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San Marcos Development Code Amendments, 2026

Public Hearing

Hold a public hearing and consider text and graphic amendments to the San Marcos 

Development Code and to the Design Manual, that would, among other things, 

update applicability and processes for certain development permits; update 

provisions concerning parkland dedication requirements; establish an optional 

“Development Overlay Regulating Plan” to accompany zoning change requests; 

provide standards for new and emerging development types within the Land Use 

Matrix; update and clarify landscaping and tree mitigation requirements for new 

development; correct typos and inconsistencies, and update the code to reflect 

recent changes to state law.
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• The Vision SMTX Comprehensive Plan, adopted in October 2024, is 

San Marcos’ 20-year plan for guiding growth and identifying the 

community’s goals for key topics.

• The Land Development Code establishes the rules and standards 

for new development and implements Vision SMTX.

– Land uses;

– The subdivision of property including the size and layout of lots;

– Setbacks and density;

– Parking, signage, fence requirements;

– Landscaping and tree removal/replacement;

– Infrastructure requirements; and

– Environmental regulations;

2

About the Development Code
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• The Design Manual 

provides additional 

standards and guidelines 

for items such as 

landscaping and trees, 

historic preservation, and 

modifications to existing 

streets.

Design Manual 
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• 2018 – Code SMTX

• 2019 – Demolition Review and  Phase 1 (typos and technical errors, joint 

committee policy items 

• 2020 – Phase 2  (joint committee policy items, adding a use, Engineering 

recommendation)  

• 2021 – Turfgrass & Irrigation, Downtown Design, Storage, Garage, Historic 

Preservation

• 2023 – Process Improvements 

• 2025 – Minor Comprehensive Plan Amendments

Previous Code Amendments 
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• Compliance with State Laws

• Process Improvements

• Clarification

• Corrections/ Typos

• Others
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320 Total Edits:

5 Key Categories 

In August 2025, the San Marcos 

City Council authorized updates 

to the Development Code and 

Design Manual.

Compliance with state laws 7%

Process 
Improvements

33%

Others 4%
Correction/Typos 13%

Clarification 43%

Overview
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• H.B. 24 –

– Raising the protest threshold from 

20% to 60% for certain application 

types

– Procedures requirements & Notices 

• H.B. 2464 –

– Residential occupancy limit

• S.B. 1341 –

– Regulation of manufactured homes

Compliance with State Laws
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In 2025, the 89th Texas Legislature 

passed several significant laws that 

modified the Texas Local 

Government Code
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• Chapter X

– Justification

Category
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#Edit X-
XX

Markup can be found on page X:XX of the Land Development Code
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• Chapter 2 – Development 

Procedures 

– Division 4: City Council 

Section 2.2.4.2 Review 

Authority

– Adding Language to 

comply with HB24

Compliance with State Laws
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#2-8

Markup can be found on page 2:9 of the Land Development Code  
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• Chapter 2 – Development 

Procedures

– Division 2: Notice 

requirements 

– Section 2.3.2.1 General 

Notice Requirements

– G. Notice of 

Application.

– Adding Language to 

comply with HB24

Compliance with State Laws
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#2-10

Markup can be found on page 2:14 of the Land Development Code  
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• Chapter 3 – Subdivisions 

– Division 3: Residential Replats

– Section 3.3.3.2 Notice and 

Hearing

– Section 3.3.3.3 Protest

– Adding language to comply with 

Chapter 212 of the Texas Local 

Government Code  

Compliance with State Laws
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#3-19

Markup can be found on page 3:14 of the Land Development Code  
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• Chapter 4 – Zoning Regulations

– Neighborhood Density District -3 

– Neighborhood Density District -3.2 

– Character District – 2.5 

– This edit is to comply with  

HB2464.

Compliance with State Laws
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#4-30, 
#4-32,
#4-36 

Markup can be found on page 4:64, 4:66, 4:67, 4:80 & 4:81 of the 
Land Development Code  
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• Chapter 2 – Certificate of Appropriateness

• This edit is to revise when a Certificate of 

Appropriateness is required. 
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Process Improvements #2-20

Markup can be found on page 2:37 & 2:38 of the Land Development Code  



sanmarcostx.gov

• Chapter 2 – Development Procedures

– Article 6: Watershed Protection Plans

– This edit modifies when a qualified 

watershed protection plan is required.
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Process Improvements

#2-21

Markup can be found on page 2:42-2:45 of the Land Development Code  



sanmarcostx.gov

• Chapter 2 – Development 

Procedures

– Section 2.8.3.7 

Procedures Specific to 

Conditional Use Permit 

for On-Premise Sale of 

Alcohol 

– This edit revise the 

alcoholic distance 

variance to align with the 

Conditional Use Permit 

expiration. 
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Process Improvements

