is requesting to subdivide 
the lot in a manner that would ensure that both new lots would have direct frontage on the exiting private 
road. 
  
There are six lots between the lot in question and the closest public road, which are not under the 
applicant’s control. Because of this it is not feasible to require the existing private road to be dedicated to 
the public up to this lot.  



Alternative Compliance Grant Harris  

AC-19-05 Public Frontage 
 

3 
 

valuation 
Criteria for Approval (2.8.4.4) 

Consistent Inconsistent Neutral 

X   

The request is consistent with the policies embodied in the adopted 
Comprehensive Plan; 
This property is within the ETJ, in a Low Intensity zone, which the 
Comprehensive Plan anticipates will generally maintain its character. 
 

X   

The request is consistent with the general purpose, intent and character 
of the development regulations applicable to the property; 
See Criteria for Approval in Section 3.6.5.1 below. 
 

X   

There are special circumstances or conditions arising from the physical 
surroundings, shape, topography or other features affecting the subject 
property; 
The property is located off an existing private road, and does not currently 
have frontage on a public road. 
 

X   

The request is detrimental to the public health, safety or welfare, or 
injurious to other property within the area; 
The request is not detrimental to the health, safety or welfare as it does not 
increase any non-conformities.  
 

X   

The request either: 
a. Does not have an adverse impact upon adjacent property or 

neighborhoods, including but not limited to, parking, traffic, 
noise, odors, visual nuisances, and drainage; or 
The addition of one lot will not have a meaningful impact on the 
surrounding property. 
 

b. Includes Improvements either on-site or within the public 
rights-of-way to mitigate any such adverse impacts. 
 

X   

The request shall not have the effect of preventing the orderly use and 
enjoyment of other property within the area in accordance with the 
provisions of this Development Code, or adversely affect the rights of 
owners or residents of adjacent property or neighborhoods; 
No adverse effects on surrounding properties or neighborhoods are noted.  
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AC-19-05 Public Frontage 
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Evaluation Criteria for Approval (2.8.4.4) cont. 
Consistent Inconsistent Neutral 

X   

The request shall not result in any incompatibility of the development to 
which it relates with, or the character and integrity of, adjacent property 
or neighborhoods; and 
The request is compatible with the adjacent property. 
 

X   

The request meets the standards for the applicable zoning district, or to 
the extent deviations from such standards have been requested, that such 
deviations are necessary to render the subject development or 
Improvement compatible with adjacent development or the 
neighborhood. 
This property is not zoned, as it is in the ETJ. 
 

Evaluation Maximum Lot Width Alternative Compliance Findings  
(Section 3.6.5.1) 

Consistent Inconsistent Neutral 

X   

The approved alternate meets the intent of Section 3.6.1.1 
A. The intent of the maximum block perimeter and connectivity 

regulations is to provide a well-connected street network. 
The request does not modify the block perimeter or connectivity 
regulations.  
 

B. Large blocks with limited connectivity discourages walking, 
contributes to street congestion and adds driving distance that can 
negatively impact emergency services. 
The request does not have an effect on the maximum block length 
requirement. 
 

C. New streets should be designed to consider future development.  
No new streets proposed. 
 

D. The access regulations are intended to provide safe and 
convenient vehicular and pedestrian access within developments 
and between adjacent developments to lessen traffic congestion. 
Pedestrian, bike, and vehicular access should be safe, direct and 
convenient.  
Not applicable. 
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AC-19-05 Public Frontage 
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Evaluation Maximum Lot Width Alternative Compliance Findings  
(Section 3.6.5.1) cont. Consistent Inconsistent Neutral 

X   

The approved alternate conforms with the Comprehensive Plan and 
adopted City plans; 
Request is consistent with the Comprehensive Plan and adopted City Plans. 
 

X   

The approved alternate does not increase congestion or compromise 
safety; 
The request has no impact on congestion on public streets.  
 

X   

The approved adjustment does not create any lots without direct street 
frontage; 
The request does create an additional lot that will not have direct public 
street frontage. However, the existing lots do not have direct public street 
frontage, but share a 30’ easement known as “Grant Harris Road” with 
provides access to Francis Harris Road. 
 

X   

The design adjustment is deemed reasonable due to one or more of the 
following:  

a. Topographic changes are two steep; 
b. The presence of existing buildings, stream and other natural 

features; 
c. Site layout of developed properties 
d. Adjoining uses or the vehicles are incompatible; 
e. Strict compliance would propose a safety hazard; or 
f. The design adjustment does not conflict with an approved or built 

roadway construction project adjacent to or in the vicinity of the 
site. 

