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

ZONING CHANGE, OVERLAY OR 
ESTABLISHMENT OF A HISTORIC 
DISTRICT/LANDMARK APPLICATION 
Updated: March, 2023

CONTACT INFORMATION 

Applicant’s Name Property Owner 

Company Company 

Applicant’s Mailing 
Address 

Owner’s Mailing 
Address 

Applicant’s Phone # Owner’s Phone # 

Applicant’s Email Owner’s Email 

PROPERTY INFORMATION 

DESCRIPTION OF REQUEST 
Proposed Zoning District(s): _____________________________________________________________ 

Proposed Land Uses / Reason for Change: _________________________________________________ 

______________________________________________________________________________________ 

AUTHORIZATION 

I certify that the information on this application is complete and 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* $1,000 plus $150 per acre     Technology Fee $15 MAXIMUM COST  $5,015
*Existing Neighborhood Regulating Plan Included.

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

APPLY ONLINE – WWW.MYGOVERNMENTONLINE.ORG/ 

Subject Property Address(es): _____________________________________________________________ 

Legal Description:   Lot ___________   Block ___________  Subdivision ___________________________ 

Total Acreage: __________________________________     Tax ID #: R_____________________________ 

Preferred Scenario Designation: ___________________     Existing Zoning: _______________________ 

Existing Land Use(s): ____________________________________________________________________ 

John David Carson

Carson Haysco Holdings, LP

407 S Stagecoach Trl, Ste 203
San Marcos, TX 78666

(512) 392-3322

johndavid@carsonproperties.net

Same as Applicant

Same as Applicant

Same as Applicant

Same as Applicant

Same as Applicant

500 to 700 Block of S Stagecoach Trail, San Marcos, TX 78666 & 
eastern corner of Stagecoach Trl and Wonder World Drive, San Marcos, TX 78666

132514, R132515, R132516, R132517, R132728

Hays County Government Center Campus 
& 1 unplatted tractLots 1, 2, 3 Block B & Lot 1, Block C

21.462

Medium Intensity Light Industrial (LI) and General Commercial (GC)

Vacant Land / Agricultural Use (hay grazer cultivation)

Character District - 5 (CD-5)

Alignment with Comprehensive Plan

No immediate change of use proposed.  Future uses consistent with the CD-5 zoning district



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

PROPERTY OWNER AUTHORIZATION 

I, ____________________________________(owner name) on behalf of 

_____________________________________ (company, if applicable) acknowledge that I/we 

am/are the rightful owner of the property located at 

____________________________________________________ (address). 

I hereby authorize ________________________________ (agent name) on behalf of 

____________________________________(agent company) to file this application for 

_____________________________________ (application type), and, if necessary, to work with 

the Responsible Official / Department on my behalf throughout the process. 

Signature of Owner: __________________________________     Date: ____________ 

Printed Name, Title: ______________________________________________ 

Signature of Agent: __________________________________________     Date: ____________ 

Printed Name, Title: ______________________________________________ 

Form Updated October, 2019 

John David Carson

Carson Haysco Holdings, LP

500 to 700 Block of S Stagecoach Trail, San Marcos, TX 78666 & 
eastern corner of Stagecoach Trl and Wonder World Drive, San Marcos, TX 78666

9/15/24

John David Carson, COO of the GP
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A*REE0ENT TO THE P/A&E0ENT O) NOTI)I&ATION 6I*N6 
AN' A&.NOW/E'*E0ENT O) NOTI)I&ATION RE4UIRE0ENT6 

The &ity of San Marcos Development &ode reTuires public notification in the form of notification signs on the subMect 
property, published notice, and / or personal notice based on the type of application presented to the Planning 
&ommission and / or &ity &ouncil.  

