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Public Hearing

ZC-24-10

South End S Stagecoach Trail LI to CD-4

Hold a public hearing and consider a request by John David Carson, on behalf of 

Carson Select Investments, LP, for a Zoning Change from Light Industrial(LI) to 

Character District-4 (CD-4) or, subject to consent of the owner, another less intense 

zoning district classification, for approximately 56.76 acres out of the J.M Veramendi

League, No.1, generally located west of the Union Pacific Railroad between the 

southwestern end of Gravel Street and S Stagecoach Trail. (J. Cleary)
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Property Information
• Approximately 57 acres

• Located between Gravel Rd and S 

Stagecoach Trail, next to the Hays 

County Government Center.

• Located within City Limits



sanmarcostx.gov

3

Context & History

• Currently Vacant 

• Surrounding Uses

– Hays County Government 

Center

– Residential

– Vacant/ Open Space

– Railroad
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Context & History

• Existing Zoning: 

Light Industrial (LI) 

– Allows industrial uses including 

food and beverage production, 

warehouse & distribution, and 

manufacturing.

• Proposed Zoning: 

Character District-4 (CD-4)

– Allows for Variety of 

Residential Uses and Limited 

Commercial Uses at Corners
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Comprehensive Plan Analysis
Step 1: Where is the property located on 

the Comprehensive Plan?

• Existing Preferred Scenario: 

Medium Intensity (South End)      

“An 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” (4.1.1.6)

• Open Space - “An area which is not 

developed, and which is generally 

suitable for very limited residential 

or agricultural uses” (4.1.1.6)
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Comprehensive Plan Analysis

Step 2: Is the request consistent with the Comprehensive Plan / District Translation 

Table?

“Character District-4” (CD-4) within a “Medium Intensity” and “Open Space” Zone.”
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Comprehensive Plan Analysis
Step 1: Where is the property located on 

the Comprehensive Plan?

• Mixed Use - Medium 

“These areas are characterized by a 

mix of commercial and residential 

uses in a well-connected and 

walkable place.” pg 98, VisionSMTX

• Conservation/Cluster

“Development that does occur within 

conservation and reserve areas 

should be low impact to the natural 

environment by using a variety of 

development techniques and 

strategies.” pg 110, VisionSMTX
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Comprehensive Plan Analysis (VISION SMTX ++)

Step 2: Is the request consistent with the adopted Equivalency Table?

“CD-4” Character District-4 within a “Mixed Use-Medium and “Conservation/ 

Cluster.”
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Comprehensive Plan Analysis

Step 3: Is the request consistent with the District/ Existing Zoning 

Translation Table?

Light Industrial (LI) to “Character District-4” (CD-1)



• Variety of Residential Uses with 

Limited Commercial or Mixed 

Use on the Corners 

• Cottage, Duplex, Townhouse, 

Courtyard Housing, Apartment, 

Live/Work, Neighborhood 

Shopfront, Civic

• Residential, Public, and Limited 

Commercial Uses

• No specific uses proposed by 

applicant at this time. 10

Zoning Analysis
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Environmental Analysis

• Floodplain/ floodway within the site.

• Located outside the Edwards 

Aquifer Recharge Zone but within 

the Transition Zone.

• Not located within the San Marcos 

River Corridor.
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• Streets

– Transportation Master Plan​ - 2 

thoroughfares required.

– Block perimeter (2,400 feet)

– Bicycle & Sidewalk connections

• Utilities

– City of San Marcos Water / 

Wastewater

– City of San Marcos Electric

Infrastructure
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• Staff recommends approval of ZC-24-10 as 

presented. 

Recommendation 
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