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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;
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About the Development Code
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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
4

313 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

– Topic

Category

6

#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

Compliance with State Laws
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#2-8

Markup can be found on page 2:9 & 2:10 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.

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

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  

Compliance with State Laws
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#4-31, 
#4-32,
#4-36 

Markup can be found 
on page 4:64, 4:66 & 
4:80 of the Land 
Development Code  
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• Chapter 5 – Use Regulations

– Section 5.1.4.1 Household Living 

Compliance with 

State Laws
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#5-12

Markup can be found on page 5:15 of the Land Development Code  
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• Chapter 5 – Certificate of Appropriateness 
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Process Improvements #2-20

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

– Article 6: Watershed Protection Plans 
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Process Improvements
#2-21

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

Procedures

– Section 2.8.3.7 

Procedures Specific to 

Conditional Use Permit 

for On-Premise Sale of 

Alcohol 
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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  

– Lot Standards 

– Irregularly shaped lots 

15

Process Improvements
#3-44

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

– Lot Standards 

– Lot Dimensions 
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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
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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 )

18

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 
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Process Improvements
#4-37

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

– Land Use Matrix 
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Process Improvements
#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 
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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 
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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 
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Process Improvements
#5-7

Markup can be found on page 5:8 of the Land Development Code  



sanmarcostx.gov

• Chapter 5 – Use Regulations 

– Section 5.1.7.10 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
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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
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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 
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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 
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Process Improvements
#7-10

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



sanmarcostx.gov

• Design Manual 

Appendix D: 

Preferred Plant 

List Article 3: Main 

Street District 
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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 
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City Council Direction
#2-5

Markup can be found on page 2:3 of the Land Development Code  
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Chapter 4 – Zoning Regulations Division 6: Development Overlay Regulating 

Plan, Section 4.5.6.1

31

City Council Direction
#4-56

• 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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Regulating Plan Example
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• Chapter 8 – Definitions

– Sound Definition  

33

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
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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
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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
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Clarification
#6-7

Markup can be found on page 6:15 & 6:16 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: Today

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

– City Council 2nd Reading: March 31

Code Consideration Timeline
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• Staff recommends approval of the Development Code & Design 

Manual amendments as presented.

Recommendation
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Compliance with State Laws

#2-4 Development Applications 

#2-8 Division 4: City Council 

#2-9 Approving Historic District and Landmarks 

#2-10 Posted Notices

#2-11 Web Notices 

#2-17 Development Agreements 

#3-8 Preliminary Subdivision or Development Plat 

#3-12 Final Subdivision or Development Plat 

39

Items for Discussion / Action
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Compliance with State Laws

#3-13 Final Subdivision or Development Plat 

#3-15 General Requirement for Plat Revisions 

#3-17 Replat without Vacation 

#3-19 Residential Replat 

#3-20 Amending Plats 

#3-21 Vacating Plat 

#4-31 Neighborhood Density -3 

#4-32 Neighborhood Density 3.2 
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Items for Discussion / Action
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Compliance with State Laws

#4-35 Neighborhood Commerical N-CM 

#4-36 Character District – 2.5 

#5-1 Land Use Matrix 

#5-3 Land Use Matrix 

#5-10 Home Occupations 

#5-11 Short Term Rental 

#5-12 Household Living 

#5-13 Manufactured Living 
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Items for Discussion / Action
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Compliance with State Laws

#5-14 Group Living 

#8-1 HUD – Code Manufactured Home Definition 
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Items for Discussion / Action
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Process Improvements

#2-7 Development Application, Decision Authority and Notice Requirements Table

#2-13 Permit Expiration and Extensions 

#2-14 Permit Expiration and Extensions 

#2-16 Development Agreements 

#2-20 Certificate of Appropriateness 

#2-21 Watershed Protection Plans 

#2-22 Demolition Review 

#3-5 Preliminary Subdivision or Development Plat
43

Items for Discussion / Action



sanmarcostx.gov

Process Improvements

#3-6 Preliminary Subdivision or Development Plat 

#3-14 Final Subdivision or Development Plat 

#3-25 Public Transit Facilities 

#3-26 New Streets

#3-27 Fiber 

#3-28 Outdoor Emergency Sirens

#3-29 Escrow Policies and Procedures  
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Items for Discussion / Action
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Process Improvements

#3-33 Blocks 

#3-38 Blocks 

#3-43 Lot Standards 

#3-44 Lot Standards

#3-45 Lot Standards 

#3-50 New Street and Existing Streets

#3-52 Alleys

#3-55 Streetscape Types 

#3-57 Parkland Dedications 45

Items for Discussion / Action
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Process Improvements