The design adjustment does not conflict with any approved or built 
roadways and is compatible with the layout of surrounding properties. 
 



^

^

0 2.5 5Miles

Map Date: 3/26/2020

´ 0 400 800200 Feet
This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or
surveying purposes. It does not represent an on-the-ground
survey and represents only the approximate relative location of
property boundaries. Imagery from 2017.



R1
299

1
S 5

801
 Ol

d
Ba

stro
p H

wy

CO70492
1301 York

Creek Rd

R135
215

616 
Grant

Harris
 Rd

R1112
67

602
 Franc

is

Harris
 Ln

R12025
1

S 670
9 Old

Bastr
op H

wy
R111268

680 Grant
Harris Rd

R111272
1070 Grant

Harris Rd

R111271
996 Grant

Harris Rd

R111270
920 Grant

Harris Rd

R111269
820 Grant

Harris Rd

R9
285

2
160

0 F
ran

cis
Ha

rris
 Rd

R10801

179
1 Yo

rk

Creek Rd

R10883

S 670
3 Old

Bastr
op H

wy

R16891

S 670
9 Old

Bastr
op H

wy

R16884S OldBastrop Hwy

R16890

320
 Franc

is

Harris
 Ln

R16892

504
 Franc

is

Harris
 Ln

R111268
766 Grant

Harris Rd

R70024

904
 Franc

is

Harris
 Ln

R10834
S Old

Bastrop Hwy

R10808
Francis

Harris
 Ln

R92515Grant
Harris Rd

R13332S Old BastropHwy

R135477
S Old

Bastrop Hwy

R10841
1301 York

Creek Rd

R10818Grant
Harris Rd

R1
484

66
S 7

601
 Ol

d
Ba

stro
p H

wy

R16886S Old
Bastrop Hwy

YorkCreekRd

Francis Harris Ln
S Old

 Bas
trop 
Hwy

_̂

Document Path: Z:\Planning & Dev\Planning\_Planning Current\P&Z\2019 Staff Reports\AC\AC-19-05 Grant Harris Subdivision\GIS\AC_19_05 Notification Map.mxd

AC-19-05400' Notification BufferGrant Harris Subdivision — 1070 Grant Harris Rd

0 2 4Miles

_̂ Site Location
Subject Property
400' Buffer
Parcel
City Limit Map Date: 3/26/2020

´ 0 800 1,600400
Feet

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or
surveying purposes. It does not represent an on-the-ground
survey and represents only the approximate relative location of
property boundaries.



Property ID Property Address Owner Name Owner Address  City State Zip 
R111271 996 GRANT HARRIS ALVARADO, REFUGIO 996 GRANT HARRIS RD  SAN 

MARCOS 
TX 78666-

8983 
R70024 900 FRANCIS HARRIS HAYS ENERGY LP ATTN: STATE & LOCAL TAX 

DEPT  P O BOX 219071 
DALLAS TX 75221-

9071 
R111272 1070 GRANT HARRIS HERNANDEZ ANGEL L & 

CANCHOLA GEORGINA DAVILA 
1240 CONWAY DR  SAN 

MARCOS 
TX 78666 

R10850 504 FRANCIS HARRIS MENARD, STACEY 504 FRANCIS HARRIS LN SAN 
MARCOS 

TX 78666 

R111270 920 GRANT HARRIS YOUNT JAMES H & SHARON L 920 GRANT HARRIS RD  SAN 
MARCOS 

TX 78666 

 



 PLAT OF

LOTS 7-A AND 7-B
GRANT HARRIS  SUBDIVISION

BEING 4.57 ACRES, MORE OR LESS, IN THE
ANTONIO M. ESNAURRIZAR SURVEY, A-6,

HAYS COUNTY, TEXAS



 

Hays County Development Services 
P.O Box 1006 San Marcos TX 78667-1006 
2171 Yarrington Road San Marcos TX 78666  
512-393-2150 / 512-493-1915 fax 

 
 
March 17, 2020 
 
Shannon Mattingly 
Director of Development Services 
City of San Marcos 
 
Re:  Grant Harris Subdivision (SUB-1370-NP) 

 

Ms. Mattingly, 

The Hays County Development and Community Services staff has had an opportunity to review the 
aforementioned subdivision for compliance with the Hays County Development Regulations. Hays 
County staff has no further review comments at this time.  

