
Planning and Zoning Commission

City of San Marcos

Regular Meeting Agenda

630 East Hopkins

San Marcos, TX 78666

City Council Chambers6:00 PMTuesday, May 12, 2026

This will be a hybrid (in-person/virtual meeting). To view the meeting please go to 

http://www.sanmarcostx.gov/541/PZ-Video-Archives or watch on Grande channel 16 or 

Spectrum channel 10.

I.  Call To Order

II.  Roll Call

III.  Chairperson's Opening Remarks

IV.  Citizen Comment Period

Persons wishing to participate/speak remotely (online) during the Citizen Comment Period must email 

planninginfo@sanmarcostx.gov no later than 12:00 p.m. on the day of the meeting. Written comments 

received prior to 12:00 p.m. on the day of the meeting will be emailed to the Commissioners. Written

comments received after the deadline will be provided to the Commissioners at the meeting. Those wishing 

to speak in person may sign up in advance or appear in the City Council chambers at the time the item is 

called. Comments shall have a time limit of three minutes each and speakers must state their name.

CONSENT AGENDA

THE FOLLOWING ITEMS NUMBERED #1 MAY BE ACTED UPON BY ONE MOTION. NO SEPARATE 

DISCUSSION OR ACTION ON ANY OF THE ITEMS IS NECESSARY UNLESS DESIRED BY A 

COMMISSIONER, IN WHICH EVENT THE ITEM SHALL BE CONSIDERED IN ITS NORMAL SEQUENCE 

AFTER THE ITEMS NOT REQUIRING SEPARATE DISCUSSION HAVE BEEN ACTED UPON BY A 

SINGLE MOTION.

Consider approval, by motion of the Regular Meeting Minutes for the Planning and Zoning 

Commission on April 28, 2026

1.

PUBLIC HEARINGS

Interested persons may participate in the Public Hearings items #2-5:

1) To participate/speak remotely (online) during the Public Hearings, email planninginfo@sanmarcostx.gov 

no later than 12:00 p.m. on the day of the meeting, or

2) Email written comments. Comments received prior to 12:00 p.m. on the day of the meeting will be 

emailed to the Commissioners and comments received after the deadline will be provided to the 

Commissioners at the meeting, or

3) Those wishing to speak in person may sign up in advance or appear in the City Council chambers at the 

time the item is called. Comments shall have a time limit of three minutes each and speakers must state 

their name and address.

CUP-26-21 (Archies) Hold a public hearing and consider a request by Ryan Bunger, on 2.
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May 12, 2026Planning and Zoning Commission Regular Meeting Agenda

behalf of Archies, for renewal of a Conditional Use Permit to allow on premise 

consumption of Mixed Beverages, located at 301 N LBJ Dr, Ste 119. (K. Buck)

CUP-26-24 (Southbound Social) Hold a public hearing and consider a request by Dylan 

Wild, on behalf of Southbound Social, for a Conditional Use Permit to allow on premise 

consumption of Mixed Beverages, located at 119 E Hutchison St. (K. Buck)

3.

CUP-25-71 (325 N. Comanche St. Student Housing) Hold a public hearing and consider a 

request by Shannon Mattingly, Drenner Group, on behalf of 202 Hutch, LLC, for a 

Conditional Use Permit to allow a purpose built student housing development, for the 

property located at 325 N. Comanche St. (L. Clanton)

4.

AC-25-09 (325 N. Comanche St. 7-Story Building Height) Hold a public hearing and 

consider a request by Shannon Mattingly, Drenner Group, on behalf of 202 Hutch, LLC, for 

an Alternative Compliance to the maximum building height requirements in Section 4.4.3.7 

of the Land Development Code, increasing the permitted building height from five (5) to 

seven (7) stories, for the property located at 325 N. Comanche St. (L. Clanton)

5.

V.  Question and Answer Session with Press and Public.

This is an opportunity for the Press and Public to ask questions related to items on this agenda. 

Comments shall have a time limit of three minutes each and speakers must state their name. The allotted 

time will commence at the beginning of the speakers remarks and will include time spent in discussion 

with Commissioners and staff. Any questions which are unable to be addressed in the allotted time frame, 

or for which answers are not immediately available can be addressed outside the meeting.

VI.  Adjournment

Notice of Assistance at the Public Meetings

The City of San Marcos does not discriminate on the basis of disability in the admission or access to its 

services, programs, or activities. Individuals who require auxiliary aids and services for this meeting should 

contact the City of San Marcos ADA Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) 

by dialing 7-1-1. Requests can also be faxed to 512-393-8074 or sent by e-mail to 

ADArequest@sanmarcostx.gov

I certify that the attached notice and agenda of items to be considered by the Planning and Zoning 

Commission was removed by me from the City Hall bulletin board on the 

_____________________________ day of _____________________________

_________________________________________________ Title: 

_________________________________________
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: ID#26-268, Version: 1

AGENDA CAPTION:

Consider approval, by motion of the Regular Meeting Minutes for the Planning and Zoning Commission on

April 28, 2026

Meeting date:  May 12, 2026

Department:  Planning and Development

Amount & Source of Funding

Funds Required: Click or tap here to enter text.

Account Number: Click or tap here to enter text.

Funds Available: Click or tap here to enter text.

Account Name: Click or tap here to enter text.

Fiscal Note:

Prior Council Action: Click or tap here to enter text.

City Council Strategic Initiative:  [Please select from the dropdown menu below]

Choose an item.

Choose an item.

Choose an item.

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Land Use - Choose an item.

☐ Neighborhoods & Housing - Choose an item.

☐ Parks, Public Spaces & Facilities - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable
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File #: ID#26-268, Version: 1

Master Plan: [Please select the corresponding Master Plan from the dropdown menu below (if applicable)]

Choose an item.

Background Information:

Click or tap here to enter text.

Council Committee, Board/Commission Action:

Click or tap here to enter text.

Alternatives:

Click or tap here to enter text.

Recommendation:

Click or tap here to enter text.

City of San Marcos Printed on 5/6/2026Page 2 of 2

powered by Legistar™ 4

http://www.legistar.com/


630 East Hopkins 
San Marcos, TX 78666 City of San Marcos 

Meeting Minutes - Final 

Planning and Zoning Commission 

6:00 PM City Council Chambers Tuesday, April 28, 2026 

This was a hybrid (in-person/virtual meeting). To view the meeting please go to 
http://www.sanmarcostx.gov/541/PZ-Video-Archives or watch on Grande channel 16 or 

Spectrum channel 10. 

I.  Call To Order 

With a quorum present the regular meeting of the San Marcos Planning & Zoning 

Commission was called to order by Chair Agnew at 6:00 pm on Tuesday, April 28, 

2026 via hybrid meeting. 

II.  Roll Call 

Commissioner William Agnew, Commissioner Lupe Costilla, Commissioner Maraya 
Dunn, Commissioner Rodney Van Oudekerke, Commissioner Lucy Johnson, 
Commissioner Michele Burleson, and Commissioner Allison Hardy 

Present 7 -  

Commissioner David Case, and Commissioner Randy Bryan Absent 2 -  

III.  Chairperson's Opening Remarks 

Chair Agnew welcomed the audience and gave opening remarks detailing the 

meeting rules and guidelines. 

IV.  Citizen Comment Period 

Chair Agnew opened the Citizen Comment Period. 

 

There were no speakers. 

 

Chair Agnew closed the Citizen Comment Period. 

CONSENT AGENDA 

1. Consider approval, by motion of the Regular Meeting Minutes for the Planning and Zoning 
Commission on April 14, 2026 

A motion was made by Commissioner Burleson, seconded by Commissioner Dunn 

to approve the consent agenda. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Van Oudekerke, Commissioner Johnson, Commissioner Burleson and Commissioner 
Hardy 

7 -  
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April 28, 2026 Planning and Zoning Commission Meeting Minutes - Final 

Against: 0    

Absent: Commissioner Case and Commissioner Bryan 2 -  

PUBLIC HEARINGS 

2. Receive a staff presentation and consider a recommendation on the 2027 Capital 
Improvement Program (CIP) 

Chair Agnew opened the Public Hearings. 

 

Shaun Condor, Director of Engineering and Capital Improvements, gave a 

presentation on the 2027 Capital Improvements Program (CIP). 

 

Staff recommended approval of the request as presented.  

 

There were no speakers. 

 

Chair Agnew closed the Public Hearings. 

 

A motion was made by Commissioner Johnson, seconded by Commissioner Van 

Oudekerke to recommend approval with the following recommendations. 

 

1. Consider Increasing Water/Wastewater Impact Fees 

2. Consider establishing a Transportation Impact Fee 

3. Consider Wallace Edition Stormwater project 525 moved from 2029 to 2027 

 

After discussion, the following was added to recommendation #3. 

 

• Consider Wallace Edition Stormwater project 525 moved from 2029 to 2027, 

if possible.  

 

The motion failed by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Van Oudekerke and 
Commissioner Johnson 

4 -  

Against: Commissioner Dunn, Commissioner Burleson and Commissioner Hardy 3 -  

Absent: Commissioner Case and Commissioner Bryan 2 -  
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April 28, 2026 Planning and Zoning Commission Meeting Minutes - Final 

A motion was made by Commissioner Dunn, seconded by Commissioner Burleson 

to recommend approval of the request with the following recommendations.  

1. Consider increasing stormwater fees

2. Consider increasing property tax

3. Consider addressing needs of Wallace Addition and prioritizing as 

practical

The motion carried by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Van Oudekerke, Commissioner Johnson and Commissioner Burleson 

6 -  

Against: Commissioner Hardy 1 -  

Absent: Commissioner Case and Commissioner Bryan 2 -  

3. CUP-26-13 (Eden Bar) Hold a public hearing and consider a request by David Foglia, on
behalf of Eden Bar, for renewal of a Conditional Use Permit to allow on premise
consumption of Mixed Beverages, located at 206 W San Antonio Street. (C. Garrison)

Chair Agnew opened the Public Hearings.

Craig Garrison, Planner, gave a presentation on request CUP-26-13.

Staff recommended approval of the request with the following conditions;

1. The permit shall be valid for three (3) years, and shall expire on April 8, 2029,

provided that standards are met;

2. The Occupancy is required to remain compliant with the fire code, to include

ensuring that occupant loads stay at or below posted levels;

3. No outdoor amplified sound or background music shall be permitted after the

closing of the business but in no case later than 10:30 p.m.;

4. No outdoor amplified sound or background music shall be played before 2 p.m.

Saturday and Sunday;

5. The business is responsible for cleaning the area within 100 feet of any exit (LDC 

Section 5.1.5.5.E.2.d); and

6. The permit shall be posted in the same area and manner as the Certificate of

Occupancy

There were no speakers. 
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April 28, 2026 Planning and Zoning Commission Meeting Minutes - Final 

Chair Agnew closed the Public Hearings. 

 

A motion was made by Commissioner Costilla, seconded by Commissioner 

Johnson to approve the request with staff conditions. 

 

The motion carried by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Van Oudekerke, Commissioner Johnson, Commissioner Burleson and Commissioner 
Hardy 

7 -  

Against: 0    

Absent: Commissioner Case and Commissioner Bryan 2 -  

4. PDD-07-02(B) (McCarty Commons PDD Amendment) Hold a public hearing and consider 
a request by Quiddity Engineering, LLC, on behalf of HEB, LP, to modify standards, 
including signage standards, within the McCarty Commons Planned Development District, 
comprised of 259.52 acres, more or less, out of the Nathaniel Hubbard Survey, Abstract 
No. 230, Hays County, Texas, generally located southeast of the intersection between I-35 
and E McCarty Lane. (J. Cleary) 

Chair Agnew opened the Public Hearings. 

 

Julia Cleary, Senior Planner, gave a presentation on request PDD-07-02(B). 

 

Staff recommended approval of the request as presented. 

 

1) Josh Elledge - I 35 and E McCarty, in favor 

 

Chair Agnew closed the Public Hearings. 

 

A motion was made Commissioner Dunn, seconded by Commissioner Burleson to 

approve the request. 

 

The motion carried by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Van Oudekerke, Commissioner Johnson, Commissioner Burleson and Commissioner 
Hardy 

7 -  

Against: 0    

Absent: Commissioner Case and Commissioner Bryan 2 -  
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April 28, 2026 Planning and Zoning Commission Meeting Minutes - Final 

5. CUP-26-17 (Sabor Y Vida) Hold a public hearing and consider a request by Elvia 
Granados Leon, on behalf of Sabor Y Vida, for renewal of a Conditional Use Permit to 
allow on premise consumption of Beer & Wine, located at 311 E Hopkins St. (K. Buck). 

Chair Agnew opened the Public Hearings. 

 

Kaitlyn Buck, Planner, gave a presentation on request CUP-26-17. 

 

Staff recommended approval of the request with the following conditions; 

 

1. The permit shall be valid for three (3) years, and shall expire on May 27, 2029, 

provided standards are met;  

2. The business is responsible for cleaning the area within 100 feet of any exit (LDC 

Section 5.1.5.5.E.2.d);   

3. The occupancy is required to remain compliant with the fire code, to include 

ensuring that occupant loads stay at or below posted levels; and 

4. The permit shall be posted in the same area and manner as the Certificate of 

Occupancy. 

 

1) Irma Palacios - 311 E. Hopkins, in favor 

 

Chair Agnew closed the Public Hearings. 

 

A motion was made by Commissioner Costilla, seconded by Commissioner 

Burleson to approve the request with staff conditions. 

 

The motion carried by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Van Oudekerke, Commissioner Johnson, Commissioner Burleson and Commissioner 
Hardy 

7 -  

Against: 0    

Absent: Commissioner Case and Commissioner Bryan 2 -  

6. CUP-26-18 (Kobe Steak House) Hold a public hearing and consider a request by Andrew 
Chen, on behalf of Kobe Steak House, for renewal of a Conditional Use Permit to allow on 
premise consumption of Mixed Beverages, located at 210 Springtown Way. (K. Buck) 

Chair Agnew opened the Public Hearings. 

 

Kaitlyn Buck, Planner, gave a presentation on request CUP-26-18. 
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April 28, 2026 Planning and Zoning Commission Meeting Minutes - Final 

Staff recommended approval of the request with the following conditions. 

 

1. The permit shall be valid for three (3) years, and shall expire on February 12, 

2029, provided standards are met;  

2. No outdoor Amplified Sound, Outdoor Background Sound and/or Acoustic 

Sound shall be permitted; 

3. The business is responsible for cleaning the area within 100 feet of any exit (LDC 

Section 5.1.5.5.E.2.d);   

4. The occupancy is required to remain compliant with the fire code, to include 

ensuring that occupant loads stay at or below posted levels; and 

5. The permit shall be posted in the same area and manner as the Certificate of 

Occupancy. 

 

There were no speakers. 

 

Chair Agnew closed the Public Hearings 

 

A motion was made by Chair Agnew, seconded by Commissioner Dunn to approve 

the request with staff conditions and the following modification to condition #1. 