• Notification Signs: if reTuired by code, staff shall place notification signs on each street adMacent to the subMect 
property and must be placed in a visible, unobstructed location near the property line. It is unlawful for a person 
to alter any notification sign, or to remove it while the reTuest is pending. However, any removal or alteration 
that is beyond the control of the applicant shall not constitute a failure to meet notification reTuirements. It shall 
be the responsibility of the applicant to periodically check sign locations to verify that the signs remain 
in place had have not been vandalized or removed. The applicant shall immediately notify the 
responsible official of any missing or defective signs. It is unlawful for a person to alter any notification 
sign, or to remove it while the case is pending; however, any removal or alteration that is beyond the 
control of the applicant shall not constitute a failure to meet notification requirements.

• Published Notice: if reTuired by code, staff shall publish a notice in a newspaper of general circulation in 
accordance with &ity &odes and the Texas /ocal *overnment &ode. If, for any reason, more than one notice 
is required to be published it may be at the expense of the applicant. The renotification fee shall be 
$150 plus a $15 technology fee.

• Personal Notice: if reTuired by code, staff shall mail personal notice in accordance with &ity &odes and the 
Texas /ocal *overnment &ode. If, for any reason, more than one notice is required to be mailed it may be 
at the expense of the applicant. The renotification fee shall be $150 plus a $15 technology fee.

I have read the above statements and agree to the required public notification, as required, based on the attached 
application. The City’s Planning and Development Services Department staff has my permission to place signs, as 
required, on the property and I will notify City staff if the sign(s) is/are damaged, moved or removed. I understand the 
process of notification and public hearing and hereby submit the attached application for review by the City. 

Signature:   __________________________________ Date: _____________________________ 

Print Name:   _________________________________ 

Form Updated March, 2023 

9/15/24

John David Carson, COO of the GP



John David Carson
ZC-24-08

John David Carson
ZC-24-08

John David Carson
ZC-24-08

John David Carson
ZC-24-08

John David Carson
meets and bounds separate file

John David Carson

John David Carson

John David Carson

John David Carson



John David Carson

John David Carson

John David Carson
ZC-24-08
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CARSON
P R O P E R T I E S

October 7, 2024 
(revised October 23, 2024) 
 
Planning and Development Services Department 
City of San Marcos 
630 East Hopkins Street 
San Marcos, TX 78666 
 
Re: Zoning Change Case Cover Letter 
 ZC-24-08 (GC & LI à CD-5): 21.462 acres along S Stagecoach Trail 
 ZC-24-09 (LI, GC, FD à CD-1): 16.637 acres north of Dutton Drive along Purgatory Creek 
 ZC-24-10 (LI à CD-4): 56.76 acres north of S Stagecoach Trail 
 
Planning and Development Services, 
 
The Applicants for the above captioned case numbers (Carson Haysco Holdings, LP and Carson Select 
Investment, LP) submit this letter detailing the request to downzone the subject properties from the 
current, more intensive1 Special (LI - Light Industrial) and Legacy (GC - General Commercial) Districts2 
assigned decades ago to less intensive Character Districts (CD-1, CD-4, and CD-5) for compatibility with 
a proposed trail along Purgatory Creek and to align with the City’s Comprehensive Plan3. 
 
Case / Property Descriptions 
ZC-24-08 is comprised of four platted lots out of the Hays County Government Center Campus (HCGCC) 
subdivision: specifically, Lots 1, 2, & 3 of Block B and Lot 1 of Block C.  The Hays County Appraisal 
District (HCAD) Property IDs for these properties are as follows4: R132514 (1.452 acres, GC); R132515 
(1.483 acres, GC); R132516 (5.091 acres, LI); and R123517 (12.106 acres, GC).  Additionally, ZC-24-08 
includes one un-platted tract with a HCAD Property ID R132728 (1.33 acres, GC).  All properties have 
South Stagecoach Trail frontage north of Wonder World Drive.  In sum, 16.371 acres are to be rezoned 
from GC à CD-5 and 5.091 acres are to be rezoned from LI à CD-5 for a case total of 21.462 acres. 
 