Pursuant to the Interlocal Cooperation Agreement between Hays County and the City of San Marcos for 
subdivision regulation within the extraterritorial jurisdiction of the City of San Marcos, please move 
forward with approval of the plat as submitted.  

If you have any questions please let me know.  

 

Regards,  

 

Caitlyn Strickland 
Director  
Hays County Development Services  
 





















sanmarcostx.gov

AC-19-05 (Grant Harris)

Hold a public hearing and consider a request by Angel Hernandez for 
an Alternative Compliance to Section 3.6.3.1(A) of the San Marcos 
Development Code, to allow the subdivision of a property into two 
lots which do not have frontage on a public street, located at 1070 
Grant Harris Road. (W. Parrish)



• +/- 4.57 acres

• Located in the ETJ

• Requesting to divide into two 
2.28 acre lots

• The applicant is requesting an 
Alternative Compliance to deviate 
from the requirement that all lots 
must have frontage on a public 
street.



• Section 3.6.3.1(A) of the San Marcos Development 
Code states that all lots shall have access to a public street

• The existing neighborhood was created prior to this rule being in effect.

• The applicant would like to 
split his current 4.57 acre lot into two 2.28 acre lots.

• Both will have access to the 
existing private road. 

• Hays County has reviewed and approved this 
subdivision request.





Staff has reviewed the request and recommends approval with the following
conditions:
1. This proposed subdivision shall meet all requirements of the San Marcos

Development Code;
2. This Alternative Compliance shall not expire.

Recommendation:



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PC-19-53, Version: 1

AGENDA CAPTION:

PC-19-53 (Grant Harris) Consider a request by Angel Hernandez for approval of a replat of Lot 7, Grant Harris

Subdivision, which is approximately 4.57 acres, more or less, into 2 residential lots, each approximately 2.28

acres, more or less, located in the Antonio M. Esnaurizar Survey No. 6, Hays County, known 1070 Grant

Harris Road. (W. Parrish)

Meeting date:  April 14, 2020

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  NA

Account Number:  NA

Funds Available:  NA

Account Name:  NA

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.
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File #: PC-19-53, Version: 1

☐ Core Services

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

The applicant is requesting an Alternative Compliance to deviate from the requirement that all lots must have

frontage on a public street. The existing neighborhood was created prior to this rule being in effect, and there

is a private road that extends the length of the existing neighborhood, which is within a shared easement. The

applicant would like to split his current 4.57 acre lot into two 2.28 acre lots, both will have access to the

existing private road. Hays County has reviewed and approved this subdivision request.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Staff has reviewed the request and recommends that the request be approved with the following conditions:

1. The Alternative Compliance, AC-19-05 is approved.
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Plat – Final Grant Harris Subdivision 

PC-19-53 
 

1 
 

Summary 
Request:  Consider a request to divide a 4.57 acre tract into two 2.28 acre lots. 
Applicant: Angel Hernandez 

1240 Conway Drive 
San Marcos, TX 78666 

Property Owner: Angel Hernandez 
1240 Conway Drive 
San Marcos, TX 78666 

Parkland Required: Fee in lieu  Utility Capacity: Adequate 
Accessed from: Grant Harris Road 

(Private) 
New Street Names: N/A 

Notification 
Application: N/A Neighborhood Meeting: N/A 
Published: March 27, 2020 # of Participants: N/A 
Posted: N/A Personal: N/A 
Response: None as of the date of this report. 
Property Description 
Location: 1070 Grant Harris Road 
Acreage: 4.57 +/- PDD/DA/Other: N/A 
Existing Zoning: N/A Preferred Scenario: Low Intensity 
Proposed Use: Residential lots   
CONA Neighborhood: N/A Sector: N/A 
Surrounding Area 
 Zoning Existing Land Use Preferred Scenario 

North of Property: ETJ Single Family Rural / 
Agricultural 

Low Intensity 

South of Property: ETJ Single Family Rural / 
Agricultural 

Low Intensity  

East of Property: ETJ Single Family Rural Low Intensity 
West of Property: ETJ Single Family Rural Low Intensity 
Staff Recommendation 
 Approval as Submitted X Approval with Conditions / Alternate  Denial 
Staff recommends that the request be approved with the following condition: 
 

 Alternative Compliance AC-19-05 is approved. 
 

