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4.	 Gated public streets shall not be permitted.

5.	 Administrative design adjustments approved by the 
Responsible Official pursuant to Section 3.6.1.1 may 
be appropriate when an existing building would impede 
roadway expansion; when transitioning from a different 
street section; or where strict compliance with this 
Development Code and the Street Design Manual would 
pose a safety hazard.

C.	 Applicability for Additions and Repairs

1.	 A building or site may be renovated or repaired without 
meeting the streetscape standards, provided there is no 
increase in gross floor area or improved site area.

2.	 When a building or site is increased in gross floor area or 
improved site area cumulatively by more than ten (10%) 
percent, the streetscape provisions of this Article must be 
met.

D.	 Change in Use Exempt. A change in use does not trigger 
application of the streetscape requirements of this Article.

Section 3.8.1.2	 Standards

A.	 Tree Planting

1.	 Unless otherwise noted below, all trees planted in 
accordance with this Article must be shade trees.

2.	 Where overhead utilities exist, one (1) understory tree shall 
be planted every twenty (20) feet on center, on average.

3.	 All required street trees must meet the design, type, and 
installation requirements of Sections 7.2.4.1, 7.2.4.2, and 
Appendix D of the San Marcos Design Manual.

B.	 Fee-in-Lieu

1.	 A cash fee for the installation of all or part of the sidewalk 
required under Article 8 may be accepted in lieu of 
construction by the Responsible Official based on the 
criteria included in this Section. 

2.	 The fee in lieu shall be set by resolution of the City Council 
based on the average cost of construction of sidewalks.

Article 8: Existing Streets

Division 1:  GENERAL PROVISIONS

This Article describes regulations for the construction of street 
improvements and streetscapes for existing streets throughout the 
City. It is intended to address when street and streetscape improve-
ments are appropriate through the application of the pre-approved 
street types in this chapter. The City has an approved Design Manual 
which provides further details for streetscapes in the downtown and 
midtown intensity zones.

Section 3.8.1.1	 Applicability and Intent

A.	 Intent

1.	 The intent of the existing street regulations is to provide the 
application of the streetscapes to existing streets to reflect 
the character and context of areas in the City.

2.	 The existing street regulations provide adequate travel 
lanes for vehicles, cyclists and pedestrians.

3.	 Administrative design adjustments approved by the 
Responsible Official pursuant to Section 3.6.1.1 may 
be appropriate when an existing building would impede 
expansion, when transitioning from a different street 
section or where strict compliance with this Development 
Code and the Street Design Manual would pose a safety 
hazard.

B.	 General Applicability

1.	 Any new development activity and any addition or repair 
subject to the requirements of Section 3.1.1.1 and Section 
2.7.1.1 must meet street type and streetscape standards 
of this Article for existing streets abutting the subject 
property.

2.	 The streetscape types of Section 3.8.1.5 shall be applied 
based on the zoning or use of the subject property.

3.	 Unless otherwise specifically provided, no permit for the 
construction, reconstruction, extension, repair or alteration 
of any building, structure or use of land and no building or 
land or any part of any building or land, may be occupied 
or used until the streetscape requirements of this Article 
have been met.
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3.	 The Responsible Official shall consider the following 
criteria when evaluating a request for fee-in-lieu of 
construction:

a.	 Proximity to the nearest existing sidewalk;

b.	 Proximity to public facilities, such as public or private 
schools, libraries and other government buildings;

c.	 The percentage of the block face that would be 
improved with the construction of the streetscape 
improvements.

d.	 Whether any public sidewalk improvements are 
planned or contemplated in the area; and

e.	 Any other information deemed appropriate in the 
professional judgment of the Responsible Official.

4.	 Sidewalk Benefit Areas. The City shall establish a 
separate sidewalk account. The funds in the account shall 
be earmarked solely for the development of sidewalks 
either in the Comprehensive Plan Area in which the lot 
is located, or for regional sidewalk connectivity that will 
benefit all of the citizens of San Marcos. The City shall 
expend cash contributions within ten years of the date any 
such contribution is made.

Section 3.8.1.3	 Nonconforming Streetscapes

A.	 Where a streetscape along an existing street is constrained by 
an existing building, the Responsible Official may adjust the 
streetscape standards to the minimum extent necessary to 
accommodate the existing area between the face of the building 
and back of curb.

B.	 The standards shall be modified in the following order:

1.	 Reduce or eliminate the planting area or consider counting 
a forecourt in a new development towards the required 
planting area.