 

• The permit shall be valid for six (6) months, and shall expire on October 28, 

2026, provided standards are met; 

 

The motion carried by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Johnson and Commissioner Hardy 

5 -  

Against: Commissioner Van Oudekerke and Commissioner Burleson 2 -  

Absent: Commissioner Case and Commissioner Bryan 2 -  

NON-CONSENT AGENDA 

Page 6 City of San Marcos 

PDA-25-02 (La Cima 8th Amended Development Agreement) Receive a staff presentation 
regarding an eight amended and restated development agreement with Lazy Oaks Ranch, 
LP, and its partial assignees in connection with the La Cima Development located near the 
intersection of Old Ranch Road 12 and Wonder World Drive to align the development 
agreement with City Resolution 2025-74R and special district legislation which created the 
La Cima Municipal Management District No. 1. (W. Rugeley) 

7. 
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April 28, 2026 Planning and Zoning Commission Meeting Minutes - Final 

Will Rugeley, Planner, gave a presentation on request PDA-25-02. 

 

1) Eric Willis - Lafayette Ln., Pflugerville, general comments 

 

No action was taken. 

V.  Question and Answer Session with Press and Public. 

Chair Agnew opened the Question and Answer Session. 

 

There were no speakers. 

 

Chair Agnew closed the Question and Answer Session. 

VI.  Adjournment 

A motion was made by Commissioner Dunn, seconded by Commissioner Burleson 

to adjourn. 

 

The motion carried by the following vote. 

For: Commissioner Agnew, Commissioner Costilla, Commissioner Dunn, Commissioner 
Van Oudekerke, Commissioner Johnson, Commissioner Burleson and Commissioner 
Hardy 

7 -  

Against: 0    

Absent: Commissioner Case and Commissioner Bryan 2 -  

 
 
The meeting adjourned at 7:52 p.m. 
 
 
Recording Secretary, Enrique Velasquez                     Chair, William Agnew 
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-26-21, Version: 1

AGENDA CAPTION:

CUP-26-21 (Archies) Hold a public hearing and consider a request by Ryan Bunger, on behalf of Archies, for

renewal of a Conditional Use Permit to allow on premise consumption of Mixed Beverages, located at 301 N

LBJ Dr, Ste 119. (K. Buck)

Meeting date:  May 12, 2026

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  N/A

Account or Project Number (C = CIP funds):  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: N/A

City Council Strategic Initiative:

N/A

N/A

N/A

Comprehensive Plan Element (s):

☐ Arts and Culture - Choose an item.

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Housing + Neighborhoods - Choose an item.

☐ Land Use + Community Design and Character - Choose an item.

☐ Parks & Public Spaces + Health, Safety & Wellness - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 5/6/2026Page 1 of 3
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File #: CUP-26-21, Version: 1

Master Plan:

Choose an item.

Background Information:

Archies has held a “Restaurant (Eating Establishment)” Conditional Use Permit (CUP) since December of

2024. In accordance with the Development Code, a “Restaurant (Eating Establishment)” located within the

Central Business Area (CBA) must meet certain standards related to kitchen equipment, meal periods,

advertisement, and cleanliness outlined in Section 5.1.5.5.B.4.b.

2024: The business submitted a Restaurant CUP which was approved by the Planning and Zoning

Commission for one year, effective upon the issuance of a TABC license, with conditions.

Senate Bill 1008 provides provisions on the city’s ability to prohibit amplified sound at a restaurant. Per this bill

and staff’s analysis, the City can enforce the existing noise ordinance and any conditions related to noise

added to this CUP.

Council Committee, Board/Commission Action:

N/A

Alternatives:

N/A

Recommendation:

Staff recommends approval of CUP-26-21 with the following conditions:

1. The permit shall be valid for three (3) years, and shall expire on December 31, 2028, provided

standards are met;

2. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the

business but in no case later than 10 pm Sunday - Thursday.

3. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the

business but in no case later than 11 pm Friday - Saturday.

4. The business is responsible for cleaning the area within 100 feet of any exit (LDC Section

5.1.5.5.E.2.d);

5. The business must have a kitchen and food storage facilities of sufficient size to enable food

preparation. The kitchen must be equipped with, and must utilize, a commercial grill, griddle, fryer,

oven, or similar heavy food preparation equipment;

City of San Marcos Printed on 5/6/2026Page 2 of 3
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File #: CUP-26-21, Version: 1

6. The business must serve meals to customers during at least two meal periods each day the business

is open. A meal must consist of at least one entree, such as a meat serving, a pasta dish, pizza, a

sandwich or similar food in a serving that serves as a main course for a meal. At least three entrees

must be available during each meal period. A meal period means a period of at least four hours;

7. The business must be used, maintained, advertised and held out to the public as a place where meals

are prepared and served;

8. The occupancy is required to remain compliant with the fire code, to include ensuring that occupant

loads stay at or below posted levels; and

9. The permit shall be posted in the same area and manner as the Certificate of Occupancy.
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Conditional Use Permit 301 N LBJ Dr, Ste 119 

CUP-26-21 Archies 
 

 

1 
 

Summary 
Request:  Renewal of a Conditional Use Permit (CUP) 

Applicant: Ryan Bunger 
1919 Oakwell Farms 
Pkwy, Unit 170 
San Antonio, TX, 78218 

Property Owner: Allen Shy 
301 N LBJ Dr, Ste 111 
San Marcos, TX, 78666 

CUP Expiration: December 31, 2025 Type of CUP: CBA Restaurant  
Mixed Beverage 

Interior Floor Area: 2,262 sq ft Outdoor Floor Area: 330 sq ft 

Parking Required: N/A Parking Provided: N/A 

Days & Hours of 
Operation: 

Monday-Sunday: 6am-12am 

Notification 
Posted: April 24, 2026 Personal: April 24, 2026 

Response: None as of the date of this report 

Property Description 
Legal Description: Lot 1 in the Shypenn 1 Subdivision (2019) 

Location: Northwest corner of Hutchison St & N LBJ Dr 

Acreage: 0.182 acres PDD/DA/Other: N/A 

Existing Zoning: Character District – 5 
Downtown (CD-5D) 

Proposed Zoning: Same 

Existing Use: Restaurant & Bar Proposed Use: Same 

Preferred Scenario: Mixed Use Medium Proposed Designation: Same 

CONA Neighborhood: Downtown (CBA) Sector: 8 

Utility Capacity: Adequate Floodplain: No 

Historic Designation: N/A My Historic SMTX 
Resources Survey: 

No  

    

Surrounding Area 
Zoning Existing Land Use Preferred Scenario 

North of Property: Character District – 5 
Downtown 
(CD-5D) 

Institution 
(Texas State University) 

Mixed Use Medium 

South of Property: Character District – 5 
Downtown 
(CD-5D) 

Service & Retail 
(Hair Salon/Record 

Store) 

Mixed Use Medium 

East of Property: Character District – 5 
Downtown 
(CD-5D) 

Retail 
(Barefoot Campus 

Outfitters) 

Mixed Use Medium 

West of Property: Character District – 5 
Downtown 
(CD-5D) 

Restaurant Mixed Use Medium 
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Conditional Use Permit 301 N LBJ Dr, Ste 119 

CUP-26-21 Archies 
 

 

2 
 

 

 

 

Staff Recommendation 
 Approval as 

Submitted 
X Approval with Conditions  Denial 

1. The permit shall be valid for three (3) years, and shall expire on December 31, 2028, provided 
standards are met;  

2. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the 
business but in no case later than 10 pm Sunday – Thursday. 

3. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the 
business but in no case later than 11 pm Friday – Saturday. 

4. The business is responsible for cleaning the area within 100 feet of any exit (LDC Section 
5.1.5.5.E.2.d);  

5. The business must have a kitchen and food storage facilities of sufficient size to enable food 
preparation. The kitchen must be equipped with, and must utilize, a commercial grill, griddle, fryer, 
oven, or similar heavy food preparation equipment; 

6. The business must serve meals to customers during at least two meal periods each day the business 
is open. A meal must consist of at least one entree, such as a meat serving, a pasta dish, pizza, a 
sandwich or similar food in a serving that serves as a main course for a meal. At least three entrees 
must be available during each meal period. A meal period means a period of at least four hours; 

7. The business must be used, maintained, advertised and held out to the public as a place where 
meals are prepared and served; 

8. The occupancy is required to remain compliant with the fire code, to include ensuring that occupant 
loads stay at or below posted levels; and 

9. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 

Staff: Kaitlyn Buck Title: Planner Date: May 6, 2026 

History 
Archies has held a “Restaurant (Eating Establishment)” Conditional Use Permit (CUP) since December 
2024. In accordance with the Development Code, a “Restaurant (Eating Establishment)” located within the 
Central Business Area (CBA) must meet certain standards related to kitchen equipment, meal periods, 
advertisement, and cleanliness outlined in Section 5.1.5.5.B.4.b. 
 
2024: The business submitted a Restaurant CUP which was approved by the Planning and Zoning 
Commission for one year, effective upon the issuance of a TABC license, with conditions.  

Additional Analysis 
Senate Bill 1008 provides provisions on the city’s ability to prohibit amplified sound at a restaurant. Per this 
bill and staff’s analysis, the City can enforce the existing noise ordinance and any conditions related to noise 
added to this CUP.  

Comments from Other Departments 
Police No Calls Reported  

Fire No Comment 

Public Services  No Comment 

Engineering No Comment 

Health/Code 
Compliance 

No Comment 
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Conditional Use Permit 301 N LBJ Dr, Ste 119 

CUP-26-21 Archies 
 

 

3 
 

 

Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) Consistent Inconsistent Neutral 

X   
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 

X   

The proposed use is consistent with any adopted small area plan or 
neighborhood character study for the area. 
The proposed business meets goals, such as fostering small businesses, 
written in the Downtown Area Plan. 

X   

The proposed use is consistent with the general purpose and intent of the 
applicable zoning district regulations. 
The CD-5D Zoning District allows “Eating Establishment” as a permitted 
use. In order to serve alcoholic beverages for on premise consumption, a 
conditional use permit is required. 

  X 

The proposed use is compatible with and preserves the character and integrity 
of adjacent developments and neighborhoods, and includes improvements 
either on-site or within the public rights-of-way to mitigate development related 
adverse impacts, such as traffic, noise, odors, visual nuisances, drainage or 
other similar adverse effects to adjacent development and neighborhoods. 
The proposed use is compatible with and preserves the character and 
integrity of adjacent developments; no improvements are necessary at 
this time. 

X   

The proposed use does not generate pedestrian and vehicular traffic which 
shall be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 
The high intensity/downtown designation projects this area to experience 
increased pedestrian and vehicular traffic. The proposed use isn’t 
expected to generate above and beyond the projected pedestrian and 
vehicular traffic. 

  X 

The proposed use incorporates roadway adjustments, traffic control devices or 
mechanisms and access restrictions to control traffic flow or divert traffic as 
may be needed to reduce or eliminate development generated traffic on 
neighborhood streets. 
No improvements are being proposed as the subject structure is an 
existing development. 

  X 

The proposed use incorporates features to minimize adverse effects, including 
visual impacts, of the proposed conditional use on adjacent properties. 
No visual impacts are expected to cause adverse effects on adjacent 
properties. 

X   

The proposed use meets the standards for the applicable district, or to the 
extent variations from such standards have been requested that such 
variations are necessary to render the use compatible with adjoining 
development and the neighborhood. 

X   
The proposed use is not within 300 ft. of a detached single family residence 
located in a zoning district that only permits detached single family residences. 

X   
The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital. 

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5. 
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PLANNING AND DEVELOPMENT SERVICES 
 

04/24/2026                                     CUP-26-21 
 

Notice of Public Hearing 
Conditional Use Permit Request 

Sale of Mixed Beverages 
301 N LBJ Dr, Ste 119 

 
 
CUP-26-21 (Archies) Hold a public hearing and consider a request by Ryan Bunger, on behalf of Archies, for 
renewal of a Conditional Use Permit to allow on premise consumption of Mixed Beverages, located at 301 N 
LBJ Dr, Ste 119. (K. Buck) 
 
The San Marcos Planning and Zoning Commission will consider the above request at an upcoming public hearing to obtain 
citizen comments and will either approve, approve with conditions, or deny the request. Because you are listed as the owner 
of property located within 400 feet of the subject property, we would like to notify you of the following public hearings and 
seek your opinion of the request: 
 

• A public hearing will be held at a hybrid, virtual / in person, meeting by the Planning and Zoning Commission on 
Tuesday, May 12, 2026, at 6:00 p.m. in the City Council Chambers, 630 E. Hopkins. One may watch the public 
hearing on Grande channel 16, Spectrum channel 10, or by using the following link: http://sanmarcostx.gov/541/PZ-
Video-Archives. Or email planninginfo@sanmarcostx.gov or call 512-393-8230 to request a link or phone number 
to participate in the public hearing virtually by computer, mobile device, or phone. 

 
Public Hearings will be a hybrid of in person and virtual meetings. All interested citizens are invited to attend in person, but 
are encouraged to watch or participate in the public hearing by the means described above. If you cannot participate in the 
public hearing of the Planning and Zoning Commission, but wish to comment, you may write to the below address. All 
written comments and requests to participate must be received before 12 PM on the day of the meeting. 
 