Staff: Will Parrish AICP, CNU-A Title : Planner Date: April 8, 2020 
 



Plat – Final Grant Harris Subdivision 

PC-19-53 
 

2 
 

 

 

History 

The applicant is requesting an Alternative Compliance to deviate from the requirement that all lots must have 
frontage on a public street. The existing neighborhood was created prior to this rule being in effect, and there 
is a private road that extends the length of the existing neighborhood, which is within a shared easement. 
The applicant would like to split his current 4.57 acre lot into two 2.28 acre lots. Both lots will have access to 
the existing private road.  
 
Additional Analysis 

Hays County has reviewed and approved this subdivision request. 

Evaluation 
Criteria for Approval (Sec.3.2.3.4) 

Consistent Inconsistent Neutral 

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

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

X   

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; 

  X 

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 
If the Alternative Compliance request is approved, this request will 
meet the subdivision requirements.  

X   

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. 
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 PLAT OF

LOTS 7-A AND 7-B
GRANT HARRIS  SUBDIVISION

BEING 4.57 ACRES, MORE OR LESS, IN THE
ANTONIO M. ESNAURRIZAR SURVEY, A-6,

HAYS COUNTY, TEXAS



 

Hays County Development Services 
P.O Box 1006 San Marcos TX 78667-1006 
2171 Yarrington Road San Marcos TX 78666  
512-393-2150 / 512-493-1915 fax 

 
 
March 17, 2020 
 
Shannon Mattingly 
Director of Development Services 
City of San Marcos 
 
Re:  Grant Harris Subdivision (SUB-1370-NP) 

 

Ms. Mattingly, 

The Hays County Development and Community Services staff has had an opportunity to review the 
aforementioned subdivision for compliance with the Hays County Development Regulations. Hays 
County staff has no further review comments at this time.  

Pursuant to the Interlocal Cooperation Agreement between Hays County and the City of San Marcos for 
subdivision regulation within the extraterritorial jurisdiction of the City of San Marcos, please move 
forward with approval of the plat as submitted.  

If you have any questions please let me know.  

 

Regards,  

 

Caitlyn Strickland 
Director  
Hays County Development Services  
 



























sanmarcostx.gov

PC-19-53 (Grant Harris)

Consider a request by Angel Hernandez for approval of a replat of 
Lot 7, Grant Harris Subdivision, which is approximately 4.57 acres, 
more or less, into 2 residential lots, each approximately 2.28  acres, 
more or less, located in the Antonio M. Esnaurizar Survey No. 6, 
Hays County, known 1070 Grant Harris Road. (W. Parrish)



• +/- 4.57 acres

• Located in the ETJ

• Requesting to divide into two 
2.28 acre lots

• Requires a Alternate 
Compliance as the proposed 
lots do not have frontage on a 
public road. (AC-19-05)





Staff has reviewed the request and recommends approval with the following
condition:
1. The Planning and Zoning Commission approves Alternate Compliance

request AC-19-05.

Recommendation:



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: PSA-20-02, Version: 1

AGENDA CAPTION:

Receive a presentation and update on the following semi-annual Preferred Scenario Map Amendment

application(s):

PSA-20-02 (Riverbend Ranch) - Request to amend the Preferred Scenario Map from “Area of Stability-Low

Intensity” to “Growth Area-Medium Intensity” for +/- 1,142 acres of land, located approximately at the

intersection of North Old Bastrop Highway and Staples Road.

Meeting date:  April 7, 2020

Department:  Planning & Development

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: N/A

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☒ Land Use - Direct Growth, Compatible with Surrounding Uses

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

City of San Marcos Printed on 4/1/2020Page 1 of 3
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File #: PSA-20-02, Version: 1

☐ Core Services

☐ Not Applicable

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

One (1) application was received for the semi-annual Preferred Scenario Map Amendment (PSA) deadline.

HK Real Estate Development: +/- 1,142 acres located at North Old Bastrop Highway and Staples Road:

Proposal to change from “Area of Stability-Low Intensity” to “Growth Area-Medium Intensity”: Proposal to

change from ETJ to a Medium Intensity Planned Area District.