2.	 If necessary, replace large canopy trees with small trees 
that are more appropriate for the reduced area. If the 
planting zone is eliminated, create a bumpout to provide 
for tree planting.

3.	 Reduce the sidewalk to the minimum width necessary to 
accommodate ADA accessibility.

Section 3.8.1.4	 Administrative Adjustment Findings

A.	 The Responsible Official may in accordance with Section 
3.6.1.1 approve an existing street design adjustment, subject to 
all of the following findings:

1.	 The approved adjustment meets the intent of this Article;

2.	 The approved adjustment conforms with the 
Comprehensive Plan and adopted City plans;

3.	 The approved adjustment does not increase congestion or 
compromise safety;

4.	 The approved adjustment does not create additional 
maintenance responsibilities for the City; and

5.	 The approved adjustment has been designed and certified 
by a Professional Engineer.

Section 3.8.1.5	 Streetscape Types

The required streetscape type is determined by the zoning district 
or building type.  Additional design specifications for streetscape 
improvements can be found in the Design Manual.



4:92

Zoning regulations4

CH
AP

TER

San Marcos Development Code   Downtown Design Final Draft: February 2021

CD-5D
Section 4.4.3.14	 Character District - 5 Downtown
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Key Metrics on Facing PageA

A
For illustrative purposes only

B

C
DE

F

General Description

The CD-5D  district is intended to provide for mixed use, pedestrian 
oriented development in downtown and its five design contexts that 
reflect historical development patterns. To promote walkability and to 
encourage street level retail activity, auto-oriented uses are restricted. 

Density

Impervious Cover 100% max.

Transportation

Block Perimeter 2,000 ft. max. Section 3.6.2.1

Streetscape Type Main Street Section 3.8.1.6

Building Types Allowed

Accessory Dwelling Section 4.4.6.1

Townhouse Section 4.4.6.7

Apartment Section 4.4.6.10

Live/ Work Section 4.4.6.11

Mixed Use Shopfront Section 4.4.6.14

Civic Building Section 4.4.6.15
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Building Standards

Building Height (Max.)* 5 stories 75 ft. 

Building Height (Min.)* 2 stories 24 ft.

Ground Floor Elevation 2’ min for ground floor residential

Buildings located in the downtown historic district shall not exceed a 
building height of 3 stories.

* Alternative Compliance available (see Section 4.3.4.4 or Section 
4.3.4.5)

Lot

Building Type Lot Area Lot Width A

Townhouse 1,500 sq. ft. min. 15 ft. min.

Apartment 2,000 sq. ft. min. 20 ft. min. 340 ft. max.

Live/Work 1,100 sq. ft. min. 15 ft. min.

Mixed Use Shopfront 2,000 sq. ft. min. 20 ft. min. 340 ft. max.

Civic Building 2,000 sq. ft. min. 20 ft. min.

Setbacks - Principal Building

Principal Street 0 ft min/ 12 ft max.* B

Secondary Street 0 ft min/ 15 ft max.* C

Side 0 ft. min. D

Rear 0 ft. min. E

Rear, abutting alley
3 ft. min; or 15 ft from 
centerline of alley E

* Where a forecourt is incorporated, the maximum 12’ setback does 
not apply to the portion of the building that includes the forecourt.

Setbacks - Accessory Structure

Principal Street
20 ft. plus principal 
structure setback min.

Secondary Street
20 ft. plus principal 
structure setback min.

Side 0 ft. min.

Setbacks - Accessory Structure

Rear 3 ft. min.

Parking Location

Layer (Section 4.3.3.1) Surface Garage

First Layer Not Allowed Not Allowed

Second Layer
Allowed along secondary 
street only

Not Allowed

Third Layer Allowed Allowed

Build-to Zone  (BTZ)

Building Facade in primary street 80% min.

Building Facade in secondary street 60% min.

Durable Building Material Area

Primary Material 80% min.

Secondary Material 20% max.

Blank Wall Area 25 ft. max.

Ord. No. 2020-60, 9-1-2020)
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Section 4.4.6.14   Mixed Use Shopfront CD-5; CD-5D; N-CM; EC

General Description

A building type that typically accommodates ground floor retail, office 
or commercial uses with upper-story residential or office uses.