  
 For Planning & Zoning Commission    
 Planning and Development Services          
 630 East Hopkins 
 San Marcos, TX 78666 
 planninginfo@sanmarcostx.gov  
 
 
For more information regarding this request, contact the case manager, Kaitlyn Buck, at 512.393.8234 or 
kbuck@sanmarcostx.gov. When calling, please refer to case number CUP-26-21. 
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, programs, 
or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of San Marcos ADA 
Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests can also be faxed to 
512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov 
 
PLANNING AND DEVELOPMENT SERVICES 
Enclosure: Map (See Reverse) 
 
 
 

CITY HALL ● 630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8230  
SANMARCOSTX.GOV  
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Notification List 

 

Property ID Name of Owner Owner Mailing Address Owner City/State/Zip Site Address 

41480 
202 NORTH LBJ VENTURE GROUP 

LP 2606 RANCH ROAD 620 N AUSTIN, TX 78734-2628 
202 N LBJ DR, SAN MARCOS, 

TX  78666 

41469 214HUTCHISON LLC 
407 S STAGECOACH TRL, 

STE 203 
SAN MARCOS, TX 78666-

5063 
214 E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41475 230 N LBJ LLC 912 NARANJO DR GEORGETOWN, TX 78628 
230 N LBJ DR, APT #201, SAN 

MARCOS, TX  78666 

41646 318 HOLDINGS LLC 215 N LBJ DR 
SAN MARCOS, TX 78666-

5621 
318 N LBJ DR, SAN MARCOS, 

TX  78666 

41630 AIKEN, C H 242 WHITNEY RUN BUDA, TX 78610-3008 
101 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41641 AURELIUS LTD 216 SKIPPING CEDAR ST 
SAN MARCOS, TX 78666-

3854 
301 N EDWARD GARY ST, SAN 

MARCOS, TX  78666 

41625 B L SCOFIELD INC 127 E Hopkins ST San Marcos, TX 78666-5611 
145 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41478 CARSON FAMILY PROPERTIES 
407 S STAGECOACH TRL, 

STE 203 
SAN MARCOS, TX 78666-

5063 
212 N LBJ DR, SAN MARCOS, 

TX  78666 

41623 CASEY MANAGEMENT TRUST 
7801 HEATHERCREST 

CIRCLE AUSTIN, TX 78731 
237-245 N LBJ DR, SAN 

MARCOS, TX  78666 

41476 CHAD BACCUS REAL ESTATE II LLC PO BOX 609 GEORGETOWN, TX 78627 
232 N LBJ DR, STE #101, SAN 

MARCOS, TX  78666 

41622 CHRYSTAL JANAA & TOM 1447 FRIENDLY PATH 
NEW BRAUNFELS, TX 78132-

4608 
225 N LBJ DR, SAN MARCOS, 

TX  78666 

41643 CJJUICE LLC 330 N LBJ DR 
SAN MARCOS, TX 78666-

5624 
330 N LBJ DR, SAN MARCOS, 

TX  78666 

41645 CONDOR RAICES LLC 208 E MIMOSA CIR 
SAN MARCOS, TX 78666-

3708 
328 N LBJ DR, SAN MARCOS, 

TX  78666 

41628 EAST HOPKINS LLC 1801 CHALK ROCK CV AUSTIN, TX 78735-1733 
109-119 E HOPKINS ST, SAN 

MARCOS, TX  78666 
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41651 GOMEZ JESSE G & MARTINA 308 N LBJ DR SAN MARCOS, TX 78666 
308 N LBJ DR, SAN MARCOS, 

TX  78666 

41617 
GREATER TEXAS FEDERAL CREDIT 

UNION 12544 RIATA VISTA CIR AUSTIN, TX 78727-6431 
242 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

135947 
GUADALUPE-REAL PROPERTY & 

INVESTMENTS LLC 15542 BRIARWOOD DR 
SHERMAN OAKS, CA 91403-

4303 
301 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41652 
HARTNETT ENTERPRISES SAN 

MARCOS LLC 2407 BALLANTRAE DR 
COLLEYVILLE, TX 76034-

5304 
300 N LBJ DR, SAN MARCOS, 

TX  78666 

41467 HAYSCO SM LLC 
407 S STAGECOACH TRL, 

STE 203 
SAN MARCOS, TX 78666-

5063 
219 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41657 JACK IN THE BOX PROPERTIES LLC 
9357 SPECTRUM CENTER 

BLVD SAN DIEGO, CA 92123-1444 
343 N LBJ DR, SAN MARCOS, 

TX  78666 

41620 JG AND EM BURNSIDE LLC 2631 GALWAY CIR IDAHO FALLS, ID 83404-7392 
235 N LBJ DR, SAN MARCOS, 

TX  78666 

60592 KERCHEVILLE A B EST 1133 AUSTIN HWY 
SAN ANTONIO, TX 78209-

4806 
101 UNIVERSITY DR, SAN 

MARCOS, TX  78666 

60593 KERCHEVILLE PROPERTIES LLC PO BOX 711 SAN MARCOS, TX 78666 
415 N LBJ DR, SAN MARCOS, 

TX  78666 

41650 
KEYSTONE REAL ESTATE 

INVESTMENT TX LLC 
18695 PONY EXPRESS DR, 

UNIT 1599 PARKER, CO 80134-1564 
211/215 E HUTCHISON ST, 

SAN MARCOS, TX  78666 

41649 KND'S BOUTIQUE LLC 312 N LBJ DR SAN MARCOS, TX 78666 
312 N LBJ DR, SAN MARCOS, 

TX  78666 

41472 MATT PATTERSON INS AGENCY INC 222 E HUTCHISON ST 
SAN MARCOS, TX 78666-

5682 
222 E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41626 ONIONS R US LLC 
710 ARROW POINT DR, UNIT 

21 CEDAR PARK, TX 78613-6655 
129 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41658 OS BOBCAT LLC 2420 GARNETFIELD LN 
FRIENDSWOOD, TX 77546-

4668 
350 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41466 PIPER JAMES M & TAMARA P 186 PICO CT 
SAN MARCOS, TX 78666-

1847 
217 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41479 
SAN MARCOS COMMUNITY 

PARTNERS LLC P O BOX 162304 AUSTIN, TX 78716-2304 
214 N LBJ DR, SAN MARCOS, 

TX  78666 

27242 
SAYYED INVESTMENTS HOLDINGS 

INC 
2611 MARCUS ABRAMS 

BLVD AUSTIN, TX 78748-2954 
339 N GUADALUPE ST, SAN 

MARCOS, TX  78666 
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41647 
SERUR JOHN & JUDITH L LIVING 

TRUST 14550 NUTTY BROWN RD AUSTIN, TX 78737-8856 
314-316 N LBJ DR, SAN 

MARCOS, TX  78666 

41655 
SERUR TERRY WARREN & 

GRANBERRY SHERI SERUR PO BOX 874 
SAN MARCOS, TX 78667-

0874 
313/315 N LBJ DR, SAN 

MARCOS, TX  78666 

41656 SHOW PLACE CINEMA 1250 WONDER WORLD DR 
SAN MARCOS, TX 78666-

7530 
321-323 N LBJ DR, SAN 

MARCOS, TX  78666 

41654 SHYPENN LTD 2686 BLACK BEAR DR 
NEW BRAUNFELS, TX 78132-

4179 
119 E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41624 SLOAN JAMES LLC 139 E HOPKINS ST 
SAN MARCOS, TX 78666-

5678 
139 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41477 TARRANT, LINDA LEWIS P O BOX 199 HUNT, TX 78024-0199 
218-220 N LBJ DR, SAN 

MARCOS, TX  78666 

41510 TEXAS STATE UNIVERSITY 601 UNIVERSITY DR SAN MARCOS, TX 78666 
231 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41621 
TEXAS STATE UNIVERSITY-SAN 

MARCOS 601 UNIVERSITY DR 
SAN MARCOS, TX 78666-

4684 
E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41474 TWMJ INTEREST LLC 811 ALTO ST 
SAN MARCOS, TX 78666-

3252 
226 N LBJ DR, SAN MARCOS, 

TX  78666 

 
Neighborhood Commissioner 

Samantha Benavides 455 Lindsey St. SAN MARCOS, TX 78666  

 
Neighborhood President Michael 

Adams 106 Losoya Dr SAN MARCOS, TX 78666  
 CONA President Amy Thomaides 1131 W. MLK St SAN MARCOS, TX 78666  
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oat or almond       1.00
CBD dose - 10mg
THC dose - 2.5mg
power up (caffeine)

immune booster
local allergen shot
collagen peptides

vanilla • sf vanilla • caramel  
lavender • rose  • white mocha 

hazelnut • mocha • honey-lavender
seasonal

chai
london fog
matcha  
smoothie (mango or strawberry)
chocolate milk (hot or cold)

4.49
4.25
5.25
4.25
3.25

1.00
2.50
1.00

2.00
2.00
1.00

T E A
all teas              3.25

chamomile
peppermint
english breakfast
earl grey
green sencha
dandelion

(HOT OR ICED)

C O F F E E 

MILK SUBSTITUTESFLAVORS WELLNESS ENHANCERS

PLANT BASED 
ENERGY DRINKS

HOUSE FAVORITES

house coffee
americano
double espresso
latte
latte + flavor
cappuccino (8oz)
nitro cold brew

3.00
3.25
3.00
4.25
5.25
4.00
5.00

5.49
5.49
5.49
5.49

BLENDED
vanilla
mocha
matcha
caramel

(HOT OR ICED)

blue lightning (Light  
available)
sour diesel
purple haze
platinum og
maui mango
prickly pear
pinkleberry (SF)

16oz: 5.25   24oz: 6.25
32oz 7.25

Natural caffeine

*all drinks made with whole milk*top with sweet cream cold foam (any flavor) 1.00
27



Feeling adventurous? Ask the barista for the barista's choice! 
Don't forget your CBD!   *   We also have a cocktail espresso menu!

All Signature drinks 5.25 * 12oz hot & 16oz iced

Mr. Chagaccino
HOT OR ICED

Made with the Chaga Mushroom, espresso, cacao, 
vanilla, cinnamon and sweetened with monk fruit. 

The Swanky
HOT OR ICED

 Mocha, Hazelnut and Caramel latte with a 
caramel drizzle on top.  Your choice of dairy. 

The Whimsey
 Cold brew, salted caramel & brown sugar 

with a sweet cream foam & caramel drizzle. 

The Gold Digger
HOT OR ICED

Our Cinna toast latte flavored with cinnamon 
and white chocolate.  Your choice of dairy.

Blue Lightning
Our most popular Lotus energy drink!

Iced Blue Lemonade with 80mg of natural caffeine. 
Organic and packed with antioxidants. 

Ms. Horchata
House Made Horchata mixed with cold brew, 

poured over ice. Your choice of dairy.

House Signature Drinks
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QUICHE ... $5.50
Your choice of bacon and cheese or veggie. 

BACON, EGG & CHEESE CROISSANT-WICH ... $7.25
Crispy bacon and scrambled egg topped with cheddar,
sandwiched between a flaky croissant.

PROSCIUTTO, EGG & CHEESE  SANDWICH ... $7.25
Layers of prosciutto, scrambled egg, and melted cheddar,
sandwiched between a English muffin.

EARLY EATS

LA LUCHA TACO... $4.00
Soy chorizo, seasoned potatoes, vegan egg & cheese

LA MACHA TACO... $4.00
Jackfruit machacado, pico de gallo, & vegan egg scramble

Breakfast served from 7am-11am

LUNCHTIME TREATS
Lunch served 11am - 3pm

TOMATO & BASIL ON FOCCACIA ... $6.50

TURKEY HAVARTI SANDWHICH... $7.25
TENDER turkey slices and creamy Havarti cheese, layered
between two slices of fresh wheat bread. 

HAM & CHEESE ... $6.50
Your choice of brioche or croissant.

SIDES
FRUIT CUP ... $3.50

ASSORTED MISS VICKIE’S CHIPS ... $2.00
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Signature:

Print Name:

Form Updated March, 2023 

__________________________________

_________________________________ 

Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230 

Date: _____________________________ 

 
Personal Notice: if required by code, staff shall mail personal notice in accordance with City Codes and the 
Texas Local Government Code. 

 
Published Notice: if required by code, staff shall publish a notice in a newspaper of general circulation in 
accordance with City Codes and the Texas Local Government Code. 

The City of San Marcos Development Code requires public notification in the form of notification signs on the subject
property, published notice, and / or personal notice based on the type of application presented to the Planning
Commission and / or City Council. 

Notification Signs: if required by code, staff shall place notification signs on each street adjacent to the subject
property and must be placed in a visible, unobstructed location near the property line. It is unlawful for a person
to alter any notification sign, or to remove it while the request is pending. However, any removal or alteration 
that is beyond the control of the applicant shall not constitute a failure to meet notification requirements. 

AGREEMENT TO THE PLACEMENT OF NOTIFICATION SIGNS
AND ACKNOWLEDGEMENT OF NOTIFICATION REQUIREMENTS 

•

•

•
If, for anyreason,more than one noticeis requiredtobemailed it maybe

attheexpenseoftheapplicant. The renotificationfee shall be $150plus a$15technologyfee. 

If,for any reason,more thanone notice
isrequired tobepublished itmaybeattheexpenseoftheapplicant. The renotification feeshall be $150
plus a $15 technology fee. 

It shall
be theresponsibility of the applicant to periodicallycheck sign locations to verify that the signsremain
in place had have not been vandalized or removed. The applicant shall immediately notify the
responsible official of any missing or defective signs. It is unlawful for a person to alter any notification
sign, or to remove it while the case is pending; however, any removal or alteration that is beyond the
control of the applicant shall not constitute a failure to meet notification requirements. 

I have read the above statements and agree to the required public notification, as required, based on the attached
application. The City’s Planning and Development Services Department staff has my permission to place signs, as
required, on the property and I will notify City staff if the sign(s) is/are damaged, moved or removed. I understand the
process of notification and public hearing and hereby submit the attached application for review by the City. 

DocuSign Envelope ID: E8F00781-299D-459C-AC9D-3A5AF9E9FA62

Allen Shy

3-25-2026
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Conditions Matrix 
Conditional Use Permits for Sale of Alcohol for on-premise consumption 

The guidance below was recommended by the Joint City Council / Planning and Zoning Commission Conditional Use Permit Committee in 
February 2026 and will be used by staff when considering conditions for Conditional Use Permits for On-Premise Consumption of Alcohol. 
Not all conditions may be applicable to each business in the noted location, and additional conditions may be deemed appropriate. The City 
of San Marcos Planning and Zoning Commission shall have discretion in determining which conditions are appropriate for each business. 

 
 CBA BAR CBA RESTAURANT 300 FEET OF SF USE ALL REQUESTS 
Term This permit shall be valid 

for number (#) years, 
and shall expire {DATE} 
provided standards are 
met. 

This permit shall be 
valid for number (#) 
years, and shall expire 
{DATE} provided 
standards are met. 

This permit shall be 
valid for number (#) 
years, and shall expire 
{DATE} provided 
standards are met. 

This permit shall be 
valid for number (#) 
years, and shall expire 
{DATE} provided 
standards are met. 

Amplified 
Sound  
(Sunday – 
Thursday)  

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later than 
__ pm Sunday – 
Thursday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Sunday – 
Thursday. 

No outdoor Amplified 
Sound shall be 
permitted Sunday – 
Thursday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Sunday – 
Thursday. 

Amplified 
Sound  
(Friday – 
Saturday) 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later than 
__ pm Friday – Saturday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Friday – 
Saturday. 
 
 
 
 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later than 
__ pm Friday – Saturday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Friday – 
Saturday. 
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 CBA BAR CBA RESTAURANT 300 FEET OF SF USE ALL REQUESTS 
Background 
Sound 
(Sunday – 
Thursday) 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Background 
Sound 
(Friday – 
Saturday) 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Friday – Saturday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line Friday – Saturday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line Friday – Saturday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Friday – Saturday. 
 

Cleanliness The business is 
responsible for cleaning 
the area within 100 feet 
of any exit (LDC Section 
5.1.5.5.E.2.d) 

The business is 
responsible for 
cleaning the area 
within 100 feet of any 
exit (LDC Section 
5.1.5.5.B.7) 

The business is 
responsible for cleaning 
the area within 100 feet 
of any exit (LDC Section 
5.1.5.5.E.2.d) 

The business is 
responsible for 
cleaning the area 
within 100 feet of any 
exit (LDC Section 
5.1.5.5.E.2.d) 

Food N/A Staff will copy and 
paste all text under 
Section 5.1.5.5.B.4.b 
Eating Establishment 
within Downtown CBA 
Boundary as a 
condition. 