ZC-24-09 is comprised of a single 16.637 acre unplatted tract commencing at the northernmost bend of 
Dutton Drive and extending along Purgatory Creek for more than half a mile.  There are two HCAD 
Property IDs related to this tract: R11743 (all) and R128358 (partial).  According to the City’s Open Data 

 
 
1 Per Table 2.3 (Determination of Intensity) of the SMDC. The Commercial (CM) district is interpreted herein as the successor 
zoning category for GC which, as a Legacy District, is not specifically listed in Table 2.3. CM is more intense than CD-5. 
2 An indeterminate amount of the property associated with ZC-24-09 appears designated as a Future Development (FD) district.  
Per Section 4.4.1.1., FD is a “temporary zoning district” excluded from Table 2.3 per Section 2.5.1.3.D. 
3 The 2013 Vision San Marcos was the comprehensive plan in effect as of the date of application and is the basis for consideration 
under Section 2.5.1.4; however, it is noteworthy that the zoning districts proposed are consistent with the Vision SMTX plan 
adopted October 15, 2024 and its Vision SMTX Equivalency Table. 
4 Acreage and current zoning in parenthesis 
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maps, portions of the tract contain GC and Future Development (FD) zoning districts, but those acreages 
are difficult to quantify given that the existing zoning does not follow parcel lines.  That said, most of the 
property related to ZC-24-09 is currently zoned Light Industrial and is to be rezoned to CD-1. 
 
ZC-24-10 is comprised of a single 56.76 acre unplatted tract located at the northernmost end of S 
Stagecoach Trail.  It is associated with HCAD Property ID R128358.  It is to be rezoned from LI à CD-4. 
 
Timing Related to Requested Trail Conveyance  
These zoning cases have been initiated by the applicants after receiving requests from the City of San 
Marcos, in partnership with the San Marcos River Authority and the San Marcos Greenbelt Alliance, for 
the applicants to consider conveying a portion of the subject properties to the public for use in the 
ongoing Purgatory Creek improvements project.  The multi-purpose Purgatory Creek project is aimed at 
managing storm water as well as expanding public trail and active transportation connectivity by 
establishing a Greenway connecting the Purgatory Creek Natural Area to the San Marcos River.   
 
The applicants have always intended to rezone the subject properties to align their zoning with the 
Comprehensive Plan but previously planned to defer any applications until such time as the applicants 
had a development proposal to share with the public.  The applicants have no immediate development 
plans for these properties, but desire to ensure that their zoning is compatible with the long-term vision 
for the area prior to conveying any portion to another entity. 
 
Light industrial and general commercial development/uses abutting a Greenway would neither be 
appropriate nor aligned with either the applicants’ or public’s vision for the subject properties.  For this 
reason and in cooperation with the more immediate trail improvements schedule, the applicants have 
elected to bring these cases forward at this time. 
 
Compatibility with the Comprehensive Plan 
The subject properties are located within the South End medium intensity growth zone of the 
Comprehensive Plan.  Per this document, the South End is “envisioned as a new connection between 
Downtown and the southern part of the city. … The area is anticipated to build out with a medium-
intensive mix of commercial and residential of different densities.”  
 
Section 4.1.1.6 of the San Marcos Development Code (SMDC) further describes Medium Intensity Zones 
generally to be “[a]n area of change intended to accommodate the City’s future growth and expansion 
where people can meet their daily needs within a short walk, bike, transit trip, or drive.”   
 
The existing LI and GC zoning districts are antithetical to these intents, as reflected on Table 4.1 of the 
SMDC (the “Translation Table”) and based on the land-intensive, auto-oriented development standards 
required of the existing districts.  Conversely, the Character Districts in the SMDC were specifically 
created to support the Comprehensive Plan’s vision, particularly in areas such as the South End. 
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In the SMDC’s Translation Table, Special Districts (such as the existing Light Industrial) are listed as  
“Not Preferred” for Medium Intensity Zones.  Per Section 4.1.2.8, Legacy Districts (such as the existing 
General Commercial) are no longer permitted city-wide and are to be replaced with allowable zoning 
districts from Chapter 4 of the SMDC.  The Translation Table lists the proposed Character Districts as the 
only zoning districts to be considered for these properties.   
 