Configuration Option
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Lot

Area Set by District

Width Set by District

Building Elements Allowed

Awning/ Canopy Section 4.3.5.16

Gallery Section 4.3.5.15

Balcony Section 4.3.5.13

Height and Massing

Principle Structure Height Set by District

Accessory Structure Height Set by District

Ground Story Height

Building Setbacks

Principal Building Set by District

Accessory Building Set by District

Vehicle Access and Parking

Parking Location Third Layer

Activation

Street Facing Entrance Required

Ground Story Transparency*

70% commercial; 30% residential
(In CD-5D: Commercial - min. 
70%; max. 85%; Residential – 
min. 30%, max. 40%)

Upper Story Transparency In CD-5D: min. 20%; max. 45%

Blank Wall Area 25 ft max.

Durable Building Material

Primary Material 80% min

Secondary Material 20% max

A B

A

B

C

10 ft min C 
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Option 3

b.	 Property Across the Street or Alley from a Sensitive 
Site

1.	 A contextual height stepdown is required for 
a property across the street or alley from a 
Sensitive Site. The requirements are applied as 
indicated in Figure 4.23. 
 
The width of the sensitive site (“A”) plus a 
buffer of 25’ (“B”) on either side of the sensitive 
site width are required. Outside of these 
measurements, the varied massing requirements 
in section 4.3.4.7 must be applied. One of the 
following options is required in order to respond 
to the sensitive site across the street or alley 
from the new development:

Figure 4.23 Area of a New Development Subject to a Sensitive Site

          Width of a sensitive site property.

          Width of additional area subject to sensitive site 
          requirements.

          Depth of area subject to sensitive site requirements.

A

B

C

AB
C

B

New Development

Sensitive Site
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A.	 Option 1: A maximum height of three stories 
is permitted within 25’ of the property line 
of the street or alley that faces the sensitive 
site, and the entire building facade is set 
back a minimum of 10’ from the property 
line. (Figure 4.24)

B.	 Option 2: A maximum height of three stories 
is permitted within 25’ of the property line 
of the street or alley that faces the sensitive 
site, and a minimum of twenty-five (25) 
percent of the building above the second 
story is stepped back a minimum of twenty-
five (25) feet. (Figure 4.25)

C.	 Option 3: A maximum height of three stories 
is permitted within 25’ of the property line 
of the street or alley that faces the sensitive 
site, and a forecourt is incorporated. Refer 
to the Forecourt standards in Table 4.13 
Building Elements Table. (Figure 4.26)

2.	 Figure 4.24 - 4.26 illustrate three options for 
how to treat a new development across the 
street or alley from a sensitive site. In these 
models, the sensitive site is assumed to be 
the entire block across the street from a new 
development. Therefore, the entire length of the 
new development must incorporate the selected 
option.

Figure 4.24 Option 1 
 

Figure 4.25 Option 2

 

Figure 4.26 OPtion 3 
 

c.	 A site that immediately abuts or is directly across 
a street or alley from the boundary with a historic 
district or historic landmark.

d.	 A site that immediately abuts or is directly across 
a street or alley from a district boundary of a 
conventional residential, ND-3, or ND-3.5 district.

e.	 A site that immediately abuts or is directly across 
a street or alley from a site where a building that is 
listed on the National Register of Historic Places is 
located.
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(Deleted Figure): Contextual Height Step Down Map

4.	 Measuring a contextual height step down. A contextual 
height step down is measured as follows:

a.	 A maximum height of three stories is permitted within 
25 feet of the abutting property line or transition zone 
boundary line where applicable.

(Deleted Figure): Contextual Height Step Down - Abutting Property

b.	 A maximum height of three stories is permitted within 
12 feet of a property line across the street from an 
applicable district boundary.

(Deleted Figure): Contextual Height Step Down - across street

D.	 Neighborhood Transition Access Requirements. Site access 
in neighborhood transition areas shall be located to minimize 
negative impacts to adjoining properties.  

1.	 A driveway serving any non-residential use or multi-family 
living shall not be permitted to access neighborhood 
streets.

E.	 Alternative Compliance Findings. The Planning and Zoning 
Commission may in accordance with Section 2.8.4.1 approve 
modifications to the neighborhood transition standards, subject 
to all of the following findings:

1.	 The approved alternate meets the intent of the 
neighborhood transition regulations;

2.	 The approved alternate conforms with the Comprehensive 
Plan and adopted City plans; and

3.	 The approved alternate provides a better transition 
between districts.

4.	 In CD-5D and the five downtown Design Contexts, the 
approved alternate conforms to the Downtown Design 
Guidelines.
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