N/A N/A 

Hours The business shall not 
pursue or hold a TABC 
Late Hours permit. 
(Note: For new CUP 
requests only) 

The business shall not 
pursue or hold a TABC 
Late Hours permit. 
(Note: For new CUP 
requests only)  

The business shall not 
pursue or hold a TABC 
Late Hours permit. 
(Note: For new CUP 
requests only) 
 

N/A 

35



Page 3 of 4 
Approved February 2026 

 CBA BAR CBA RESTAURANT 300 FEET OF SF USE ALL REQUESTS 
Occupancy 
(Fire) 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 
 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 

Posting This permit shall be 
posted in the same area 
and manner as the 
Certificate of 
Occupancy. 

This permit shall be 
posted in the same 
area and manner as 
the Certificate of 
Occupancy. 

This permit shall be 
posted in the same area 
and manner as the 
Certificate of 
Occupancy. 

This permit shall be 
posted in the same 
area and manner as 
the Certificate of 
Occupancy. 
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Definitions 
The following definitions will be used when interpreting the above conditions: 

CBA Bar: “A facility that primarily sells alcoholic beverages for on premise consumption and may include the sale for food” (LDC Section 
5.1.5.5.C) and is located in the Downtown Central Business Area (CBA) boundary. 

CBA Restaurant: “A facility that prepares and sells food and drink that may or may not include the sale of alcohol for on premise 
consumption” (LDC Section 5.1.5.5.B) and is located in the Downtown Central Business Area (CBA) boundary. 

300 feet of SF Use: A property whether zoned or used as a single-family residence, whether for sale or for rent, which is located within 300 
feet from the nearest entrance, including staff entrances, of the business measured in a straight line from the business entrance to the 
residence’s structure. This measurement is provided as guidance only; staff may use discretion given circumstances such as: 

• Businesses with entrances which may be permanently open during operating hours, such as open-air businesses with garage 
style doors. 

• The types of buildings between the business and residence which may block sound. 

Sound Amplifying Equipment: any electronically powered, operated, or assisted device used for the enhancement or amplification of the 
human voice, music, or any other sound including, but not limited to, amplifiers (amps), microphones, speakers, sound systems, or other 
similar devices. 

Amplified Sound: instrumental, digital, or vocal sounds which are made louder using sound amplifying equipment, in accordance with 
Section 7.4.2.1 at the property line of the associated business. 

Acoustic Sound: instrumental or vocal sounds which are not amplified using sound amplifying equipment. 

Background Sound: amplified sound intended to enhance the ambiance of the business in which it is being played, and which should not 
be plainly audible at the property line of the associated business. 

Plainly Audible: any amplified or acoustic sound which can be detected by the average person without the aid of hearing devices. 

Outdoor: any unconditioned areas of the business such as a patio or rooftop. 

Entrée: a meat serving, pasta dish, pizza, sandwich, or similar food that serves as the main course for a meal. 
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sanmarcostx.gov

1

Public Hearing
CUP-26-21
Archies

CUP-26-21 (Archies) Hold a public hearing and consider a request by Ryan Bunger, 
on behalf of Archies, for renewal of a Conditional Use Permit to allow on premise 
consumption of Mixed Beverages, located at 301 N LBJ Dr, Ste 119. (K. Buck)
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sanmarcostx.gov

Property Information

2

• Approximately 0.182 acres

• Location: Northwest corner of 
Hutchison St & N LBJ Dr
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sanmarcostx.gov

Context & History

3

• Currently a Restaurant (Eating Establishment) 
with on-premise consumption of alcohol.

• Located within the Central Business Area 
(CBA)

• “Restaurant (Eating Establishment)” 
uses within the CBA are required to 
meet certain standards related to 
kitchen equipment, meal periods, 
advertisement, and cleanliness 
outlined in Section 5.1.5.5.B.4.b.

• The business has held a Restaurant CUP 
since 2024.

• Surrounding Uses:
• Personal Service
• Retail
• Bars & Restaurants
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Context & History

4

• Existing Zoning: Character District 5 
Downtown (CD-5D)

• Proposed Use: Restaurant (Eating 
Establishment) with On-Premise 
Consumption of Alcohol

– Hours of Operation:

• Monday-Sunday: 6am-12am

• CUP Expiration Date: December 31, 2025

• Police Calls: None
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5

C I N Criteria for Approval – Sec. 2.8.3.4 

X Aligns with the adopted comprehensive plan?

X
Complies with any applicable small area plan or neighborhood 
studies?

X Meets the purpose and intent of the current zoning district regulations?

X
Preserves surrounding character and mitigates impacts (traffic, noise, 
drainage, visual effects, etc)?

X Does not create hazardous pedestrian or vehicle traffic conflicts?

X
Includes roadway improvements or controls to reduce neighborhood 
traffic impacts?

Criteria for Approval
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6

C I N Criteria for Approval – Sec. 5.1.5.5 

X
Located at least 300 feet from detached single-family homes in single-
family-only districts?

X Located at least 300 feet from churches, schools, and public hospitals?

X Located at least 1,000 feet from any public or private school?

C I N Criteria for Approval – Sec. 2.8.3.4 Continued

X Incorporates design features to reduce visual and other negative 
effects on adjacent properties?

X
Meets district standards, or any requested variations are necessary for 
neighborhood compatibility?

Criteria for Approval
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7

C I N CBA Boundary – Eating Establishment (Sec. 5.1.5.5.B.4.b)

X
Does the business include a properly equipped commercial kitchen with 
adequate food storage and heavy food preparation equipment?

X
Does the business serve meals during at least two four-hour meal 
periods each day it is open, with a minimum of three entrée options 
available during each period?

X
Is the business used, maintained, and advertised to the public as a 
restaurant where meals are prepared and served?

X
Is the business maintaining the sidewalk, gutters, parking areas, areas 
within 50 feet of exits, and the permitted property in a clean and 
sanitary condition at all times?

Criteria for Eating Establishments within CBA
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8

Site Plan
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9

Floor Plan
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sanmarcostx.gov

10

Recommendation 
Staff recommends approval of CUP-26-21 with the following conditions: 

1. The permit shall be valid for three (3) years, and shall expire on December 31, 
2028, provided standards are met; 

2. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted 
after the closing of the business but in no case later than 10 pm Sunday –
Thursday.

3. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted 
after the closing of the business but in no case later than 11 pm Friday –
Saturday.

4. The business is responsible for cleaning the area within 100 feet of any exit 
(LDC Section 5.1.5.5.E.2.d); 

5. The business must have a kitchen and food storage facilities of sufficient size 
to enable food preparation. The kitchen must be equipped with, and must 
utilize, a commercial grill, griddle, fryer, oven, or similar heavy food preparation 
equipment; Continued…
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11

Recommendation Continued

6. The business must serve meals to customers during at least two meal periods 
each day the business is open. A meal must consist of at least one entree, 
such as a meat serving, a pasta dish, pizza, a sandwich or similar food in a 
serving that serves as a main course for a meal. At least three entrees must be 
available during each meal period. A meal period means a period of at least 
four hours;

7. The business must be used, maintained, advertised and held out to the public 
as a place where meals are prepared and served;

10. The occupancy is required to remain compliant with the fire code, to include 
ensuring that occupant loads stay at or below posted levels; and

11. The permit shall be posted in the same area and manner as the Certificate of 
Occupancy.
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-26-24, Version: 1

AGENDA CAPTION:

CUP-26-24 (Southbound Social) Hold a public hearing and consider a request by Dylan Wild, on behalf of

Southbound Social, for a Conditional Use Permit to allow on premise consumption of Mixed Beverages,

located at 119 E Hutchison St. (K. Buck)

Meeting date:  May 12, 2026

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  N/A

Account or Project Number (C = CIP funds):  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: N/A

City Council Strategic Initiative:

N/A

N/A

N/A

Comprehensive Plan Element (s):

☐ Arts and Culture - Choose an item.

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☐ Housing + Neighborhoods - Choose an item.

☐ Land Use + Community Design and Character - Choose an item.

☐ Parks & Public Spaces + Health, Safety & Wellness - Choose an item.

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable

City of San Marcos Printed on 5/6/2026Page 1 of 3
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File #: CUP-26-24, Version: 1

Master Plan:

Choose an item.

Background Information:

This location has formerly been multiple businesses including Louie’s Oyster House & Beer Garden and Bull

Daddies, all of which have held a Restaurant CUP with the sale of mixed beverages and a late-hour TABC

permit. The most recent business at this location, Bull Daddies received a Restaurant CUP for Mixed

Beverages in 2021. The business permanently closed in December of 2025.

Senate Bill 1008 provides provisions on the city’s ability to prohibit amplified sound at a restaurant. Per this bill

and staff’s analysis, the City can enforce the existing noise ordinance and the conditions related to noise

added to this CUP.

Council Committee, Board/Commission Action:

N/A

Alternatives:

N/A

Recommendation:

Staff recommends approval of CUP-26-24 with the following conditions:

1. The permit shall be valid for one (1) year, and shall expire on May 12, 2027, provided standards are

met;

2. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the

business but in no case later than 10 pm Sunday - Thursday.

3. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the

business but in no case later than 11 pm Friday - Saturday.

4. The business is responsible for cleaning the area within 100 feet of any exit (LDC Section

5.1.5.5.E.2.d);

5. The business must have a kitchen and food storage facilities of sufficient size to enable food

preparation. The kitchen must be equipped with, and must utilize, a commercial grill, griddle, fryer,

oven, or similar heavy food preparation equipment;

6. The business must serve meals to customers during at least two meal periods each day the business

is open. A meal must consist of at least one entree, such as a meat serving, a pasta dish, pizza, a

sandwich or similar food in a serving that serves as a main course for a meal. At least three entrees

must be available during each meal period. A meal period means a period of at least four hours;

City of San Marcos Printed on 5/6/2026Page 2 of 3
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File #: CUP-26-24, Version: 1

7. The business must be used, maintained, advertised and held out to the public as a place where meals

are prepared and served;

8. The business shall not pursue or hold a TABC Late Hours permit;

9. The occupancy is required to remain compliant with the fire code, to include ensuring that occupant

loads stay at or below posted levels; and

10. The permit shall be posted in the same area and manner as the Certificate of Occupancy.
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Conditional Use Permit 119 E Hutchison St 

CUP-26-24 Southbound Social 
 

 

1 
 

Summary 
Request:  New Conditional Use Permit (CUP) 

Applicant: Dylan Wild 
3890 Hunter Rd 
New Braunfels, TX 
78132 

Property Owner: Allen Shy 
2686 Black Bear Dr 
New Braunfels, TX 
78132 

CUP Expiration: N/A Type of CUP: CBA Restaurant  
Mixed Beverage 

Interior Floor Area: 2,325 sq ft Outdoor Floor Area: 5,175 sq ft 

Parking Required: N/A Parking Provided: N/A 

Days & Hours of 
Operation: 

Monday: Closed      Tuesday & Wednesday: 4pm-2am             
Thursday: 3pm-2am     Friday: 2pm-2am         Saturday & Sunday:12pm-2am 

Notification 
Posted: April 24, 2026 Personal: April 24, 2026 

Response: None as of the date of this report 

Property Description 
Legal Description: Lot W ½ of 1-2, Block 24 in the Original Town of San Marcos 

Location: Approximately 80 feet West from the corner of N LBJ Dr and E Hutchison St 

Acreage: 0.304 acres PDD/DA/Other: N/A 

Existing Zoning: Character District 5 
Downtown (CD-5D) 

Proposed Zoning: Same 

Existing Use: Restaurant Proposed Use: Same 

Preferred Scenario: Mixed Use Medium Proposed Designation: Same 

CONA Neighborhood: Downtown (CBA) Sector: 8 

Utility Capacity: Adequate Floodplain: No 

Historic Designation: N/A My Historic SMTX 
Resources Survey: 

Yes, Medium 
Preservation Priority 

    

Surrounding Area 
Zoning Existing Land Use Preferred Scenario 

North of Property: Character District-5 
Downtown (CD-5D) 

Restaurant & Retail  
(Domino’s Pizza, Fat 

Shack, Marvelous 
Smoke, Skip’s Beer Wine 

& Liquor) 

Mixed Use Medium 

South of Property: Public and Institutional 
(P) 

Civic  
(Fire Station #1) 

Mixed Use Medium 

East of Property: Character District-5 
Downtown (CD-5D) 

Bar  
(Blind Salamander) 

Mixed Use Medium 

West of Property: Character District-5 
Downtown (CD-5D) 

Vacant  
(Parking Lot) 

Mixed Use Medium 
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Conditional Use Permit 119 E Hutchison St 

CUP-26-24 Southbound Social 
 

 

2 
 

 

 

 

 

 

Staff Recommendation 
 Approval as 

Submitted 
X Approval with Conditions  Denial 

1. The permit shall be valid for one (1) year, and shall expire on May 12, 2027, provided standards are 
met;  

2. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the 
business but in no case later than 10 pm Sunday – Thursday. 

3. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted after the closing of the 
business but in no case later than 11 pm Friday – Saturday. 

4. The business is responsible for cleaning the area within 100 feet of any exit (LDC Section 
5.1.5.5.E.2.d);  

5. The business must have a kitchen and food storage facilities of sufficient size to enable food 
preparation. The kitchen must be equipped with, and must utilize, a commercial grill, griddle, fryer, 
oven, or similar heavy food preparation equipment; 

6. The business must serve meals to customers during at least two meal periods each day the business 
is open. A meal must consist of at least one entree, such as a meat serving, a pasta dish, pizza, a 
sandwich or similar food in a serving that serves as a main course for a meal. At least three entrees 
must be available during each meal period. A meal period means a period of at least four hours; 

7. The business must be used, maintained, advertised and held out to the public as a place where 
meals are prepared and served; 

8. The business shall not pursue or hold a TABC Late Hours permit; 
9. The occupancy is required to remain compliant with the fire code, to include ensuring that occupant 

loads stay at or below posted levels; and 
10. The permit shall be posted in the same area and manner as the Certificate of Occupancy. 

Staff: Kaitlyn Buck Title: Planner Date: May 6, 2026 

History 
This location has formerly been multiple businesses including Louie’s Oyster House & Beer Garden and Bull 
Daddies, all of which have held a Restaurant CUP with the sale of mixed beverages and a late-hour TABC 
permit. The most recent business at this location, Bull Daddies received a Restaurant CUP for Mixed 
Beverages in 2021. The business permanently closed in December of 2025.  

Additional Analysis 
Senate Bill 1008 provides provisions on the city’s ability to prohibit amplified sound at a restaurant. Per this 
bill and staff’s analysis, the City can enforce the existing noise ordinance and the conditions related to noise 
added to this CUP.  

