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DESCRIPTION OF 5.000 ACRES OF LAND SITUATED IN THE JOHN WILLIAMS SURVEY, 
ABSTRACT NO. 490, HAYS COUNTY, TEXAS; BEING A PORTION OF THE REMAINDER OF 
THAT CALLED 659.9 ACRE TRACT (ONE HALF UNDIVIDED INTEREST), DESCRIBED IN THE 
SPECIAL WARRANTY DEED FROM HAROLD M. FREEMAN, A SINGLE MAN, TO FROST 
NATIONAL BANK INDEPENDENT EXECUTOR & TRUSTEE UNDER THE WILL OF JOSEPH 
FREEMAN (DECEASED), OF RECORD IN VOLUME 359, PAGE 863, DEED RECORDS OF 
HAYS COUNTY, TEXAS; SAID 5.000 ACRES A$ SURVEYED BY BOWMAN CONSULTING 
GROUP, LTD., AND SHOWN ON THE ACCOMPANYING SKETCH, BEING MORE 
PARTICULARLY DESCRIBED BY METES AND BOUNDS AS FOLLOWS: 

BEGINNING at a leaning 1/2-inch iron rod found at the south corner of a called 4.337 acre tract 
designated as "Tract One" and described in the Warranty Deed to the City of San Marcos of 
record in Volume 1080, Page 874, Official Public Records of Hays County, Texas, same being a 
re-entrant corner in the northwest line of the said 659.9 acre remainder tract, for an angle point In 
the northeast line and the POINT OF BEGINNING of the tract described herein; 

THENCE through the interior of the said 659,9 acre remainder tract and with the east, southeast, 
southwest, and northwest lines of the tract described herein, the following four (4) courses and 
distances: 

1. S 06°45'16" E, a distance of 189.51 feet to a calculated point for the east corner of the 
tract described herein, 

2. S 42°59113" W, a distance of 595,64 feet to a calculated point for the south corner of the 
tract described herein, 

3. N 45007108" W, a distance of 316,85 feet to a calculated point in the east line of an electric 
transmIsslon/distribution line easement of variable width described in the deed to the 
Lower Colorado River Authority (LORA), of record in Volume 242, Page 699, Deed 
Records of Hays County, Texas, for the west corner of the tract described herein, and 

4. N 42n451011 E, with the east line of the said LORA easement, a distance of 708,83 feet to 
a calculated point in the northwest line of the said 659.9 acre remainder tract and the 
southwest line of the said 4,337 acre tract, being the northeast corner of the said LORA 
easement, for the north corner of the tract described herein, from which a 1/2-inch iron rod 
found in the southeast tine of that certain called 8,73 acre tract, designated as ''Tract Two" 
and described in the Special Warranty Deed to Lazy Oaks Ranch, LP, of record in Volume 
3772, Page 231, Official Public Records of Hays County, Texas, same being a north 
corner of the said 659.9 acre remainder tract and the north corner of the said LORA 
easement, same being the west corner of the said 4.337 acre tract, bears N 4603722" W, 
a distance of 125,70 feet; 

THENCE S 4603722° E, with the northeast line of the said 659.9 acre remainder tract, the 
southwest line of the said 4.337 acre tract, and the northeast line of the tract described herein, a 
distance of 174.33 feet to the POINT OF BEGINNING and containing 5.000 acres of land, more 
or less. 
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Exhibit “D” 

DEVELOPMENT STANDARDS FOR FILM AND TELEVISION PRODUCTION FACILITIES USES  

Purpose:  The following development standards applicable to any portion of the Property developed as Film 

and Television Production Facilities Uses (as defined in the Development Agreement) on the Property are set 

forth to achieve a unique look and character for such Film and Television Production Facilities Uses. The 

intent is to maintain a consistent look and character for the perimeter area of such Film and Television 

Productions Facilities Uses while providing flexibility for the internal studio portions of such Film and 

Television Production Facilities Uses.  Attached as Exhibit “E” is a conceptual rendering of a layout of a studio 

site, buildings, and parking for the Film and Television Production Facilities Uses on approximately 75 acres 

of the Property (the “Studio Site”). 

1. Approvals and Controls:  All buildings and site improvements will be submitted to the Film and 

Television Development Team for conformance with the Architectural Codes and Regulations, 

and if conforming the specific building or improvement will be submitted to the City of San 

Marcos for review and approval following compliance with all applicable City Codes and 

Ordinances.  Such buildings and site improvements are intended to be substantially similar to 

the conceptual Studio Site plan on Exhibit “E”, subject to such changes as may be reviewed and 

approved  by the Director of Development Services at the time of site planning.   

 

2. Approved Uses: Without limiting the possible uses that may be applicable to any Film and Television 

Production Facilities Uses, such Film and Television Production Facilities Uses may include: 

Production Studios 

Workshops 

Production Warehouses 

Support Commercial Businesses  

Studio Production Equipment Rental 

Restaurant, Catering, Mobile Food, and Retail  

Bar with sale and on premises consumption of alcohol shall require a Conditional Use Permit 

Temporary Production sets 

Location and size of facilities not limited, except as noted below 

Outdoor recreational areas including executive golf activities, climbing Material Storage Areas 

(Covered or enclosed structures) 

 

3.  General Development Regulations 

A. Block Requirements: No limit on lot size of the Studio Site.  

B. Setbacks:   

1. Film and Television Facilities - Buildings adjacent to Wonder World Drive will have a 

minimum setback of 100 feet from the Right of Way.   Buildings adjacent to West 

Centerpoint Road will have a setback of 100 feet from the Right of Way. 
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2. Future Development – Buildings adjacent to West Centerpoint Road as part of Future 

Development will have a setback of 25 feet from the Right of Way. 