#3-58 Parkland Dedications 

#3-59 Parkland Development Fees 

#3-60 Parkland Fee-in-lieu 

#3-62 Greenspace and Natural Area 

#3-64 Parkland Types 

#3-67 Neighborhood Park 

#3-68 Pocket Park

#3-69 Pocket Park
46

Items for Discussion / Action
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Process Improvements

#3-70 Pocket Parks

#4-3 Preferred Scenario 

#4-5 Conventional Residential 

#4-6 Neighborhood Density Districts 

#4-9 Neighborhood Density District/Existing Zoning Translation 

#4-11 Character Districts 

#4-12 Character Districts 

#4-16 Special Districts 

#4-21 Build to Zone 

#4-22 Residential Front Door Requirements 

#4-23 Transparency 
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Items for Discussion / Action
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Process Improvements

#4-25 Front Porch 

#4-26 Conventional Residential Districts 

#4-32 Neighborhood Density 3.2 

#4-34 Neighborhood Density – 4 

#4-35 Neighborhood Commercial N-CM 

#4-36 Character District – 2.5 

#4-37 Character District - 3 

#4-38 Character District – 4 

#4-39 Character District – 5 Downtown 

#4-40 Planning Area District 

#4-42 Accessory Dwelling Unit 

#4-52 Neighborhood Shopfront 
48

Items for Discussion / Action
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Process Improvements

#4-53 Mixed Use Shopfront 

#5-2 Land Use Matrix 

#5-3 Land Use Matrix 

#5-5 Land Use Matrix 

#5-6 Land Use Matrix 

#5-7 Land Use Matrix 

#5-9 Temporary Uses 

#5-15 On-Premise Consumption of Alcohol 

#5-20 Parking Garage 

#5-21 Day Care 
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Items for Discussion / Action
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Process Improvements

#5-22 Communication Antennas and Support Structure /Towers 

#5-23 Microbrewery 

#5-24 Data Center 

#6-2 Enhanced Protection Zones 

#6-6 Development Duties over Aquifer 

#6-9 Tree Mitigation 

#6-10 Tree Credits 

#7-2 Maximum Parking 

#7-3 Minimum Parking Requirements 

#7-4 Minimum Parking Requirements 
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Items for Discussion / Action
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Process Improvements

#7-6 Single Family and Two – Family Parking Location and Design 

#7-10 Bicycle Parking 

#7-12 Parking Lot Landscaping 

#7-14 Parking Lot Landscaping 

#7-16 Parking Lot Landscaping 

#7-23 Interior Lot Landscaping 

#7-24 Installation and Maintenance 

#7-25 Installation and Maintenance 

#7-28 Stormwater Facilities 

#7-29 Walls and Fences 

#7-31 Walls and Fences 
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Items for Discussion / Action
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Process Improvements

#7-34 Signs 

#7-38 Signs

#7-47 Manufactured Home and Tiny Home Village 

#7-50 Manufactured Home and Tiny Home Village 

#7-52 Manufactured Home and Tiny Homes Village 

#8-3 Sounds 
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Items for Discussion / Action
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Clarification

#2-2 Chapter 2 Development Procedures 

#2-3 Development Applications Table 2.1 

#2-6 Development Application Table 2.1 

#2-12 Permit Expiration and Extension Times 

#2-18 Development Agreements 

#2-19 Utility Extension 

#2-23 Demolition Review 

#2-24 Appeals 

#2-25 Conditional Use Permits 

#3-1 General Platting Procedures 
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Items for Discussion / Action
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Clarification

#3-2 General Platting Procedures 

#3-3 General Platting Procedures 

#3-4 Subdivision Concept Plats 

#3-7 Preliminary Subdivision or Development Plat 

#3-9 Final Subdivision or Development Plat 

#3-10 Final Subdivision or Development Plat 

#3-11 Final Subdivision or Development Plat 

#3-16 Replats without Vacation 

#3-18 Residential Replats 

#3-22 Construction Management 

#3-23 Construction Management

54

Items for Discussion / Action
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Clarification

#3-30 Blocks 

#3-31 Blocks 

#3-32 Blocks

#3-34 Blocks 

#3-35 Blocks 

#3-39 Dead End Streets 

#3-40 Dead End Streets 

#3-41 Subdivision Access 

#3-42 Eyebrow & Loop Lanes

#3-44 Lot Standards

#3-46 Access 
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Items for Discussion / Action



sanmarcostx.gov

Clarification

#3-47 Subdivision Access 

#3-48 Driveway

#3-49 Driveway 

#3-51 New Streets 

#3-54 Existing Streets 

#3-56 Parkland Dedication 

#3-61 Parkland Easements 

#3-62 Parkland Types 

#3-65 Parkland Types

#3-66 Neighborhood Park 

#3-71 Playground and Community Garden 
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Items for Discussion / Action
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Clarification