Comments from Other Departments 
Police No Calls Reported  

Fire No Comment 

Public Services  No Comment 

Engineering No Comment 

Health/Code 
Compliance 

No Comment 
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Conditional Use Permit 119 E Hutchison St 

CUP-26-24 Southbound Social 
 

 

3 
 

 

 

Evaluation 
Criteria for Approval (Sec. 2.8.3.4 & 5.1.5.5) Consistent Inconsistent Neutral 

X   
The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 

X   

The proposed use is consistent with any adopted small area plan or 
neighborhood character study for the area. 
The proposed business meets goals, such as fostering small businesses, 
written in the Downtown Area Plan. 

X   
The proposed use is consistent with the general purpose and intent of the 
applicable zoning district regulations. 

  X 

The proposed use is compatible with and preserves the character and integrity 
of adjacent developments and neighborhoods, and includes improvements 
either on-site or within the public rights-of-way to mitigate development related 
adverse impacts, such as traffic, noise, odors, visual nuisances, drainage or 
other similar adverse effects to adjacent development and neighborhoods. 
The proposed use is compatible with and preserves the character and 
integrity of adjacent developments; no improvements are necessary at 
this time. 

X   
The proposed use does not generate pedestrian and vehicular traffic which 
shall be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 

  X 

The proposed use incorporates roadway adjustments, traffic control devices or 
mechanisms and access restrictions to control traffic flow or divert traffic as 
may be needed to reduce or eliminate development generated traffic on 
neighborhood streets. 
No improvements are being proposed as the subject structure is an 
existing development. 

  X 

The proposed use incorporates features to minimize adverse effects, including 
visual impacts, of the proposed conditional use on adjacent properties. 
No visual impacts are expected to cause adverse effects on adjacent 
properties. 

X   

The proposed use meets the standards for the applicable district, or to the 
extent variations from such standards have been requested that such 
variations are necessary to render the use compatible with adjoining 
development and the neighborhood. 

X   
The proposed use is not within 300 ft. of a detached single family residence 
located in a zoning district that only permits detached single family residences. 

X   
The proposed use is not within 300 ft. of a church, public or private school, or 
public hospital. 

X   
The proposed use is not within 1,000 ft. of a public or private school as outlined 
within section 5.1.5.5. 
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PLANNING AND DEVELOPMENT SERVICES 
 

04/24/2026                                     CUP-26-24 
 

Notice of Public Hearing 
Conditional Use Permit Request 

Sale of Mixed Beverages 
119 E Hutchison St 

 
 
CUP-26-24 (Southbound Social) Hold a public hearing and consider a request by Dylan Wild, on behalf of 
Southbound Social, for a Conditional Use Permit to allow on premise consumption of Mixed Beverages, 
located at 119 E Hutchison St. (K. Buck) 
 
The San Marcos Planning and Zoning Commission will consider the above request at an upcoming public hearing to obtain 
citizen comments and will either approve, approve with conditions, or deny the request. Because you are listed as the owner 
of property located within 400 feet of the subject property, we would like to notify you of the following public hearings and 
seek your opinion of the request: 
 

• A public hearing will be held at a hybrid, virtual / in person, meeting by the Planning and Zoning Commission on 
Tuesday, May 12, 2026, at 6:00 p.m. in the City Council Chambers, 630 E. Hopkins. One may watch the public 
hearing on Grande channel 16, Spectrum channel 10, or by using the following link: http://sanmarcostx.gov/541/PZ-
Video-Archives. Or email planninginfo@sanmarcostx.gov or call 512-393-8230 to request a link or phone number 
to participate in the public hearing virtually by computer, mobile device, or phone. 

 
Public Hearings will be a hybrid of in person and virtual meetings. All interested citizens are invited to attend in person, but 
are encouraged to watch or participate in the public hearing by the means described above. If you cannot participate in the 
public hearing of the Planning and Zoning Commission, but wish to comment, you may write to the below address. All 
written comments and requests to participate must be received before 12 PM on the day of the meeting. 
 
  
 For Planning & Zoning Commission    
 Planning and Development Services          
 630 East Hopkins 
 San Marcos, TX 78666 
 planninginfo@sanmarcostx.gov  
 
 
For more information regarding this request, contact the case manager, Kaitlyn Buck, at 512.393.8234 or 
kbuck@sanmarcostx.gov. When calling, please refer to case number CUP-26-24. 
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, programs, 
or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of San Marcos ADA 
Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests can also be faxed to 
512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov 
 
PLANNING AND DEVELOPMENT SERVICES 
Enclosure: Map (See Reverse) 
 
 
 

CITY HALL ● 630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8230  
SANMARCOSTX.GOV  
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Notification List 

 

Property ID Name of Owner Owner Mailing Address Owner City/State/Zip Site Address 

41510 
202 NORTH LBJ VENTURE GROUP 

LP 2606 RANCH ROAD 620 N AUSTIN, TX 78734-2628 
231 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41630 214HUTCHISON LLC 
407 S STAGECOACH TRL, 

STE 203 
SAN MARCOS, TX 78666-

5063 
101 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41629 230 N LBJ LLC 912 NARANJO DR GEORGETOWN, TX 78628 
105-107 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41628 318 HOLDINGS LLC 215 N LBJ DR 
SAN MARCOS, TX 78666-

5621 
109-119 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41480 AIKEN, C H 242 WHITNEY RUN BUDA, TX 78610-3008 
202 N LBJ DR, SAN MARCOS, 

TX  78666 

41627 AURELIUS LTD 216 SKIPPING CEDAR ST 
SAN MARCOS, TX 78666-

3854 
127 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41626 B L SCOFIELD INC 127 E Hopkins ST San Marcos, TX 78666-5611 
129 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41624 
CARSON DIVERSIFIED PROPERTIES 

3 LLC 
407 S STAGECOACH TRL, 

STE 203 
SAN MARCOS, TX 78666-

5063 
139 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41625 CARSON FAMILY PROPERTIES 
407 S STAGECOACH TRL, 

STE 203 
SAN MARCOS, TX 78666-

5063 
145 E HOPKINS ST, SAN 

MARCOS, TX  78666 

41478 CASEY MANAGEMENT TRUST 
7801 HEATHERCREST 

CIRCLE AUSTIN, TX 78731 
212 N LBJ DR, SAN MARCOS, 

TX  78666 

41622 CHAD BACCUS REAL ESTATE II LLC PO BOX 609 GEORGETOWN, TX 78627 
225 N LBJ DR, SAN MARCOS, 

TX  78666 

41479 CHRYSTAL JANAA & TOM 1447 FRIENDLY PATH 
NEW BRAUNFELS, TX 78132-

4608 
214 N LBJ DR, SAN MARCOS, 

TX  78666 

41620 CJJUICE LLC 330 N LBJ DR 
SAN MARCOS, TX 78666-

5624 
235 N LBJ DR, SAN MARCOS, 

TX  78666 

41474 CONA President Amy Thomaides 1131 W. MLK St SAN MARCOS, TX 78666 
226 N LBJ DR, SAN MARCOS, 

TX  78666 
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41617 CONDOR RAICES LLC 208 E MIMOSA CIR 
SAN MARCOS, TX 78666-

3708 
242 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41618 EAST HOPKINS LLC 1801 CHALK ROCK CV AUSTIN, TX 78735-1733 
114 E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41470 
FIRST UNITED METHODIST 
CHURCH OF SAN MARCOS 129 W HUTCHISON ST SAN MARCOS, TX 78666 

209 N EDWARD GARY ST, SAN 
MARCOS, TX  78666 

184588 GOMEZ JESSE G & MARTINA 308 N LBJ DR SAN MARCOS, TX 78666 
E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41623 
GREATER TEXAS FEDERAL CREDIT 

UNION 12544 RIATA VISTA CIR AUSTIN, TX 78727-6431 
237-245 N LBJ DR, SAN 

MARCOS, TX  78666 

41473 
GUADALUPE-REAL PROPERTY & 

INVESTMENTS LLC 15542 BRIARWOOD DR 
SHERMAN OAKS, CA 91403-

4303 
242 LBJ DR, SAN MARCOS, TX  

78666 

41652 
HARTNETT ENTERPRISES SAN 

MARCOS LLC 2407 BALLANTRAE DR 
COLLEYVILLE, TX 76034-

5304 
300 N LBJ DR, SAN MARCOS, 

TX  78666 

168257 JACK IN THE BOX PROPERTIES LLC 
9357 SPECTRUM CENTER 

BLVD SAN DIEGO, CA 92123-1444 
301 N LBJ DR, STE #119, SAN 

MARCOS, TX  78666 

41651 JG AND EM BURNSIDE LLC 2631 GALWAY CIR IDAHO FALLS, ID 83404-7392 
308 N LBJ DR, SAN MARCOS, 

TX  78666 

41650 KERCHEVILLE A B EST 1133 AUSTIN HWY 
SAN ANTONIO, TX 78209-

4806 
211/215 E HUTCHISON ST, 

SAN MARCOS, TX  78666 

41654 KERCHEVILLE PROPERTIES LLC PO BOX 711 SAN MARCOS, TX 78666 
119 E HUTCHISON ST, SAN 

MARCOS, TX  78666 

41655 
KEYSTONE REAL ESTATE 

INVESTMENT TX LLC 
18695 PONY EXPRESS DR, 

UNIT 1599 PARKER, CO 80134-1564 
313/315 N LBJ DR, SAN 

MARCOS, TX  78666 

41647 KND'S BOUTIQUE LLC 312 N LBJ DR SAN MARCOS, TX 78666 
314-316 N LBJ DR, SAN 

MARCOS, TX  78666 

41656 
Neighborhood Commissioner 

Samantha Benavides 455 Lindsey St. SAN MARCOS, TX 78666 
321-323 N LBJ DR, SAN 

MARCOS, TX  78666 

41644 
Neighborhood President Michael 

Adams 106 Losoya Dr SAN MARCOS, TX 78666 
326 N LBJ DR, SAN MARCOS, 

TX  78666 

27242 ONIONS R US LLC 
710 ARROW POINT DR, UNIT 

21 CEDAR PARK, TX 78613-6655 
339 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41645 OS BOBCAT LLC 2420 GARNETFIELD LN 
FRIENDSWOOD, TX 77546-

4668 
328 N LBJ DR, SAN MARCOS, 

TX  78666 
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41643 
SAN MARCOS COMMUNITY 

PARTNERS LLC P O BOX 162304 AUSTIN, TX 78716-2304 
330 N LBJ DR, SAN MARCOS, 

TX  78666 

41658 
SAYYED INVESTMENTS HOLDINGS 

INC 
2611 MARCUS ABRAMS 

BLVD AUSTIN, TX 78748-2954 
350 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

41657 
SERUR JOHN & JUDITH L LIVING 

TRUST 14550 NUTTY BROWN RD AUSTIN, TX 78737-8856 
343 N LBJ DR, SAN MARCOS, 

TX  78666 

41642 
SERUR TERRY WARREN & 

GRANBERRY SHERI SERUR PO BOX 874 
SAN MARCOS, TX 78667-

0874 

202 UNIVERSITY DR, STE 
#101,103,105, SAN MARCOS, 

TX  78666 

41641 SHOW PLACE CINEMA 1250 WONDER WORLD DR 
SAN MARCOS, TX 78666-

7530 
301 N EDWARD GARY ST, SAN 

MARCOS, TX  78666 

60594 SHYPENN LTD 2686 BLACK BEAR DR 
NEW BRAUNFELS, TX 78132-

4179 
401 N LBJ DR, SAN MARCOS, 

TX  78666 

60592 SLOAN JAMES LLC 139 E HOPKINS ST 
SAN MARCOS, TX 78666-

5678 
101 UNIVERSITY DR, SAN 

MARCOS, TX  78666 

46199 TARRANT, LINDA LEWIS P O BOX 199 HUNT, TX 78024-0199 
403 N GUADALUPE ST, SAN 

MARCOS, TX  78666 

60593 TEXAS STATE UNIVERSITY 601 UNIVERSITY DR SAN MARCOS, TX 78666 
415 N LBJ DR, SAN MARCOS, 

TX  78666 

101562 
TEXAS STATE UNIVERSITY-SAN 

MARCOS 601 UNIVERSITY DR 
SAN MARCOS, TX 78666-

4684 
101 CONCHO ST, SAN 

MARCOS, TX  78666 

41649 TWMJ INTEREST LLC 811 ALTO ST 
SAN MARCOS, TX 78666-

3252 
312 N LBJ DR, SAN MARCOS, 

TX  78666 

 
Neighborhood Commissioner 

Samantha Benavides 455 Lindsey St. SAN MARCOS, TX 78666  
 CONA President Amy Thomaides 1131 W. MLK St SAN MARCOS, TX 78666  
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Page 1 of 4 
Approved February 2026 

 

Conditions Matrix 
Conditional Use Permits for Sale of Alcohol for on-premise consumption 

The guidance below was recommended by the Joint City Council / Planning and Zoning Commission Conditional Use Permit Committee in 
February 2026 and will be used by staff when considering conditions for Conditional Use Permits for On-Premise Consumption of Alcohol. 
Not all conditions may be applicable to each business in the noted location, and additional conditions may be deemed appropriate. The City 
of San Marcos Planning and Zoning Commission shall have discretion in determining which conditions are appropriate for each business. 

 
 CBA BAR CBA RESTAURANT 300 FEET OF SF USE ALL REQUESTS 
Term This permit shall be valid 

for number (#) years, 
and shall expire {DATE} 
provided standards are 
met. 

This permit shall be 
valid for number (#) 
years, and shall expire 
{DATE} provided 
standards are met. 

This permit shall be 
valid for number (#) 
years, and shall expire 
{DATE} provided 
standards are met. 

This permit shall be 
valid for number (#) 
years, and shall expire 
{DATE} provided 
standards are met. 

Amplified 
Sound  
(Sunday – 
Thursday)  

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later than 
__ pm Sunday – 
Thursday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Sunday – 
Thursday. 

No outdoor Amplified 
Sound shall be 
permitted Sunday – 
Thursday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Sunday – 
Thursday. 

Amplified 
Sound  
(Friday – 
Saturday) 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later than 
__ pm Friday – Saturday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Friday – 
Saturday. 
 
 
 
 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later than 
__ pm Friday – Saturday. 

No outdoor Amplified 
Sound shall be 
permitted after the 
closing of the business 
but in no case later 
than __ pm Friday – 
Saturday. 

72



Page 2 of 4 
Approved February 2026 

 CBA BAR CBA RESTAURANT 300 FEET OF SF USE ALL REQUESTS 
Background 
Sound 
(Sunday – 
Thursday) 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Sunday – Thursday. 

Background 
Sound 
(Friday – 
Saturday) 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Friday – Saturday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line Friday – Saturday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line Friday – Saturday. 

Outdoor Background 
Sound is permitted but 
should not be Plainly 
Audible at the property 
line after the closing of 
the business but in no 
case later than __ pm 
Friday – Saturday. 
 