More specifically, Table 4.6 of the SMDC (Character District / Existing Zoning Translation Table) outlines 
the Character Districts to be considered in zoning change cases.  Existing GC and LI districts are noted 
for consideration for rezoning to CD-1, CD-4, and CD-5 districts, which are the districts proposed in 
these cases.  All other districts are noted as Not Preferred. 
 
While the applicants have no immediate development plans, rezoning the subject properties to the 
proposed Character Districts will ensure any future development to be compatible with the 
Comprehensive Plan and the SMDC. 
 
Compatibility / Consistency with Surrounding Properties  
The applicants have previously rezoned and/or replatted their other undeveloped holdings within the 
HGCCC and the abutting San Marcos Business Park Section Two subdivisions to CD-4 and CD-5.  These 
current zoning cases will result in over 100 acres of contiguous Character District zoning within the South 
End activity center as intended in the Comprehensive Plan. 
 
Existing Conditions and Future Plans 
The subject properties abut both the Purgatory Creek and Willow Springs Creek watersheds.  The 
effective FEMA Flood Insurance Rate Map (FIRM) panel for the subject properties currently show most of 
the area without exposure to the 1% annual flood risk (aka the 100-year flood plain).  However, the 
preliminary/pending FIRM panel and the City of San Marcos’ regulatory model both show the potential 
for shallow flooding on portions of the subject properties during an 1% event.  This change in risk is 
caused almost entirely by a diversion of Willow Springs Creek and not by Purgatory Creek.  Watershed 
studies in the area have shown that this change is the result of under-regulated upstream development 
in the Willow Springs watershed and not due to any actions of the applicants. 
 
The applicants have been working in close cooperation with Hays County for several years on a 
mitigation plan for the Willow Springs Creek watershed.  The County’s engineering consultants have 
recently identified and proposed a project that would remove the 1% flood risk from most of the subject 
properties and other existing, improved properties not owned by the applicants.  The applicant’s 
engineers are currently peer reviewing this work, but no definite timeline is in place for mitigation work 
to commence. To date, the applicant has and continues to defer any development plans for the subject 
properties until an actionable mitigation plan is established. Once a regional drainage plan is 
established, the applicants’ long-term plans for the subject properties will be aligned with the City’s 
comprehensive plan. 
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Notably, net allowable impervious cover under the proposed Character Districts will be reduced in 
comparison to the existing zoning districts.  Further, the intensity of development and uses under the 
proposed Character Districts would create substantially less noxious runoff and water quality impacts 
than the existing Light Industrial and General Commercial uses.  In all cases, the City of San Marcos’ 
drainage and water quality ordinances are in effect for the subject properties and the applicants fully 
intend to comply therewith for future development on the subject properties, if any. 
 
Summary 
The Applicants are proposing to downzone the properties from the existing, more intensive Light 
Industrial and General Commercial districts that are not aligned with the City’s current and proposed 
Comprehensive Plan.  While there are no current development plans for the subject properties, these 
rezonings are proposed at this time in advance of the potential conveyance of a portion of the subject 
properties to the public for use as a Greenway in connection with the City’s Purgatory Creek 
improvements.  The proposed Character Districts will bring the subject properties into alignment with 
the City’s Comprehensive plan, create a contiguous Character District area alongside surrounding 
properties with similar zoning, and ensure compatible uses along the proposed Greenway for future 
development, if any. 
 