In addition to the required public hearings, Section 2.4.2.3 of the San Marcos Development Code stipulates

that the Responsible Official schedule a series of informational meetings upon receiving an application for a

Preferred Scenario Map Amendment. Those informational meetings include the following:

· An informational meeting with members of the Neighborhood Commission

· An informational meeting with members of the Planning and Zoning Commission

· An informational meeting with the City Council prior to the first City Council public hearing

The full schedule for required meetings and public hearings is below:

· TBD: Neighborhood Commission Informational Meeting

· April 7th: City Council Informational Meeting

· April 14th: Planning & Zoning Commission Informational Meeting

· April 28th: Planning & Zoning Commission Public Hearing & Action

· May 19th: City Council Public Hearing (No Action)

· June 2nd: City Council Public Hearing & Action

· June 16th: City Council Reconsideration

This staff presentation is for informational purposes only and is intended to provide Commissioners an

overview of the request and a schedule of upcoming meetings and public hearings.
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File #: PSA-20-02, Version: 1

Council Committee, Board/Commission Action:

Alternatives:

Click or tap here to enter text.

Recommendation:

N/A-Informational Only
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PSA-20-02 (Riverbend Ranch) Preferred Scenario Amendment Review (By Comp Plan Element) 

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

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

 X 

 

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

Preparing the 21st 
Century 
Workforce 

Provides / Encourages 
educational opportunities   

Applicant has not 
indicated that 

educational facilities 
will be included. 

Competitive 
Infrastructure & 
Entrepreneurial 
Regulation 

Provides / Encourages land, 
utilities and infrastructure 
for business 

Applicant has 
indicated that 

infrastructure will 
be extended. 

  

The Community of 
Choice 

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

  

Applicant has not 
indicated that 

opportunities for jobs 
and services will be 

included. 
 
ENVIRONMENT & RESOURCE PROTECTION – Land Use Suitability & Development Constraints 

 1 
(least) 

2 3 
(moderate) 

4 5 
(most) 

Level of Overall Constraint 12% 57% 16% 1% 14% 
Constraint by Class  

Cultural 95%   5%  
Edwards Aquifer 100%     
Endangered Species 100%     
Floodplains 83% 1%  11% 5% 
Geological 100%     
Slope 98%  1%  1% 
Soils 59% 37%  4%  
Vegetation 100%     
Watersheds 100%     
Water Quality Zone 73%   9% 18% 

  



 

 

ENVIRONMENT & RESOURCE PROTECTION – Water Quality Model Results 
Located in Subwatershed: N/A-Outside Comprehensive Plan area of study. 

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

Notes: N/A-Outside Comprehensive Plan area of study.  
 
NEIGHBORHOODS  – Where is the property located 

CONA Neighborhood(s): N/A – Outside City Limits 

Neighborhood Commission Area(s): N/A – Outside City Limits 

Neighborhood Character Study Area(s): N/A 

 

 

 

 

 

 

 

PARKS, PUBLIC SPACES AND FACILITIES –Availability of parks and infrastructure 
 YES NO 

Will Parks and / or Open Space be Provided?    X  
Will Trails and / or Green Space Connections be Provided?  X  
In accordance with Development Agreement and San Marcos Development Code. To be dedicated as part 
of the overall Riverbend Ranch Development. 
Maintenance / Repair Density Low 

(maintenance) 
 Medium  High 

(maintenance) 
Wastewater Infrastructure  X     
Water Infrastructure  X     

 
Public Facility Availability 

 YES NO 
Parks / Open Space within ¼ mile (walking distance)? El Camino Real Park is 
located approximately ½ mile southwest of the most southwestern point 
of the proposed development. Parks will be required in the Riverbend 
Ranch Development Agreement.  

 X 

Wastewater service available?   As part of the Development Agreement 
extensions are required and developer will provide. 

X  

Water service available? The City has service available adjacent to the 
property. As part of Development Agreement, construction of mains 
within the development are required and developer will provide. 

X  



 

 

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

Existing Daily LOS                            North Old Bastrop Highway 
                                                           Staples Road 

X 
  

    
 

Existing Peak LOS                            North Old Bastrop Highway 
                                                           Staples Road 

X 
 

X    
 

 

Preferred Scenario Daily LOS        North Old Bastrop Highway 
                                                           Staples Road 

X 
 

 X 
 

X 
 

Preferred Scenario Peak LOS        North Old Bastrop Highway 
                                                           Staples Road 

X 
 

   X 
 

The Transportation Demand Model shows that North Old Bastrop Highway is at a level of service A for the Existing 
Daily and a level of service C for the Existing Peak. It remains at a level of service A in the Preferred Scenario Daily 
and Peak. Staples Road is shown as a LOS A in the Excising Daily and Peak but drops to a LOS C and F in the 
Preferred Scenario Daily and Peak.  A Transportation Impact Analysis will be required and the applicant may be 
responsible for improvements to these roadways if the analysis warrants improvements.  