Cleanliness The business is 
responsible for cleaning 
the area within 100 feet 
of any exit (LDC Section 
5.1.5.5.E.2.d) 

The business is 
responsible for 
cleaning the area 
within 100 feet of any 
exit (LDC Section 
5.1.5.5.B.7) 

The business is 
responsible for cleaning 
the area within 100 feet 
of any exit (LDC Section 
5.1.5.5.E.2.d) 

The business is 
responsible for 
cleaning the area 
within 100 feet of any 
exit (LDC Section 
5.1.5.5.E.2.d) 

Food N/A Staff will copy and 
paste all text under 
Section 5.1.5.5.B.4.b 
Eating Establishment 
within Downtown CBA 
Boundary as a 
condition. 

N/A N/A 

Hours The business shall not 
pursue or hold a TABC 
Late Hours permit. 
(Note: For new CUP 
requests only) 

The business shall not 
pursue or hold a TABC 
Late Hours permit. 
(Note: For new CUP 
requests only)  

The business shall not 
pursue or hold a TABC 
Late Hours permit. 
(Note: For new CUP 
requests only) 
 

N/A 
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 CBA BAR CBA RESTAURANT 300 FEET OF SF USE ALL REQUESTS 
Occupancy 
(Fire) 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 
 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 

The occupancy is 
required to remain 
compliant with the fire 
code, to include 
ensuring that occupant 
loads stay at or below 
posted levels. 

Posting This permit shall be 
posted in the same area 
and manner as the 
Certificate of 
Occupancy. 

This permit shall be 
posted in the same 
area and manner as 
the Certificate of 
Occupancy. 

This permit shall be 
posted in the same area 
and manner as the 
Certificate of 
Occupancy. 

This permit shall be 
posted in the same 
area and manner as 
the Certificate of 
Occupancy. 
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Definitions 
The following definitions will be used when interpreting the above conditions: 

CBA Bar: “A facility that primarily sells alcoholic beverages for on premise consumption and may include the sale for food” (LDC Section 
5.1.5.5.C) and is located in the Downtown Central Business Area (CBA) boundary. 

CBA Restaurant: “A facility that prepares and sells food and drink that may or may not include the sale of alcohol for on premise 
consumption” (LDC Section 5.1.5.5.B) and is located in the Downtown Central Business Area (CBA) boundary. 

300 feet of SF Use: A property whether zoned or used as a single-family residence, whether for sale or for rent, which is located within 300 
feet from the nearest entrance, including staff entrances, of the business measured in a straight line from the business entrance to the 
residence’s structure. This measurement is provided as guidance only; staff may use discretion given circumstances such as: 

• Businesses with entrances which may be permanently open during operating hours, such as open-air businesses with garage 
style doors. 

• The types of buildings between the business and residence which may block sound. 

Sound Amplifying Equipment: any electronically powered, operated, or assisted device used for the enhancement or amplification of the 
human voice, music, or any other sound including, but not limited to, amplifiers (amps), microphones, speakers, sound systems, or other 
similar devices. 

Amplified Sound: instrumental, digital, or vocal sounds which are made louder using sound amplifying equipment, in accordance with 
Section 7.4.2.1 at the property line of the associated business. 

Acoustic Sound: instrumental or vocal sounds which are not amplified using sound amplifying equipment. 

Background Sound: amplified sound intended to enhance the ambiance of the business in which it is being played, and which should not 
be plainly audible at the property line of the associated business. 

Plainly Audible: any amplified or acoustic sound which can be detected by the average person without the aid of hearing devices. 

Outdoor: any unconditioned areas of the business such as a patio or rooftop. 

Entrée: a meat serving, pasta dish, pizza, sandwich, or similar food that serves as the main course for a meal. 

75



sanmarcostx.gov

1

Public Hearing
CUP-26-24
Southbound Social

CUP-26-24 (Southbound Social) Hold a public hearing and consider a request by 
Dylan Wild, on behalf of Southbound Social, for a Conditional Use Permit to allow on 
premise consumption of Mixed Beverages, located at 119 E Hutchison St. (K. Buck)
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Property Information

2

• Approximately 0.304 acres

• Location: Approximately 80 feet 
West from the corner of N LBJ Dr 
and E Hutchison St
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Context & History

3

• Currently: vacant building

• Located within the Central Business Area 
(CBA)

• “Restaurant (Eating 
Establishment)” uses within the 
CBA are required to meet certain 
standards related to kitchen 
equipment, meal periods, 
advertisement, and cleanliness 
outlined in Section 5.1.5.5.B.4.b.

• Surrounding Uses:
• Personal Services
• Retail
• Bars & Restaurants
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Context & History

4

• Existing Zoning: Character District 5 
Downtown (CD-5D)

• Proposed Use: Restaurant (Eating 
Establishment) with On-Premise 
Consumption of Alcohol

– Proposed Hours of Operation:
• Tuesday & Wednesday: 4pm-2am
• Thursday: 3pm-2am
• Friday: 2pm-2am
• Saturday & Sunday: 12pm-2am
• Monday: Closed

• CUP Expiration Date: this is a new 
request

• Police Calls: this is a new request
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5

C I N Criteria for Approval – Sec. 2.8.3.4 

X Aligns with the adopted comprehensive plan?

X Complies with any applicable small area plan or neighborhood 
studies?

X Meets the purpose and intent of the current zoning district regulations?

X
Preserves surrounding character and mitigates impacts (traffic, noise, 
drainage, visual effects, etc)?

X Does not create hazardous pedestrian or vehicle traffic conflicts?

X
Includes roadway improvements or controls to reduce neighborhood 
traffic impacts?

Criteria for Approval
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6

C I N Criteria for Approval – Sec. 5.1.5.5 

X
Located at least 300 feet from detached single-family homes in single-
family-only districts?

X Located at least 300 feet from churches, schools, and public hospitals?

X Located at least 1,000 feet from any public or private school?

C I N Criteria for Approval – Sec. 2.8.3.4 Continued

X Incorporates design features to reduce visual and other negative 
effects on adjacent properties?

X
Meets district standards, or any requested variations are necessary for 
neighborhood compatibility?

Criteria for Approval
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7

C I N CBA Boundary – Eating Establishment (Sec. 5.1.5.5.B.4.b)

X
Does the business include a properly equipped commercial kitchen with 
adequate food storage and heavy food preparation equipment?

X
Does the business serve meals during at least two four-hour meal 
periods each day it is open, with a minimum of three entrée options 
available during each period?

X
Is the business used, maintained, and advertised to the public as a 
restaurant where meals are prepared and served?

X
Is the business maintaining the sidewalk, gutters, parking areas, areas 
within 50 feet of exits, and the permitted property in a clean and 
sanitary condition at all times?

Criteria for Eating Establishments within CBA
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Site Plan
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9

Floor Plan
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10

Recommendation 
Staff recommends approval of CUP-26-24 with the following conditions: 

1. The permit shall be valid for one (1) year, and shall expire on May 12, 2027, 
provided standards are met; 

2. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted 
after the closing of the business but in no case later than 10 pm Sunday –
Thursday.

3. No outdoor Amplified, Background, and/or Acoustic Sound shall be permitted 
after the closing of the business but in no case later than 11 pm Friday –
Saturday.

4. The business is responsible for cleaning the area within 100 feet of any exit 
(LDC Section 5.1.5.5.E.2.d); 

5. The business must have a kitchen and food storage facilities of sufficient size 
to enable food preparation. The kitchen must be equipped with, and must 
utilize, a commercial grill, griddle, fryer, oven, or similar heavy food preparation 
equipment; Continued…
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11

Recommendation Continued

6. The business must serve meals to customers during at least two meal periods 
each day the business is open. A meal must consist of at least one entree, 
such as a meat serving, a pasta dish, pizza, a sandwich or similar food in a 
serving that serves as a main course for a meal. At least three entrees must be 
available during each meal period. A meal period means a period of at least 
four hours;

7. The business must be used, maintained, advertised and held out to the public 
as a place where meals are prepared and served;

8. The business shall not pursue or hold a TABC Late Hours permit;

10. The occupancy is required to remain compliant with the fire code, to include 
ensuring that occupant loads stay at or below posted levels; and

11. The permit shall be posted in the same area and manner as the Certificate of 
Occupancy.
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: CUP-25-71(b), Version: 1

AGENDA CAPTION:

CUP-25-71 (325 N. Comanche St. Student Housing) Hold a public hearing and consider a request by

Shannon Mattingly, Drenner Group, on behalf of 202 Hutch, LLC, for a Conditional Use Permit to allow a

purpose built student housing development, for the property located at 325 N. Comanche St. (L. Clanton)

Meeting date:  May 12, 2026

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: N/A

City Council Strategic Initiative:  [Please select from the dropdown menu below]

N/A

N/A

N/A

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☒ Land Use - Direct Growth, Compatible with Surrounding Uses

☒ Neighborhoods & Housing - Housing Opportunities for Texas State Students in appropriate areas

☒ Parks, Public Spaces & Facilities - Well maintained public facilities that meet needs of our community

☐ Transportation - Choose an item.

☐ Core Services

☐ Not Applicable
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File #: CUP-25-71(b), Version: 1

Master Plan: Vision SMTX Comprehensive Plan

Background Information:

The application is being submitted as part of a series of requests for redevelopment of an existing commercial

site to a 7-story Purpose-Built Student Housing complex south of the Texas State University campus. In April,

2025, City Council approved a Conditional Use Permit (CUP-25-02) for Purpose-Built Student Housing and an

associated Alternative Compliance (AC-25-02) to allow up to 7 stories in height for an adjacent block bounded

by Pat Garrison St., N. Comanche St., W. Hutchison St., and N. Fredericksburg St. (see the “Nearby Approvals

Map” for reference). The current request will represent Phase 2 of the abovementioned project.

A Conditional Use Permit for the use of Purpose-Built Student Housing would allow the project to be marketed

specifically to students and would allow more than 3 bedrooms per unit. “Rent by the bedroom” leases are not

regulated by the City.

In addition to this Conditional Use Permit request the following applications have also been submitted by the

applicant for this site:

• Alternative Compliance request to allow for an increase from 5 to 7 stories (AC-25-09)

• Replat of Lots 1, 2, and 3, Block 3 of P. C. Woods Addition (PC-26-01)

• Demolition Permit for 323 & 325 N. Comanche St. & 305 Pat Garrison St. (2024-52542) - issued

The request is not considered to be in compliance with the “Recommended Housing Types” on page 58 of the

Downtown Area Plan which states “Multi-family and mixed-use housing types are the primary products

recommended in and near Downtown and should be marketed to all demographics (not just or primarily to

students).”

Council Committee, Board/Commission Action:

 N/A

Alternatives:

Click or tap here to enter text.

Recommendation:

Due to various factors including conflict with the housing type recommendations of the Downtown Area Plan,
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File #: CUP-25-71(b), Version: 1

staff is providing a neutral recommendation and leaves a decision of approval, denial, or approval with

conditions up to the Planning and Zoning Commission.

Should the Commission choose to recommend approval of CUP-25-71, staff proposes the following

conditions:

1. The development shall register with the City of San Marcos Long Term Rental Registration program per

Chapter 34, Article 7, Division 3 of the City’s Code.

2. The lease shall be made publicly available on the property’s website.

3. The lease shall contain the following text:

In accordance with Development Code Section 5.1.4.9 Purpose-Built Student Housing, B Use

Standards, 1 Student Leases, any residential dwelling lease that is executed and effective before the

issuance of a certificate of occupancy by the City enabling the tenant to occupy the premises shall

include a late delivery provision providing as follows:

“In the event the Leased Premises are unavailable for occupancy on or before the commencement date

of this Lease, Landlord shall offer Tenant the choice of: 1) accepting temporary safe, decent, and

sanitary housing, provided by the Landlord, at an alternate location within the City of San Marcos, or

within a seven mile radius of the Leased Premises, with Tenant remaining bound by the terms of the

lease; or 2) terminating the Lease with no financial penalty and with full reimbursement to Tenant of all

deposits and pre-paid items within 10 days”

This condition will no longer apply to any lease for a unit with a move in date that is on or after the date

the City has issued a certificate of occupancy enabling the tenant to occupy the unit.

4. The development shall offer both individual leases and conventional leases where units may be rented

in their entirety.

5. The development shall comply with a parking calculation of 0.60 spaces per bedroom.

6. The developer shall not sell the property to a non-taxpaying entity for 12 years from the effective date

of the Conditional Use Permit. The condition prohibiting sale to a tax-exempt entity for 12 years from the

date of this approval shall be memorialized in a restrictive covenant approved by the city attorney that is

recorded in the Official Public Records of Hays County.

7. Right-of-way shall be dedicated to the extent that the standards of the San Marcos Design Manual

Section B.4.1.4, Downtown Cross Sections, and the Development Code are met.

8. This CUP shall expire within 3 years unless an application for a permit is submitted to the City.

9. The development shall comply with all other development code regulations. Packet materials are

provided for informational purposes only.

10. The number of bedrooms shall be limited to 5.
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Conditional Use 
Permit – Purpose-
Built Student 
Housing 

325 N. Comanche St. 

CUP-25-71 Student Housing 
 

 

1 
 

Summary 
Request:  New Conditional Use Permit for Purpose-Built Student Housing 

Applicant: Shannon Mattingly, 
Drenner Group 
2705 Bee Cave Rd #100 
Austin, TX 78746 

Property Owner: 202 Hutch LLC 
2516 Waukegan Road #343 
Glenview IL 60025-1774 

CUP Expiration: N/A Type of CUP: Purpose Built Student 
Housing 

Parking Required: 1.05 spaces per bed Parking Provided: To be determined 

Notification 
Posted: April 24, 2026 Personal: April 24, 2026 

Response: None as of date of this report 

Property Description 
Legal Description: Block 3, Lots 1, 2, & 3, P. C. Woods Addition 

Location: Southwest corner of Pat Garrison St./ N. Comanche St. intersection, north of 
Calvary Chapel and W. Hutchison St. 

Acreage: 0.96 acre PDD/DA/Other: N/A 

Existing Zoning: CD-5D Proposed Zoning: Same 

Existing Use: Funeral home, duplex – 
demolition permit issued 

Proposed Use: Purpose Built Student 
Housing 

Preferred Scenario: Mixed Use Medium within 
Regional Preferred 
Scenario Center 

Proposed 
Designation: 

Same 

CONA Neighborhood: Downtown Sector: 8 

Utility Capacity: Adequate  Floodplain: No 

Historic Designation: N/A My Historic SMTX 
Resources Survey: 

Yes – Medium 
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Conditional Use 
Permit – Purpose-
Built Student 
Housing 

325 N. Comanche St. 

CUP-25-71 Student Housing 
 

 

2 
 

Surrounding Area 
Zoning Existing Land Use Preferred Scenario 

North of Property: Character District 5 - 
Downtown (CD-5D), 

Public (P), Multifamily 24 
(MF-24) 

Purpose Built Student 
Housing (The Pointe, 
Cypress), multifamily, 

fraternity house, 
Texas State University 

Mixed Use Medium, 
Commercial/ Employment 

Medium 

South of Property: CD-5D Grocery store (H-E-B), 
church, single family 
residential/ converted 
homes, laundromat 

Mixed Use Medium 

East of Property: CD-5D Vacant, personal 
services, parking lot, 

church 

Mixed Use Medium, 
Conservation/ Cluster 

West of Property: CD-5D, Mixed Use (MU), 
Public (P), Neighborhood 

Commercial (NC) 

Balcones residence 
hall, restaurant (Jo’s 

Café), single and 
duplex housing 

Mixed Use Medium, Mixed 
Use Low 

 

  

91



Conditional Use 
Permit – Purpose-
Built Student 
Housing 

325 N. Comanche St. 

CUP-25-71 Student Housing 
 

 

3 
 

  

Staff Recommendation 
 Approval as Submitted X Neutral/Approval with Conditions  Denial 

Due to various factors including conflict with the housing type recommendations of the Downtown Area Plan, 
staff is providing a neutral recommendation and leaves a decision of approval, denial, or approval with 
conditions up to the Planning and Zoning Commission. 
 