C. Entrances:  Entrances to the Studio Site will be located at the existing curb cut on Wonder 

World Drive and at Split Rock Path on West Centerpoint Rd generally as shown on the 

conceptual site plan for the Studio Site attached as Exhibit E. These entrances will provide 

controlled access to the secured Studio Site.  A turnaround location will be provided as part 

of the Studio Site generally as shown on Exhibit E. 

D. Driveway Dimensions:  Maximum radius at 30’ on Wonderworld Drive. 

E. Cut and Fill Requirements: Cut and Fill of 30ft will be allowed for the construction of the 

Studio Site.  The Studio Site will cover approximately 75 acres generally as shown on Exhibit 

E. 

F. Fencing:  Perimeter fencing up to a maximum height of 10ft will be allowed around the 

Studio Site.  Decorative fencing will be constructed of steel or aluminum at such locations 

generally as shown on Exhibit E.   No Perimeter fencing associated with the studio site will 

be located closer than 100ft of any adjacent public Right of Way.  

G. Signage:  Each building will be allowed two building wall signs or one building wall sign and 

one monument sign.  In addition to this primary signage, site directional signage will be 

allowed as required for direction of pedestrian or traffic flows.  Interior signage will not be 

limited in size or illumination and will face the interior of the site and will be limited to 

facades of interior facing buildings, driveways and parking areas. 

H. Sidewalks:  Sidewalks and/or easements for sidewalks will be provided along all public 

street frontages, including Wonder World Drive.  City may accept in accordance with Section 

3.8.1.2 of the Land Development Code as amended on September 1, 2020, as supplemented 

and modified, a cash fee for the installation of all or part of such sidewalk adjacent to 

Wonder World Drive.   

I. Lighting Standards:  Exterior Lighting will be provided with cutoff type fixtures at various 

mounting heights. Street lighting will be themed, utilitarian security lighting and general 

illumination lighting will be mounted to allow fixtures to be controlled as production needs 

occur to override light sensors.  All lighting will have controls to allow prescribed areas to be 

turned on or off as needed by the productions. All lighting will comply with all applicable 

City Codes and Ordinances.   

J. Architectural Style:  

1. Entry Monuments:  All areas and vehicle entrances from Wonder World Drive and West 

Centerpoint Road will incorporate natural materials at each entry.  

2. Building Facades: The character of building facades will be reflective of the character of the 

general nonresidential architectural design standards in Section of 1.04.E.2 of the 

Development Agreement but not held to the percentage of material requirements set forth 

therein.   

K. Size/Height:   

1. Studio Support Businesses adjoining Wonder World Drive and West Centerpoint Road 

will be limited to 40 feet in height.  Buildings will not be limited in area but will require 
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no more than 100 feet of unbroken mass before a minimum 2 x 2-foot articulation 

occurs to break the massing. 

2. Studio Production Areas including workshops and interior support buildings will be 

limited to 65 feet in height measured from average grade around buildings to average 

roof height.  Only sound stages may exceed 65 feet in height and a maximum of 90 feet 

in height. 

3. Office buildings shall be limited to 110’ tall, which include lower levels below grade and 

screening structures on roofs. 

4. Specialty areas such as water towers, silos, or steeples, or any temporary set structure 

will not be restricted.  Temporary shall mean for a period of 180 days with ability to 

extend time in 180-day increments with City Staff approval.  

L. Materials:  Structures within the Studio Site will have consistent details using brick, 

concrete, wood appearance, stucco, or stone material, or facades that simulate the same 

material.  Structures include studios and workshops with metal siding, painted or natural 

concrete, stucco, brick, stone, or wood (or facades that simulate the material).  Temporary 

sets may include plastics or other materials to simulate exterior materials.  All materials will 

be approved by city building officials. 

M. Roofs: 

1. Studio roofs will not be limited in materials or pitch. 

N. Tree Save Areas:   Credit for all Trees saved outside the Limits of Construction within the 

209.86 will be applied toward Trees removed within in the 209.86 acres. 

O. Landscaping:   

1. Perimeter landscaping will be grass and indigenous materials with xeriscape 

characteristics. All perimeter landscaping will at a minimum meet the landscape 

requirements in Section of 1.04.F of the Development Agreement applicable to Film 

and Television Productions Facilities Uses. 

2. All interior landscape and parking lot landscape requirements shall be waived and 

exempt from City of San Marcos and Section of 1.04.F of the Development 

Agreement within the secured studio area.  
P. Parking Areas:  Parking areas within 100 feet of Wonder World Drive and West Centerpoint 

Road will be visually screened by evergreen hedges and/or landscaped berms at a typical 

height of 4 feet.  

Q. Parking Requirements: The Studio Site will have 65 permanent parking spaces per stage and 

up to 800 permanent parking spaces will be provided at full build out of the Studio Site.  Up 

to an additional 400 flexible spaces will be provide as needed. 

R. Bicycle Parking: At minimum one bicycle rack holding up to a minimum of 5 bikes will be 

provided per building and additional racks provided as needed per developer. 

S. Screening requirements: All dumpsters located within 200 feet of a Public Street or where 

visible from a public street will be screened. 

T. Noise Standards: Outdoor productions generating greater than 85 decibels at the Studio 

Site boundary require advance notice to residents within 1,500 feet of such productions. 
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U. Hours of Operation:  Production schedules will not limit hours of operation.     

V. Transit Stop: A transit stop will be located adjacent to West Centerpoint Road at or near the 

intersection of Split Rock Road at such location as mutually agreed to with City and at such 

time that there is a public need for such transit stop.   



Conceptual Rendering of Studio Site
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