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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 





















325 Comanche St.

Planning and Zoning Commission

CUP 25-71, AC 25-09

May 12, 2026
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Emerge Here is a majority woman-owned business.

At Emerge Here, we own, develop, and manage our properties.

At Emerge Here, our reputation is paramount to our success.  

At Emerge Here, our standard leasing practices exceed industry norms.

Please find attached letters of recommendation at the end of this presentation from:
The City of Champaign Planning Department, where we have developed, own, and 
manage four student apartment buildings at the University of Illinois, Fighting Illini. 
Halifax Hospital System, where we have developed over 1,000 bedrooms in support of 
the hospital and local educational institutions. 
The majority of our tenants in Daytona Beach are from ERAU; see attached reference 
letter.
Additional references available upon request.
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Who Are We
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AERIAL MAP

325 Comanche will be located on this 1-acre site across the street from 202 
Hutch, which was approved for the same request in April 2025.
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NO REQUESTED INCREASE IN HEIGHT, STORIES, OR OVERALL BEDROOM 
COUNT

EXISTING BUILDING REQUESTED BUILDING

height
      -7 stories 
              -5 full stories            
              
              -2 mezzanine stories

height
      -7 stories 
              -7 full stories            
              
              -0 mezzanine stories

-300 Bedrooms-100, three-bedroom units -300 Bedrooms-more diverse housing configurations

-Primarily rented to students -Primarily rented to students

-100 parking spots for 300 beds -180 parking for 300 beds (increase of 80 spots)

-Basic building design  -Architectural enhancements that complement the
neighborhood character with amenity/gathering spaces
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325 Comanche
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Comanche Street 
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Comanche Street View-
Maintains residential neighborhood character along Comanche
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Comanche & Pat Garrison 
Active pedestrian plaza at the Downtown Gateway



Texas State University (TXST) surpassed 44,000 students for the first time 
in its 126-year history, reaching 44,596 in Fall 2025, a 9.6% increase over 
Fall 2024 and its fifth consecutive year of record growth.

The freshman class hit a record 9,329 students. 

This rapid growth is straining academic, housing, and infrastructure 
capacity, with some classes scheduled at extended hours, highlighting the 
need for additional facilities and off-campus housing development.

TXST Run to R1 initiative remains central, with the university on track to 
achieve Carnegie R1 status by 2027, supported by ongoing expansion in 
graduate programs and enrollment growth into Spring 2026.
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The Need



Spring 2026 system enrollment exceeded 41,700 students (+11% YoY) 

Doctoral enrollment increased to 822 students (+17%) 

International enrollment reached 2,027 students (+30%)

TXST is no longer solely a high-growth undergraduate institution; it is rapidly evolving 
into a graduate and research-driven university, significantly increasing its long-term 
economic and real estate impact.
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The Need



At the San Marcos campus, enrollment growth has outpaced private 
housing development, with nearly all new pedestrian beds delivered by 
TXST within the last five years.

As of April 7, 2026, TXST had 2,908 upperclassmen on the on-campus 
housing waitlist, nearly triple the 1,096 on the waitlist in April 2025, 
highlighting strong demand for pedestrian, purpose-built student 
housing.
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The Need



Fire department training access 

Police department training access 

Personal property and artifact donations to multiple local nonprofits 

Public parking access prior to demolition 

Member of the Chamber of Commerce 

Local charitable support
United Way Food Bank Donation
United Way Beer & Wine Walk Event Sponsor

We look forward to continuing our involvement and strengthening our connection with 
the community.
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Community Engagement



WITH APPROVAL OF A/C& CUP, THE BUILDING STAYS THE SAME HEIGHT, FLOORS, DENSITY, SCALE, AND USE:
Same 75-foot maximum height 
Same 7-story structure 
Same 300-bedroom limit 
Same student-oriented residential use 

WITH APPROVAL OF A/C& CUP, THE FOLLOWING ARE THE BENEFITS TO THE COMMUNITY:
80 additional parking spaces 
Improved architectural design 
Enhanced amenity and gathering spaces 
More efficient building layout 
Greater housing flexibility for residents 

RESULT
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CLOSING STATEMENTS



THIS SITE WILL BE DEVELOPED EITHER WAY.

The real question is whether it develops as a:
higher-quality
better-designed
better-functioning 

Project, without increasing overall scale or intensity.
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CLOSING STATEMENTS 
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Letter of recommendation City of Champaign, Illinois
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Letter of recommendation Halifax Healthcare
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Letter of recommendation Embry-Riddle Aeronautical University






