#2-26

Markup can be found on page 2:57 of the Land Development Code  
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• Chapter 3 – Subdivision  

– Section 3.6.3.1 Lot 

Standards 

– This edit removes 

Irregularly Shaped Lots   
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Process Improvements

#3-44

Markup can be found on page 3:34 of the Land Development Code  
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• Chapter 3 – Subdivision  

– Section 3.6.3.1 Lot 

Standards 

– Lot Dimensions 

– This edit adds a minimum 

lot width for new lots in 

the ETJ, subject to an 

approved interlocal 

agreement with the 

applicable County. 
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Process Improvements

#3-45

Markup can be found on page 3:35 of the Land Development Code  
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• Chapter 3 – Subdivision  

– Article 10: Parks and 

open space

– Section 3.10.1.2 Parkland 

Dedication

– This edit also adds a cap 

that the total parkland 

acreage shall not exceed 

35% of the total site. 
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Process Improvements

#3-56

Markup can be found on page 3:66 of the Land Development Code  
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• Chapter 4 –

Zoning 

Regulations 

(Table 4.6 )

• This edit revises 

the title name, 

adds an edit for 

CD-5D, Cross 

reference area 

plan, and revises 

existing zoning 

districts to be “C” 
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Process Improvements #4-12

Markup can be found on page 4:11 of the Land Development Code  
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• Chapter 4 – Zoning 

Regulation 

– Lot Standards 

– Lot Dimensions 

– These edit allows zero lot 

line house and cottage 

court in CD-3 and revise 

multifamily structures for 

a smaller building 

footprint on larger lots. 
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Process Improvements

#4-38

Markup can be found on page 4:84 & 4:85 of the Land Development Code  
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• Chapter 5 – Use 

Regulations 

– Land Use Matrix 

– This edit revise the land 

use matrix for certain 

uses to comply with state 

law. 
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Process Improvements/Compliance with 

State Law 

#5-1

Markup can be found on page 5:4 – 5:8 & 5:16  of the Land Development Code  
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• Chapter 5 – Use Regulations 

– Land Use Matrix 

– This edit adds microbrewery use to the Land Use Matrix 

21

Process Improvements

#5-6

Markup can be found on page 5:8 of the Land Development Code  
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• Chapter 5 – Use 

Regulations 

– Division 7: 

Industrial Uses 
• B. Microbrewery

This edit adds a specific 

definition for 

microbrewery  
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Process Improvements

#5-23

Markup can be found on page 5:34  of the Land Development Code  
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• Chapter 5 – Use Regulations 

– Land Use Matrix 

– This edit adds Data Center use to the 

Land Use Matrix 
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Process Improvements

#5-7

Markup can be found on page 5:8 of the Land Development Code  
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• Chapter 5 – Use Regulations 

– Section 5.1.7.10 Data Center

– This edit adds a definition and use 

standards  for a data center.
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Process Improvements
#5-24

Markup can be found on page 5:36 & 5:37 of the Land Development Code  
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• Chapter 6 – Environmental Regulation  

– Figure 6.2 Environmental Protection zones

– This edit updates the map to add sensitive features protection zones on plats.
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Process Improvements
#6-2

Markup can be found on page 6:8 of the Land Development Code  
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• Chapter 7 – Supplemental 

Development Standards 

– Minimum Parking 

Requirements

– This edit would allow on street

parking to be counted toward the 

minimum parking in CD-5D. 

Curently all other districts are 

allow to use on street parking to 

be counted. 
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Process Improvements

#7-3

Markup can be found on page 7:3 of the Land Development Code  
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• Chapter 7 –

Supplemental 

Development 

Standards 

– Table 7.1

This edit adds

bicycle parking to 

certain uses.  
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Process Improvements
#7-4

Markup can be found on page 7:4 & 7:5 of the Land Development Code  
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• Chapter 7 – Supplemental 

Development Standards 

– Table 7.1 

– This edits adds design and location 

standards for bicycle parking. 
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Process Improvements

#7-10

Markup can be found on page 7:11 of the Land Development Code  
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• Design Manual 

Appendix D: 

Preferred Plant 

List Article 3: Main 

Street District 

This edit add 

Pollinator Plant 

Palette for Main 

Street
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Process Improvements #D-6

Markup can be found on page D:1, D:17 - D:29 of the Design Manual
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• Chapter 2 – Development 

Procedures 

– Table 2.1 

This edit shifts the 

responsibility of posted 

notices from the City to the 

applicant.  
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City Council Direction

#2-10

Markup can be found on page 2:14 of the Land Development Code  
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Chapter 4 – Zoning Regulations Division 6: Development Overlay Regulating Plan, 

Section 4.5.6.1 - This edit is to create a Development Overlay option that may be 

considered alongside zoning request. 
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City Council Direction

#4-58

• To clearly represent the final uses, building, and site conditions of a property

• Can be accompany a requested zoning map amendment to a Conventional Residential, 

Special District, or Character District.