Should the Commission choose to recommend approval of CUP-25-71, staff propose the following 
conditions: 
1. The development shall register with the City of San Marcos Long Term Rental Registration program per 

Chapter 34, Article 7, Division 3 of the City’s Code. 
2. The lease shall be made publicly available on the property’s website. 
3. The lease shall contain the following text: 

 
In accordance with Development Code Section 5.1.4.9 Purpose-Built Student Housing, B Use Standards, 
1 Student Leases, any residential dwelling lease that is executed and effective before the issuance of a 
certificate of occupancy by the City enabling the tenant to occupy the premises shall include a late 
delivery provision providing as follows: 
 
“In the event the Leased Premises are unavailable for occupancy on or before the commencement date 
of this Lease, Landlord shall offer Tenant the choice of: 1) accepting temporary safe, decent, and sanitary 
housing, provided by the Landlord, at an alternate location within the City of San Marcos, or within a 
seven mile radius of the Leased Premises, with Tenant remaining bound by the terms of the lease; or 2) 
terminating the Lease with no financial penalty and with full reimbursement to Tenant of all deposits and 
pre-paid items within 10 days” 
 
This condition will no longer apply to any lease for a unit with a move in date that is on or after the date 
the City has issued a certificate of occupancy enabling the tenant to occupy the unit. 

 
4. The development shall offer both individual leases and conventional leases where units may be rented 

in their entirety. 

5. The development shall comply with a parking calculation of 0.60 spaces per bedroom. 

6. The developer shall not sell the property to a non-taxpaying entity for 12 years from the effective date of 

the Conditional Use Permit. The condition prohibiting sale to a tax-exempt entity for 12 years from the 

date of this approval shall be memorialized in a restrictive covenant approved by the city attorney that is 

recorded in the Official Public Records of Hays County. 

7. Right-of-way shall be dedicated to the extent that the standards of the San Marcos Design Manual Section 

B.4.1.4, Downtown Cross Sections, and the Development Code are met. 

8. This CUP shall expire within 3 years unless an application for a permit is submitted to the City. 

9. The development shall comply with all other development code regulations. Packet materials are 

provided for informational purposes only. 

10. The number of bedrooms shall be limited to 5. 

 

Staff: Lauren Clanton, AICP Title : Chief Planner Date: May 1, 2026 
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Housing 

325 N. Comanche St. 

CUP-25-71 Student Housing 
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History 
The application is being submitted as part of a series of requests for redevelopment of an existing 
commercial site to a 7-story Purpose-Built Student Housing complex south of the Texas State University 
campus. In April 2025, City Council approved a Conditional Use Permit (CUP-25-02) for Purpose-Built 
Student Housing and an associated Alternative Compliance (AC-25-02) to allow up to 7 stories in height for 
an adjacent block bounded by Pat Garrison St., N. Comanche St., W. Hutchison St., and N. Fredericksburg 
St. (see the “Nearby Approvals Map” for reference). 
 
The current request will represent Phase 2 of the abovementioned project. 
 
 
 

Additional Analysis 
A Conditional Use Permit for the use of Purpose-Built Student Housing would allow the project to be 
marketed specifically to students and would allow more than 3 bedrooms per unit. “Rent by the bedroom” 
leases are not regulated by the City. 
 
Per Chapter 7, Article 1 of the Development Code, 1.05 parking spaces are required per bedroom for 
Purpose Built Student Housing. Fee-in-lieu of parking is permitted in the Development Code for the use of 
Purpose-Built Student Housing to reimburse up to 50% of the minimum required parking spaces in CD-5D 
zoning. The applicant has indicated that they will request fee in lieu, and 50 to 60% of the required parking 
spaces will be provided; however, the applicant has not provided a parking ratio at this time. Parking fee in 
lieu is processed during the site permit stage. 
 
In addition to this conditional use permit request the following applications have also been submitted by the 
applicant for this site: 

 Alternative Compliance request to allow for an increase from 5 to 7 stories in height (AC-25-09) 

 Replat of Lots 1, 2, and 3, Block 3 of P. C. Woods Addition (PC-26-01) – in-process 

 Demolition Permit for 323 & 325 N. Comanche St. & 305 Pat Garrison St. (2024-52542) – issued 
 
The buildings at 323 and 325 North Comanche Street were evaluated with a Medium preservation priority in 
the 2019 Historic Resources Survey, and demolition permits were subject to a 90-day delay according to 
Section 2.7.4.1 of the Development Code. The Historic Preservation Commission determined that the 
buildings were considered historically significant and determined that the demolition delay be extended an 
additional 90 days. The demolition delay expired on June 25, 2025. 
 
The Downtown Area Plan was adopted by Council on November 6, 2023, and any new Purpose Built 
Student Housing would not meet the intent of the adopted Area Plan. The request is not considered to be in 
compliance with the “Recommended Housing Types” on page 58 of the Downtown Area Plan which states 
“Multi-family and mixed-use housing types are the primary products recommended in and near Downtown 
and should be marketed to all demographics (not just or primarily to students).” 
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Comments from Other Departments 
Police No Comment  

Fire No Comment 

Public Services  No Comment 

Engineering No Comment 
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Evaluation 
Criteria for Approval (Sec. 2.8.3.4) 

Consistent Inconsistent Neutral 

X   

The proposed use at the specified location is consistent with the policies 
embodied in the adopted comprehensive plan. 

The Vision SMTX Comprehensive Plan defines the Mixed Use Medium 
preferred scenario type as “higher intensity places with a mix of housing, 
employment, shopping, dining, and entertainment which are highly 
walkable and bikeable…” (p. 98). According to the Comprehensive Plan, 
these places are exemplified by medium to high intensity multifamily and 
hospitality uses, 2 to 7 story buildings, structured and on-street parking, 
a well-connected multimodal network, and a range of open spaces. The 
proposed development is consistent with the vision except for the 
absence of park space. 

 X  

The proposed use is consistent with any adopted neighborhood character 
study for the area. 

This site is located within the Downtown Area Plan. Purpose Built Student 
Housing is not in compliance with the “Recommended Housing Types” on 
page 58 of the Downtown Area Plan. “Multi-family and mixed-use 
housing types are the primary products recommended in and near 
Downtown and should be marketed to all demographics (not just or 
primarily to students).” 

  X 

The proposed use is compatible with and preserves the character and 
integrity of adjacent developments and neighborhoods, and includes 
improvements either on-site or within the public rights-of-way to mitigate 
development related adverse impacts, such as traffic, noise, odors, visual 
nuisances, drainage or other similar adverse effects to adjacent development 
and neighborhoods. 

There are several purpose-built student housing and multifamily 
developments in the immediate area. Balcones Hall (formerly Sanctuary 
Lofts) to the west and the Cypress Apartments (formerly Vistas) to the 
north of the property were purchased by Texas State. Additionally, 
developments at North St. and Lindsey St. and the southeast corner of N. 
Comanche St. and Pat Garrison St. have received Council approval for 
Purpose Built Student Housing and are in development. These new sites 
have the potential to influence the character of the area and create a 
pattern of student housing. While the proposed use will be compatible, it 
will be necessary to carefully introduce this higher intensity use, given the 
mix of uses and lower intensity to the west and south. 
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Evaluation 
Criteria for Approval (Sec. 2.8.3.4) 

Consistent Inconsistent Neutral 

   

The proposed use is compatible with and preserves the character and 
integrity of adjacent developments and neighborhoods, and includes 
improvements either on-site or within the public rights-of-way to mitigate 
development related adverse impacts, such as traffic, noise, odors, visual 
nuisances, drainage or other similar adverse effects to adjacent development 
and neighborhoods. (Continued from previous page) 

The property is required to meet all development requirements including 
Chapter 6 Environmental Standards and the requirement for a Watershed 
Protection Plan per Chapter 2, Article 6 of the Land Development Code. 
 
 
 

X   

The proposed use does not generate pedestrian and vehicular traffic which 
shall be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 

While this development would likely increase pedestrian and vehicular 
traffic in the immediate area, the ultimate vision for downtown is to 
provide a walkable environment. The developer will be required to 
construct significant streetscape improvements, including sidewalks, at 
the time of development.  
 
 

  X 

The proposed use incorporates roadway adjustments, traffic control devices 
or mechanisms and access restrictions to control traffic flow or divert traffic 
as may be needed to reduce or eliminate development generated traffic on 
neighborhood streets. 

No specific adjustments have been proposed by the applicant at this 
time. However, a Traffic Impact Analysis will be required at the time of 
development to determine any required mitigation.  
 
 

X   

The proposed use incorporates features to minimize adverse effects, including 
visual impacts, of the proposed conditional use on adjacent properties. 

The developer would be required to follow all City codes, including 
downtown design architectural requirements related to massing and 
articulation for the land zoned CD-5D.  
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Evaluation 
Criteria for Approval (Sec. 2.8.3.4) 

Consistent Inconsistent Neutral 

  X 

The proposed use meets the standards for the applicable district, or to the 
extent variations from such standards have been requested that such 
variations are necessary to render the use compatible with adjoining 
development and the neighborhood. 

The development must meet Code requirements including the CD-5D 
district standards for parking, articulation and varied massing 
requirements for buildings over 3 stories high. Please note that these are 
not necessarily reflected in the images submitted by the applicant which 
are provided for reference only.  An Alternative Compliance request has 
been submitted to increase the height to 7 stories (AC-25-09), which will 
be considered as a separate agenda item. 
 

97



Conditional Use 
Permit – Purpose-
Built Student 
Housing 

325 N. Comanche St. 

CUP-25-71 Student Housing 
 

 

9 
 

 

Evaluation 
Criteria for Approval (Sec. 5.1.4.9) 

Consistent Inconsistent Neutral 

  X 

The ability for the development to transition in the future to accommodating 
a more diverse population 

The development will be constructed as apartments which could be 
transitioned to conventional units in the future. It should be noted that 
CD-5D allows no more than 3 bedrooms per unit for traditional 
multifamily. 
 

  X 

The durability, energy efficiency, and longevity of the building; 

The applicant has stated that the building will not be LEED certified. 
However, the building will meet all other Building Code requirements at 
the time of permitting. 
 

X   

The location of the development in relation to alternative transportation 
networks to and from the university including sidewalks, bike lanes, and 
transit networks; 

The site is located two blocks south of the University and so is accessible 
on foot. 
 

  X 

Mitigation of any adverse effects on adjacent property or neighborhoods; 

No significant adverse impacts are anticipated on adjacent properties 
when compared to the multifamily use allowed by right. 
 

 X  

Compliance with the Comprehensive Plan, Downtown Master Plan, and any 
other adopted city plans or policies. 

See response to criteria for approval Section 2.8.3.4 – Purpose Built 
Student Housing is not considered to be in compliance with the 
“Recommended Housing Types” on page 58 of the Downtown Area Plan 
Multi-family and mixed-use housing types are the primary products 
recommended in and near Downtown, and should be marketed to all 
demographics (not just or primarily to students).”  
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PLANNING AND DEVELOPMENT SERVICES 

 

4/24/26                                       CUP-25-71 

Notice of Public Hearing 
Conditional Use Permit 

Purpose Built Student Housing 
325 N. Comanche St. 

 

CUP-25-71 (325 N. Comanche St. Student Housing) Hold a public hearing and consider a request by Shannon 

Mattingly, Drenner Group, on behalf of 202 Hutch, LLC, for a Conditional Use Permit to allow a purpose built 

student housing development, for the property located at 325 N. Comanche St. (L. Clanton) 
 

The San Marcos Planning and Zoning Commission will consider the above request at an upcoming public hearing to obtain 
citizen comments and will recommend approval, or denial of the request. This recommendation will be forwarded to the San 
Marcos City Council. Before making a final decision, the Council will hold a public hearing to obtain citizen comments. 
Because you are listed as the owner of property located within 400 feet of the subject property, we would like to notify you 
of the following public hearings and seek your opinion of the request: 
 

• A public hearing will be held at the hybrid, virtual / in-person, Planning and Zoning Commission Meeting on 
Tuesday, May 12, 2026, at 6:00 p.m. in the City Council Chambers, 630 E. Hopkins. One may watch the public 
hearing on Grande channel 16 or by using the following link: http://sanmarcostx.gov/541/PZ-Video-Archives. Or 
email planninginfo@sanmarcostx.gov or call 512-393-8230 to request a link or phone number to participate in the 
public hearing virtually by computer, mobile device, or phone. 
 

• A public hearing will be held at the hybrid, virtual / in-person, City Council Meeting on Tuesday, June 2, 2026, at 
6:00 p.m. in the City Council Chambers, 630 E. Hopkins. One may watch the public hearing on Grande channel 16 
or by using the following link: https://sanmarcostx.gov/Videos. Or email citizencomment@sanmarcostx.gov or call 
512-393-8090 to request a link to participate in the public hearing virtually by computer, mobile device, or phone.  

 
Public Hearings will be a hybrid of in-person and virtual meetings. All interested citizens are invited to attend in person but 
are encouraged to watch or participate in the public hearing virtually by the means described above. If you cannot participate 
in the public hearing of the Planning and Zoning Commission or the City Council, but wish to comment, you may write to 
the below address. All written comments and requests to participate must be received before 12 PM on the day of the 
meeting. 
  
