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Shannon Mattingly 
  

 

 
February 16, 2026 

 

 
Terry Floyd Via Electronic Delivery 
Planning Director 
City of San Marcos  
630 East Hopkins 
San Marcos, TX 78666 

 
Re:  Conditional Use Permit and Alternative Compliance request applications for the 

property bounded by Commanche St, and Pat Garrison St. located at 325 
Commanche Street in the City of San Marcos, Hays County, Texas (the “Property”) 

Dear Mr. Floyd: 

As representatives of the owner of the Property, we respectfully submit the enclosed 
applications for a Conditional Use Permit for purpose-built student housing and an Alternative 
Compliance request to allow for up to 7 stories on site, which will be within the allowable building 
height of 75 feet per code. 

The purpose of the PBSH CUP application is to allow the construction of a multifamily 
project containing 1-5-bedroom units. The inclusion of wide range of units will provide a bedroom 
count that meets the housing needs of a diverse residential community. 

Our request also includes an application for Alternative Compliance to allow 7 versus 5 
stories but within the allowable 75 feet building height. The height is primarily driven by parking, 
which for the CUP is substantially higher at 1.05 spaces per bedroom versus 1 space per unit per 
code for conventional multi-family. Due to the higher number of parking spaces, a full 2-2.5 floors 
of structured parking will be required and will still likely result in a parking buydown. The 
proposed design plan reflects compatibility with the immediate neighbors both in use and in 
height. The Commanche Street façade will be compatible with the future 202 Hutch project and 
reflect a similar massing design. 

In preparation for our submittal, we met with representatives of Texas State University 
to discuss the school’s projected growth and to discuss the immediate and future housing needs 
of the university. Texas State’s growth has been substantial in the last 5 years with a projected 
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enrollment of over 40,000 students. The representatives emphasized the need for student-
oriented housing within walking or biking distance of the campus and expressed their desire for 
rents to remain affordable to the student body. 

We believe that this location is ideal for accommodating the increased student 
population, and the need for student housing adjacent or very near to the University. By allowing 
more dense student housing at key locations, such as this, the city is helping solve many 
commonly heard issues in the community such as: Avoiding “student sprawl” throughout the 
city and removing many cars and busses required for the daily commute to the University, 
therefore reducing traffic congestion and pollution. The proximity to the University is an ideal 
location for this product type, allowing students to walk across the street and be on campus. The 
project will feature a public plaza at the Downtown Gateway and have ample indoor secured bike 
parking.  

 
To serve the needs of our residents that chose to live downtown and given the very limited 

number of sites that exist near the University and not adjacent to single family neighborhoods, an 
increase in stories is necessary to achieve the parking and density to make the project beneficial 
for all. We have previously met with the Fire Chief and Fire Marshall and will incorporate all their 
recommendations to improve fire safety and access to the site.  

 

This project is ideal, due to its proximity to the University as well as stores and services 
within the downtown area that are walkable. It will include an improved pedestrian experience 
with a well-connected network of streets to accommodate the increased pedestrian traffic, while 
reducing the number of cars on the road. Students will be able to attend class, get to work, shop 
or access other commonly used student services, all without accessing their cars. 

 
Please let me know if you or your team members require additional information or have 

any questions. Thank you for your time and attention to this project. 

 
Very truly yours, 

 

Shannon Mattingly, AICP 
Director of Land Use and Entitlements 








