 N/A Good Fair Poor 
Sidewalk Availability X    
Sidewalks are required to be built as part of the development.  

 YES NO 
Adjacent to existing bicycle lane?  X 

Adjacent to existing public transportation route? X  

Notes: The Guadalupe/Redwood line runs along Redwood Road. The nearest stop is at Redwood Road and Poplar 
Street.   
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Preferred Scenario Map Amendment 

 

Property Owner List 
Freeman Educational Foundation 
Frost National Bank Trust 
Robert Wynn, Frost Bank Trustee 
PO Box 2950 
San Antonio, TX 78299-2950 

 
 
 

HK Bauch Ranch LLC 
Paul Kuo, Manager 
24607 Fairway Springs 
San Antonio, TX 78260 
Phone: 210-363-4672 
Eamil: pkuo@hkredevelopment.com 

 

 













sanmarcostx.gov

PSA-20-02 (Riverbend Ranch)
Receive a presentation and update on the 
following Spring 2020 Preferred Scenario 
Amendment Application:

PSA-20-02 (Riverbend Ranch)-A Preferred 
Scenario Amendment from “Area of Stability-Low 
Intensity” to “Growth Area-Medium Intensity”, 
located approximately at the intersection of North 
Old Bastrop Highway and Staples Road. 



Location & Context:

• Property is located near 
the intersection of North 
Old Bastrop Highway 
and Staples Road. 

• Approximately 1,142 
acres

• Located within a Low 
Intensity Zone as 
designated on the 
Preferred Scenario Map



Request:

• Amend Preferred 
Scenario Map 

• Area of Stability-Low 
Intensity to Growth Area-
Medium Intensity

• ETJ Status to Medium 
Intensity Planning Area 
District



Concept Plan



Concept Plan



Schedule:

• TBD: Neighborhood Commission Informational Meeting
• April 7th: City Council Informational Meeting
• April 14th: P&Z Informational Meeting
• April 28th: P&Z Public Hearing & Action
• May 19th: City Council Public Hearing (no action)
• June 2nd: City Council Public Hearing & Action
• June 16th: City Council Reconsideration















City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#20-114, Version: 1

AGENDA CAPTION:

Receive a staff presentation of the 2021-2030 Capital Improvement Program.

Meeting date:  April 14, 2020

Department:  CIP/Engineering

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Workforce Housing

Multi Modal Transportation

City Facilities

Workforce Development

Downtown Vitality

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☒ Economic Development - Choose an item.

☒ Environment & Resource Protection - Choose an item.

☒ Land Use - Choose an item.

☒ Neighborhoods & Housing - Choose an item.

☒ Parks, Public Spaces & Facilities - Choose an item.

☒ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: ID#20-114, Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

FY2021-2030 10-year Capital Improvement Program.  Only the first year of funding will be considered by

Council.

Council Committee, Board/Commission Action:

April 14 - Staff Presentation to the Commission                                                                         April 28 -

Public Hearing and Discussion Items                                                                  May 12 - Public Hearing

and recommendation to City Council

Alternatives:

Click or tap here to enter text.

Recommendation:

Click or tap here to enter text.

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/


10 Year Capital Improvements 
Program

Planning and Zoning Commission Meeting

April 14th, 2020



Capital Improvements Program

• Long-range plan and schedule for capital projects and 
system assets

• Identifies options for financing projects 

• Only the first year CIP is approved in the budget

• Detailed look at projects in first 3-years

• Projects out 7-10 years are less defined



Capital Improvements Program Funding

Funding Sources

4 City Funding Sources
External Sources

Drainage or Stormwater Fund
• Drainage Utility Fee
• Drainage and Water Quality

Electric Fund
• Electric Rates

External Funding
• Grants or outside 

sources

Water/Wastewater Fund
• W/WW Rates and 

Impact Fees
5
3

1

General Fund
• Property & Sales Tax
• Airport, Parks, Facilities, 

Public Safety & Transportation



New Projects
Departments Submit New Project Requests 

Department Review
All Departments Review Comprehensive List of Projects 

General Fund Constraints
Bond Project Constraints of $8.5M per year

Workload Capacity
Projects reviewed for timeline and workload capacity

P&Z Review
Discussion with P&Z Commission & Public Hearing

P&Z Recommendation
Receive P&Z Recommendation for City Council 

Recommendation to Council
Present City Council with P&Z Recommendation 

FY 21 CIP Process – Where are we?