Sincerely, 
 
 
John David Carson 
johndavid@carsonproperties.net 
 
 
 
 
 
 
 
 
 
 
 
 
 

















Payor: Owner:CARSON HAYSCO HOLDINGS LP ()
407 S STAGECOACH
STE 203
SAN MARCOS, TX 78666

CARSON HAYSCO HOLDINGS LP
(O0229912)
407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Quick Ref ID:

Owner:

Owner Address:

R132514

CARSON HAYSCO HOLDINGS LP
(O0229912) - 100%

407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Property:

Legal Description:

Situs Address:

11-3721-000B-00100-3

HAYS COUNTY GOVERNMENT
CENTER CAMPUS, BLOCK B, Lot 1,
ACRES 1.452

DUTTON DR SAN MARCOS 78666

Levy Amount Paid
Taxable

Value Tax RateTax Year/Taxing Unit Tax Paid

2023

2.18 2.18 2.18San Marcos CISD 220 0.991500

0.04 0.04 0.04Special Road Dist 220 0.020000

0.63 0.63 0.63Hays County 220 0.287500

1.33 1.33 1.33City Of San Marcos 220 0.603000

4.18Total Payment Amount
4.18Check Payment (Ref # 2166) Tendered

Total Tendered 4.18

0.00
Remaining Balance Due, including other fees,

as of 9/13/2024

REPRINTED TAX RECEIPT
Jenifer OKane Tax Assessor-Collector, Hays County
712 S. Stagecoach Trail, Suite 1120
San Marcos, TX 78666
Ph: 512-393-5545   Fax: 512-393-5547

Receipt Number: SM-2024-1595268

Page of1 1

Date Paid:

Effective Date:

Station/Till:

Cashier:

01/29/2024

01/29/2024

Angie/Angie's Till



Payor: Owner:CARSON HAYSCO HOLDINGS LP ()
407 S STAGECOACH
STE 203
SAN MARCOS, TX 78666

CARSON HAYSCO HOLDINGS LP
(O0229912)
407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Quick Ref ID:

Owner:

Owner Address:

R132515

CARSON HAYSCO HOLDINGS LP
(O0229912) - 100%

407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Property:

Legal Description:

Situs Address:

11-3721-000B-00200-3

HAYS COUNTY GOVERNMENT
CENTER CAMPUS, BLOCK B, Lot 2,
ACRES 1.483

S STAGECOACH TRL SAN MARCOS
78666

Levy Amount Paid
Taxable

Value Tax RateTax Year/Taxing Unit Tax Paid

2023

2.28 2.28 2.28San Marcos CISD 230 0.991500

0.05 0.05 0.05Special Road Dist 230 0.020000

0.66 0.66 0.66Hays County 230 0.287500

1.38 1.38 1.38City Of San Marcos 230 0.603000

4.37Total Payment Amount
4.37Check Payment (Ref # 2166) Tendered

Total Tendered 4.37

0.00
Remaining Balance Due, including other fees,

as of 9/13/2024

REPRINTED TAX RECEIPT
Jenifer OKane Tax Assessor-Collector, Hays County
712 S. Stagecoach Trail, Suite 1120
San Marcos, TX 78666
Ph: 512-393-5545   Fax: 512-393-5547

Receipt Number: SM-2024-1595269

Page of1 1

Date Paid:

Effective Date:

Station/Till:

Cashier:

01/29/2024

01/29/2024

Angie/Angie's Till



Payor: Owner:CARSON HAYSCO HOLDINGS LP ()
407 S STAGECOACH
STE 203
SAN MARCOS, TX 78666

CARSON HAYSCO HOLDINGS LP
(O0229912)
407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Quick Ref ID:

Owner:

Owner Address:

R132516

CARSON HAYSCO HOLDINGS LP
(O0229912) - 100%

407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Property:

Legal Description:

Situs Address:

11-3721-000B-00300-3

HAYS COUNTY GOVERNMENT
CENTER CAMPUS, BLOCK B, Lot 3,
ACRES 5.091

S STAGECOACH TRL SAN MARCOS
78666

Levy Amount Paid
Taxable

Value Tax RateTax Year/Taxing Unit Tax Paid

2023

7.83 7.83 7.83San Marcos CISD 790 0.991500

0.16 0.16 0.16Special Road Dist 790 0.020000

2.27 2.27 2.27Hays County 790 0.287500

4.76 4.76 4.76City Of San Marcos 790 0.603000

15.02Total Payment Amount
15.02Check Payment (Ref # 2166) Tendered

Total Tendered 15.02

0.00
Remaining Balance Due, including other fees,

as of 9/13/2024

REPRINTED TAX RECEIPT
Jenifer OKane Tax Assessor-Collector, Hays County
712 S. Stagecoach Trail, Suite 1120
San Marcos, TX 78666
Ph: 512-393-5545   Fax: 512-393-5547