• Regulating Plan will identify certain future conditions, if desired, including:

• Location of proposed zoning districts

• Uses permitted, limited, conditional, or not permitted and applicable 

standards/conditions

• Maximum residential units proposed

• Setbacks and/or Transitional Protective Yards

• Parking and parkland location

• Transportation plans (new streets, bicycle, pedestrian, greenways, or transit stops)

• Non-buildable land such as floodplain

• Other standards as proposed
Markup can be found on page 4:147 & 4:148 of the Land Development Code  
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• Chapter 8 – Definitions

– Sound Definition  

This edit is to add Sound definitions 
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City Council Direction #8-3

Markup can be found on page 8:18 of the Land Development Code  
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• Chapter 2 – Development Procedures 

– Table 2.1

This edit is to add Demolition Delay process to Table 2.1 
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Clarification

#2-6

Markup can be found on page 2:4 of the Land Development Code  
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• Chapter 5 – Use 

Regulation 

– Overnight Lodging

– Section 5.1.5.6 

Overnight Lodging

This edit is clarify the 

number of rooms for 

overnight lodging. 

34

Clarification

#5-18

Markup can be found on page 5:24 & 5:25 of the Land Development Code  
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• Chapter 6  – Environmental 

Regulation 

– Tree Preservation

– Section 6.4.2.1. General 

Tree Preservation 

Requirements

This edit revise and organize 

the section on what is required 

for a Tree Survey 
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Clarification

#6-7

Markup can be found on page 6:15-6:17 of the Land Development Code  
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City Council Initial Authorization (August 19, 2025)

Public Comments 
– Open House: October 9

– Comment Period: September 29 – October 26

– Development Stakeholder Survey: September 29– October 14

Updates to Boards/Commissions
– Historic Preservation Commission: October 2

– Planning & Zoning Commission: October 14

– Parks & Recreation Advisory Board: October 23

– Neighborhood Commission: November 19

Adoption Process
– Planning and Zoning Consideration and Recommendation: February 10

– City Council Public Hearing and 1st Reading: March 3 

– City Council 2nd Reading: March 31

Code Consideration Timeline
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On February 10, 2026 the Planning and Zoning Commission 

voted 6-0 to recommend approval of the Development 

Code with 5 amendments as indicated on the following 

slides.

Note: All P&Z Amendments have been incorporated into the 

mark-up of the Draft Development Code in the packet and 

are highlighted in yellow in the Justification Table

Planning and Zoning Commission 

Recommendation
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Item #0-2 - to keep the word 

“Density” in the name of all 

Neighborhood “Density” Zoning 

Districts

Justification Table: The edit to 

remove the term “Density” from the 

name of these zoning districts was 

proposed by the public (citizen 

comments received)

P&Z Amendment #1
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Excerpt from page 4:64 
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Item #3-26 - Remove “if 

applicable” and replace with “at 

the option of the applicant” 

P&Z Amendment #2
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Excerpt from page 3:23 

“at the option of 
the applicant”

Justification Table: This edit was 

initially directed by City Council to 

request the applicant to include a 

summary of the significance of 

any street names in their 

application. 



sanmarcostx.gov

Item #5-15 - Delete "non-

consecutive" from third 

line.

P&Z Amendment #3
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Excerpt from page 5:23

Justification Table: This 

edit was proposed by the 

Joint PZ / City Council 

Conditional Use Permit 

Committee 
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Item #5-15 – Reorganize the text

P&Z Amendment #4
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Excerpt from 

page 5:11
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Item #2-25 – Revise 

Section 2.8.3.4.A as 

follows.

P&Z Amendment #5
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Excerpt from page 2:56

Note: This amendment was 

discussed and received 

consensus at the February 4, 

2026 Planning and Zoning 

Commission / City Council 

Joint CUP Committee meeting
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Staff recommends approval of the Development Code & Design Manual 

as presented in the Council Packet with the addition of two proposed 

amendments:

• Staff Amendment #1: Revise Section 5.1.5.5.B.7 to require that 

restaurants within the CBA be responsible for cleaning the area within 

100 feet instead of 50 feet of any exit.

Staff Recommendation
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Background: This amendment was discussed and recommended by 

the Joint Planning and Zoning Commission / City Council Conditional 

Use Permit Committee at their February 4, 2026 meeting.
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• Staff Amendment #2: Revise Section 2.2.4.2, Review Authority to 

align with recent State Legislative changes per Section 211.0061 of 

the Texas Local Government Code.

Staff Recommendation
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Background: This proposed amendment does not change the 

substance of the original Draft Development Code language and seeks 

to rearrange text to provide clarity and avoid duplication.

A copy of the revised text is included in the packet as a separate 

attachment.