Role of P&Z In Capital Improvement 
Program

• Established in Charter

• “Submit annually to the city council, not less than one hundred 
and twenty days prior to the beginning of the fiscal year, a list 
of recommended capital improvements found necessary or 
desirable.”

• Review Document

• Presentation & Public Hearing – April 28th

• Approve recommendation – May 12th



Understanding the Spreadsheet

Grouped by Category
• Multi – projects with 

more than one 
funding source.

Shows funding needed by 
Source and Year

Supporting 
Strategic 
Initiatives & 
Comp Plan 
Goals

Purple Highlight = Approved Bond Project

Pink Highlight = Impact Fee Funds

Prioritization 
Ranking

Blue Highlight = Potential Bond Projects

Brown Highlight = TIRZ Funding



Binders -Yearly Tabs



Next Steps
April 28th - Public Hearing & Discussion 

Items

May 12th – Public Hearing and 
Recommendation to City Council 

May 19th – City Council Receives P&Z 
Recommendation

May - Aug - Council Budget 
Workshops

Sept - Budget Adoption by City Council 
including the FY21 CIP Projects



City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#20-129(p), Version: 1

AGENDA CAPTION:

Election of the following officers:

a. Planning and Zoning Commission Chair

b. Planning and Zoning Commission Vice Chair

Meeting date:  April 14, 2020

Department:  Planning & Zoning Commission

Amount & Source of Funding

Funds Required: Click or tap here to enter text.
Account Number: Click or tap here to enter text.
Funds Available: Click or tap here to enter text.
Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 4/1/2020Page 1 of 2

powered by Legistar™

http://www.legistar.com/


File #: ID#20-129(p), Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

Planning & Zoning Commission Chairs are elected annually, with their positions becoming effective

immediately.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Click or tap here to enter text.

City of San Marcos Printed on 4/1/2020Page 2 of 2

powered by Legistar™

http://www.legistar.com/
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	Applicants Name: Steven Buffum
	Property Owner: Inayat Fidai
	Company: Costello, Inc. 
	Company_2: ZIF Holdings, Inc.
	Mailing Address: 9050 N. Cap of TX Hwy, Bldg.3, suite 390, Austin,TX 78759
	Mailing Address_2: 11500 Citrus Cove, Austin, TX 78750
	Phone: (512) 646-3463
	Phone_2: (512) 250-8465
	Email: sbuffum@costelloinc.com
	Email_2: 
	Proposed Subdivision Name: Riverstone Apartments
	Subject Property Address or General Location: Multiple addresses - see next page for details
	Acres: 17.61
	Tax ID  R: see next page
	City Limits: On
	Extraterritorial Jurisdiction County: Off
	Final Subdivision Plat: Off
	Final Development Plat: On
	Current Number of Lots: 6
	Current Land Use: Rural Single Family
	Proposed Number of Lots: 1
	Proposed Land Use: Multifamily
	All required public improvements will be completed prior to approval of the Final Subdivision or Development Plat: On
	I wish to defer installation of public improvements until after approval of the Final Subdivision or Development Plat: On
	The attached Minor  Amending  Preliminary Plat Application does not require a Subdivision Improvement: On
	Date: 12/11/2019
	By checking this box I am requesting cursory review of this application prior to determination that the application is: On
	Date_2: 12/11/2019
	Subdivision Name_4: Riverstone Apartments
	Name of Water Service Provider: City of San Marcos
	Applicable Utility Service Codes_4: 
	Comments  Conditions 1_4: 12" water line to be extended in public infrastructure roads
	Comments  Conditions 2_4: to provide service to this site. 
	Comments  Conditions 3_4: 
	Title_4: 
	Date_8: 
	Subdivision Name_5: Riverstone Apartments
	Name of Wastewater Service Provider: City of San Marcos
	Applicable Utility Service Codes_5: 
	Comments  Conditions 1_5: A lift station will be constructed on site with a force main
	Comments  Conditions 2_5: that will run to a manhole in the public right-of-way.  
	Comments  Conditions 3_5: 
	Title_5: 
	Date_9: 
	Check Box3: Off
	Check Box4: Off