#4-2 Preferred Scenario 

#4-7 Neighborhood Density Districts

#4-8 Neighborhood Density Districts/Existing Zoning Translation 

#4-13 Neighborhood Density Districts/Existing Zoning Translation 

#4-15 Neighborhood Density Districts/Existing Zoning Translation 

#4-17 Legacy Districts

#4-18 Density 

#4-19 Lot Layers 

#4-20 Building Setbacks

#4-22 Measuring Transparency 

#4-29 Single Family Rural  
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Items for Discussion / Action
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Clarification

#4-30 Neighborhood Density Districts 

#4-21 Neighborhood Density – 3

#4-32 Neighborhood Density 3.2 

#4-33 Setback – Accessory Structures 

#4-38 Character District – 4

#4-39 Character District – 5 Downtown 

#4-41 Commercial Building

#4-42 Building Types 

#4-43 Accessory Dwelling Unit 

#4-45 Cottage Court 

#4-46 Duplex 

58

Items for Discussion / Action
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Clarification

#4-47 Zero lot Line House 

#4-48 Townhouse 

#4-49 Small Multifamily 

#4-50 Courtyard Housing 

#4-51 Apartment 

#4-52 Neighborhood Shopfront 

#4-54 Civic 

#4-55 Airport 

#4-56 Construction and Repair Standards 

#5-2 Land Use Matrix 

#5-8 Accessory Structures 
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Items for Discussion / Action



sanmarcostx.gov

Clarification

#5-16 On-Premise Consumption of Alcohol 

#5-17 On-Premise Consumption of Alcohol 

#5-18 Overnight Lodging 

#5-19 Special Event Facility 

#5-25 Underground Utilities 

#6-1 Environmental Protection Zones 

#6-3 Buffer Zones 

#6-4 Sensitive Feature Protection Zones

#6-5 Water Quality and Buffer Zone Mitigation Allowances 

#6-7 Tree Preservation 

#6-8 Tree Protection Standards
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Items for Discussion / Action
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Clarification

#6-9Tree Mitigation 

#7-1 Table of Contents 

#7-2 Maximum Parking 

#7-5 Single-Family and Two-Family Parking Location and Design 

#7-7 Single-Family and Two-Family Parking Location and Design

#7-8 Multi-Family  and Non-Residential Parking Location and Design 

#7-9 Multi-Family  and Non-Residential Parking Location and Design 

#7-11 Parking Space Dimensional Standards

#7-13 Parking Lot Landscaping 

#7-15 Parking Lot Landscaping

#7-17 Parking Lot Screening  
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Items for Discussion / Action
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Clarification

#7-18 Landscaping and Screening 

#7-19 Landscaping and Screening 

#7-20 Transitional Protective Yards

#7-21 Interior Lot Landscaping 

#7-26 Screening 

#7-30 Walls and Fences 

#7-32 Walls and Fences 

#7-33 Walls and Fences

#7-35 Signs

#7-36 Signs

#7-37 Signs 

#7-38 Signs  62

Items for Discussion / Action
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Clarification

#7-39 Lighting and Glare Standards 

#7-40 Lighting and Glare Standards 

#7-41 Lighting and Glare Standards 

#7-42 Lighting and Glare Standards 

#7-43 Lighting and Glare Standards 

#7-44 Lighting and Glare Standards 

#7-45 Manufactured Home and Tiny Home Village 

#7-46 Manufactured Home and Tiny Home Village 

#7-48 Manufactured Home and Tiny Home Village 

#7-49 Manufactured Home and Tiny Home Village 

#7-51 Manufactured Home and Tiny Home Village 
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Items for Discussion / Action
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Clarification

#7-53 Manufactured Home and Tiny Home Village 

#7-54 Manufactured Home and Tiny Home Village 

#7-55 Manufactured Home and Tiny Home Village 

#7-56 Article 7 Underground Utilities 

#8-2 Short Term Rental Definition 
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Items for Discussion / Action
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Corrections

# 0-1 Land Development Code 

#4-27 Principal vs Principle 
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Items for Discussion / Action
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City Council Direction

#2-5 Development Application, Decision Authority and Notice Requirements 

Table 

#4-57 Development Overlay

#8-3 Sound Definition  

66

Items for Discussion / Action