Receipt Number: SM-2024-1595270

Page of1 1

Date Paid:

Effective Date:

Station/Till:

Cashier:

01/29/2024

01/29/2024

Angie/Angie's Till



Payor: Owner:CARSON HAYSCO HOLDINGS LP ()
407 S STAGECOACH
STE 203
SAN MARCOS, TX 78666

CARSON HAYSCO HOLDINGS LP
(O0229912)
407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Quick Ref ID:

Owner:

Owner Address:

R132517

CARSON HAYSCO HOLDINGS LP
(O0229912) - 100%

407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Property:

Legal Description:

Situs Address:

11-3721-000C-00100-3

HAYS COUNTY GOVERNMENT
CENTER CAMPUS, BLOCK C, Lot 1,
ACRES 12.106

S STAGECOACH TRL SAN MARCOS
78666

Levy Amount Paid
Taxable

Value Tax RateTax Year/Taxing Unit Tax Paid

2023

18.54 18.54 18.54San Marcos CISD 1,870 0.991500

0.37 0.37 0.37Special Road Dist 1,870 0.020000

5.38 5.38 5.38Hays County 1,870 0.287500

11.28 11.28 11.28City Of San Marcos 1,870 0.603000

35.57Total Payment Amount
35.57Check Payment (Ref # 2166) Tendered

Total Tendered 35.57

0.00
Remaining Balance Due, including other fees,

as of 9/13/2024

REPRINTED TAX RECEIPT
Jenifer OKane Tax Assessor-Collector, Hays County
712 S. Stagecoach Trail, Suite 1120
San Marcos, TX 78666
Ph: 512-393-5545   Fax: 512-393-5547

Receipt Number: SM-2024-1595271

Page of1 1

Date Paid:

Effective Date:

Station/Till:

Cashier:

01/29/2024

01/29/2024

Angie/Angie's Till



Payor: Owner:CARSON HAYSCO HOLDINGS LP ()
407 S STAGECOACH
STE 203
SAN MARCOS, TX 78666

CARSON HAYSCO HOLDINGS LP
(O0229912)
407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Quick Ref ID:

Owner:

Owner Address:

R132728

CARSON HAYSCO HOLDINGS LP
(O0229912) - 100%

407 S STAGECOACH TRL
STE 203
SAN MARCOS, TX 78666

Property:

Legal Description:

Situs Address:

10-0017-1056-00001-3

A0017-1 JUAN M VERAMENDI SURVEY
#1, ACRES 1.33

WONDER WORLD DR @ S.
STAGECOACH SAN MARCOS 78666

Levy Amount Paid
Taxable

Value Tax RateTax Year/Taxing Unit Tax Paid

2023

2.08 2.08 2.08San Marcos CISD 210 0.991500

0.04 0.04 0.04Special Road Dist 210 0.020000

0.60 0.60 0.60Hays County 210 0.287500

1.26 1.26 1.26City Of San Marcos 210 0.603000

3.98Total Payment Amount
3.98Check Payment (Ref # 2166) Tendered

Total Tendered 3.98

0.00
Remaining Balance Due, including other fees,

as of 9/13/2024

REPRINTED TAX RECEIPT
Jenifer OKane Tax Assessor-Collector, Hays County
712 S. Stagecoach Trail, Suite 1120
San Marcos, TX 78666
Ph: 512-393-5545   Fax: 512-393-5547

Receipt Number: SM-2024-1595267

Page of1 1

Date Paid:

Effective Date:

Station/Till:

Cashier:

01/29/2024

01/29/2024

Angie/Angie's Till
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