 For Planning & Zoning Commission:   For City Council: 
 Planning and Development Services    www.sanmarcostx.gov/citizencommentsignup     
 630 East Hopkins 
 San Marcos, TX 78666 
 planninginfo@sanmarcostx.gov  
 
For more information regarding this request, contact the case manager, Lauren Clanton, at 512.393.8238 or 
lclanton@sanmarcostx.gov When calling, please refer to case number CUP-25-71. 
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, programs, 
or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of San Marcos ADA 
Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests can also be faxed to 
512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov 

 
PLANNING AND DEVELOPMENT SERVICES                                           Enclosure: Map (See Reverse) 
 
 
 

CITY HALL ● 630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8230  
SANMARCOSTX.GOV  
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Property ID Property Address Owner/ Contact Owner Address Owner City/ State/ Zip
28571 209 PAT GARRISON, SAN MARCOS, TX  78666 202 HUTCH LLC c/o NEXT CHAPTER PROPERTIES LLC 2516 WAUKEGAN RD, STE 243 GLENVIEW, IL 60025-1774
41597 312 W HOPKINS ST, SAN MARCOS, TX  78666 312 VENTURES LLC 312 W HOPKINS ST SAN MARCOS, TX 78666-4404

155307 NORTH ST, SAN MARCOS, TX  78666 410 NORTH STREET LLC % EXECUTIVE FINANCIAL CONSULTANTS LLC 6724 PERIMETER LOOP RD, STE 180 DUBLIN, OH 43017-3202
35004 310 PAT GARRISON ST, SAN MARCOS, TX  78666 ALDEN ELIZABETH 4603 TANNER PEAK SAN ANTONIO, TX 78247-5813
34761 325 NORTH ST, SAN MARCOS, TX  78666 APANTE INVESTMENTS LP PO BOX 160788 AUSTIN, TX 78716-0788
41665 310 W HUTCHISON ST, SAN MARCOS, TX  78666 CALVARY CHAPEL OF THE SPRINGS 310 W HUTCHISON ST SAN MARCOS, TX 78666-4410
95398 310 PAT GARRISON ST, SAN MARCOS, TX  78666 CHANCLA HOLDINGS LLC 27306 KEYSTONE BEND CT SPRING, TX 77386-3514
34766 403 NORTH ST @ BURLESON ST, SAN MARCOS, TX  78666 DELTA ZETA NATIONAL HOUSING CORP 202 E CHURCH ST OXFORD, OH 45056
32197 322 W HOPKINS ST, SAN MARCOS, TX  78666 DILLON PRESTON ROBERT JR & KATHRYN COATS 1000 BURLESON ST SAN MARCOS, TX 78666
34762 319 NORTH ST, SAN MARCOS, TX  78666 EMMA RANCH HOLDINGS LLC PO BOX 118 BUDA, TX 78610-0118
41598 319 W HUTCHISON ST, SAN MARCOS, TX  78666 EPSILON ZETA CHAPTER OF ALPHA DELTA PI HOUSE CORPATION 319 W HUTCHISON ST SAN MARCOS, TX 78666-4409
43609 320 FREDERICKSBURG ST, SAN MARCOS, TX  78666 FIRST UNITED METHODIST CHURCH OF SAN MARCOS 129 W HUTCHISON ST SAN MARCOS, TX 78666
35009 310 PAT GARRISON ST, SAN MARCOS, TX  78666 FRIZZELL BRIAN & MICHELE 273 EMMA LOOP AUSTIN, TX 78737-1437
34755 221 NORTH ST, SAN MARCOS, TX  78666 GERMER HOLDINGS LLC 799 HIGHWAY 71 BASTROP, TX 78602
95397 310 PAT GARRISON ST, SAN MARCOS, TX  78666 GONZALEZ MARIO E & RUIZ MARGARITA 211 AINSWORTH ST AUSTIN, TX 78745-4078
41571 200 W HOPKINS ST, SAN MARCOS, TX  78666 H-E-B LP 646 S FLORES ST SAN ANTONIO, TX 78204-1219
41599 315 W HUTCHISON ST, UNIT #2, SAN MARCOS, TX  78666 HIGGS PROPERTIES LLC 605 MOUNTAIN VIEW DR SAN MARCOS, TX 78666-4907
35005 310 PAT GARRISON ST, SAN MARCOS, TX  78666 HUTCHISON FAMILY TRUST % RALPH HUTCHISON 1857 N 10TH DR WASHOUGAL, WA 98671
35000 310 PAT GARRISON ST, SAN MARCOS, TX  78666 JONES, CHRISTOPHER 236 E BURTON ST LONGVIEW, TX 75603-4330
41601 225 N COMANCHE ST, SAN MARCOS, TX  78666 KATZ CHASE BENJAMIN 490 AQUIFER OAKS TRL SAN MARCOS, TX 78666-4981

141046 224 NORTH ST, SAN MARCOS, TX  78666 KATZ DEVELOPMENT LLC 719 AQUIFER OAK TRL SAN MARCOS, TX 78666
32200 326 W HOPKINS ST, SAN MARCOS, TX  78666 LETOILE ERIC & CORLEY 601 ALTO ST SAN MARCOS, TX 78666-3240
27405 428 N COMANCHE ST, SAN MARCOS, TX  78666 MCNABB MARK W & RUTH A 203 N PERKINS BASTROP, TX 78602
35008 310 PAT GARRISON ST, SAN MARCOS, TX  78666 MOK DAVID 708 BERNSTEIN ST AUSTIN, TX 78745-5528
32199 325 HUTCHISON, SAN MARCOS, TX  78666 MUZUN INVESTMENTS LLC P O BOX 160788 AUSTIN, TX 78716-0788
41662 202 W HUTCHISON ST, SAN MARCOS, TX  78666 NCSH SMTX LLC 2516 WAUKEGAN RD, STE 243 GLENVIEW, IL 60025-1774
41596 215 COMANCHE ST, SAN MARCOS, TX  78666 NELSON AMANDA & MUNDY JESSE 7907 TIGER EYE CV AUSTIN, TX 78749
34763 310 MARY, SAN MARCOS, TX  78666 NEXT DOOR HOMES LLC 310 MARY ST SAN MARCOS, TX 78666-4437
27404 324 N COMANCHE ST, SAN MARCOS, TX  78666 PENN COLLIER KYLE LTD 323 N COMANCHE ST SAN MARCOS, TX 78666-5644
53153 305 PAT GARRISON ST, SAN MARCOS, TX  78666 PENNINGTON, WILLIAM C 323 N COMANCHE ST SAN MARCOS, TX 78666-5644

151367 417 N COMANCHE ST, SAN MARCOS, TX  78666 POINTE SAN MARCOS PARTNERS LP 589 5TH AVE, FL 16 NEW YORK, NY 10017-7288
34999 310 PAT GARRISON ST, SAN MARCOS, TX  78666 PUTHURAYA AKSHATHA & UDAYABHASKAR SUMANA 310 PAT GARRISON ST, APT B1 SAN MARCOS, TX 78666-5646
41600 219 N COMANCHE ST, SAN MARCOS, TX  78666 REAL MATTER LLC 109 S BISHOP ST SAN MARCOS, TX 78666-5301
34758 419 BURLESON, SAN MARCOS, TX  78666 ROPER, GRADY 419 BURLESON ST SAN MARCOS, TX 78666-4476
35007 310 PAT GARRISON ST, SAN MARCOS, TX  78666 SC WEINGARTEN LLC 4025 TEALWOOD AUSTIN, TX 78731-1341
35010 310 PAT GARRISON ST, SAN MARCOS, TX  78666 SCHNEIDER HAYDEN MICHAEL & REINKORT MARLIIS 336 LACEY OAK LOOP SAN MARCOS, TX 78666-2896
35006 310 PAT GARRISON ST, SAN MARCOS, TX  78666 SGK-CEK SERIES LLC-SERIES C 14723 CINDYWOOD DR HOUSTON, TX 77079-6409
35003 310 PAT GARRISON ST, SAN MARCOS, TX  78666 TACKABERRY JONATHAN & TACKABERRY CRYSTAL 310 PAT GARRISON ST SAN MARCOS, TX 78666-5690

137889 401 N FREDERICKSBURG ST, SAN MARCOS, TX  78666 TEXAS STATE UNIVERSITY 601 UNIVERSITY DR SAN MARCOS, TX 78666
95396 310 PAT GARRISON ST, SAN MARCOS, TX  78666 TRAN, VIET & LUAN 2311 WOODWAY ROUND ROCK, TX 78681-4092
35002 310 PAT GARRISON ST, SAN MARCOS, TX  78666 TRIMBLE MICHAEL & MARKS-TRIMBLE AMANDA 7908 WHEEL RIM CIR AUSTIN, TX 78749-2892
27402 317 N FREDERICKSBURG ST, SAN MARCOS, TX  78666 VASQUEZ RONNIE L & CYNTHIA M 320 WILDCAT HOLLOW KYLE, TX 78640
53149 401 N COMANCHE ST, SAN MARCOS, TX  78666 WARSHAUER INVESTMENTS LLC 2265 SUMMIT RIDGE DR SAN MARCOS, TX 78666-4945

Samantha Benavides 455 Lindsey St SAN MARCOS, TX 78666
Michael Adams 106 Losoya Dr SAN MARCOS, TX 78666
Amy Thomaides 1131 W MLK Dr SAN MARCOS, TX 78666
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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 
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S t u d e n t  H o u s i n g
P a r k i n g  U t i l i z a t i o n  S t u d y

Prepared for

Mr. Patrick Quinn
NCSH SMTX LLC

2516 Waukegan Rd, Unit 343
Glenview, IL 60025

By

Capitol Market Research, Inc.
1102 West Avenue, Suite 100

Austin, Texas 78701

On

March 28, 2025
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Real Estate Research, Land Development Economics & Market Analysis 
 

Capitol Market Research, Inc. 
1102 West Avenue, Suite 100 
Austin, Texas 78701 
Phone: (512) 476-5000 
cheimsath@cmraustin.com 
 

 
March 28, 2025 
 
Mr. Patrick Quinn 
NCSH SMTX LLC 
2516 Waukegan Rd, Unit 343 
Glenview, IL 60025 
 
Re: San Marcos Student Housing Market Research and Parking Utilization Study 
 
Dear Mr. Quinn: 
 
As you requested, we have completed a student housing evaluation to determine the parking utilization 
rates at comparable student properties located within one mile of the site where you would like to build, 
on Hutchison Street, in downtown San Marcos, Texas. Our survey covered 8 properties that contain a total 
of 3,221 beds in 1,273 units. At these 8 properties, there are 2,282 parking spaces available for students 
to lease (Table 1). The average number of spaces per bed is 0.73 and the average vacancy rate is 5.0%, 
but a majority of the vacant spaces are at the two most “overparked” projects, Cheatham Street Flats and 
The View on the Square (Table 2). Based on the current occupancy rates, the current ratio of spaces leased 
per leased bed is 0.70 (Table 3). 
 
Based on this analysis, Capitol Market Research suggests a parking ratio of 0.69 spaces per bed at the 
subject property. After you have reviewed the report and our recommendation, we invite you to call with 
any questions or comments that you may have. 
 
Respectfully submitted,  
CAPITOL MARKET RESEARCH 

 
Charles H. Heimsath 
President

129



Map 
No.

Project YOC
Total 
Units

No. Beds Parking Cost per month
Total 

Spaces
Vacant 
Spaces

Built 2010 +
1 Aspire San Marcos 2020 225 755 $90 S / $150 R 514 0
2 Cheatham Street Flats 2020 143 234 $100 162 24
3 Pointe San Marcos 2017 109 345 $125 265 21
4 The Local 2017 96 304 $74.95 200 0
5 The Lyndon* 2019 233 515 $60 S / $85 R 314 0
6 The Parlor 2021 261 452 $90 S uncovered / $120 S / $150 R 350 0
7 The View on the Square 2021 120 386 $90 uncovered /$100 covered 249 28
8 Vie Lofts at San Marcos 2016 86 230 $40 S / $50 R 228 13

Total 1,273 3,221 2,282 86
Source: Capitol Market Research, telephone survey of each property, March 2025 parking_sm.xls

* S = Standard

* R = Reserved

Table (1)
Garage Parking Analysis
San Marcos Student Housing 
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Map 
No.

Project YOC
Total 
Units

No. Beds
Total 

Spaces
Spaces 
Per Bed

Vacant 
Spaces

Vacancy 
Rate

Built 2010 +
1 Aspire San Marcos 2020 225 755 514 0.68 0 0.0%
2 Cheatham Street Flats 2020 143 234 162 0.69 24 14.8%
3 Pointe San Marcos 2017 109 345 265 0.77 21 7.9%
4 The Local 2017 96 304 200 0.66 0 0.0%
5 The Lyndon* 2019 233 515 314 0.61 0 0.0%
6 The Parlor 2021 261 452 350 0.77 0 0.0%
7 The View on the Square 2021 120 386 249 0.65 28 11.2%
8 Vie Lofts at San Marcos 2016 86 230 228 0.99 13 5.7%

Total 1,273 3,221 2,282 0.73 86 5.0%

Source: Capitol Market Research, apartment community survey March 2025 parking_sm.xls

                The properties selected were recently completed (2010+) and had a parking garage

                With the exception of The Lyndon, all are located with one mile from Hutchison Street.

Resident Parking Information
Number of Beds and Parking Spaces

Table (2)
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Map 
No.

Project YOC
Total 
Units

Total 
Number 
of Beds

Beds 
Leased

Total 
Spaces

Spaces 
Leased

 Ratio of 
Spaces 

Leased Per 
Leased Bed

Built 2010 +
1 Aspire San Marcos 2020 225 755 755 514 514 0.68
2 Cheatham Street Flats 2020 143 234 234 162 138 0.59
3 Pointe San Marcos 2017 109 345 345 265 244 0.71
4 The Local 2017 96 304 304 200 200 0.66
5 The Lyndon* 2019 233 515 506 314 314 0.62
6 The Parlor 2021 261 452 452 350 350 0.77
7 The View on the Square 2021 120 386 364 249 221 0.61
8 Vie Lofts at San Marcos 2016 86 230 230 228 215 0.93

Total 1,273 3,221 3,190 2,282 2,196 0.70

Source: Capitol Market Research, apartment community survey March 2025 parking_sm.xls

                The properties selected were recently completed (2010+) and had a parking garage

                With the exception of The Lyndon, all are located with one mile from Hutchison Street.

Table (3)
Resident Parking Information

Parking Ratios Based on Occupied Beds
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San Marcos Development Code   Amended: January 21, 2025

2. The Responsible Official shall provide posted notice of 
a public hearing in accordance with Section 2.3.2.1 and 
Table 2.1 for a CUP related to the on-premise consumption 
of alcohol or a CUP related to purpose built student 
housing.

B. Planning and Zoning Commission Action.  Conditional 
use permits shall be decided by the Planning and Zoning 
Commission, subject to appeal to City Council, unless 
otherwise stated in this Development Code.

1. The Planning and Zoning Commission shall conduct a 
public hearing on the application in accordance with 
Section 2.3.3.1. 

2. The Planning and Zoning Commission shall determine 
whether to approve, approve with conditions or 
modifications, or deny the permit. 

3. The Planning and Zoning Commission may require 
modifications in the proposed use and attach conditions to 
the conditional use permit deemed necessary to mitigate 
adverse effects of the proposed use and to carry out the 
spirit and intent of this Section. 

C. City Council Action. Conditional use permits expressly 
determined by this code to be decided by the City Council shall 
first receive a recommendation by the Planning and Zoning 
Commission then follow the procedure below:

1. The City Council shall conduct a public hearing on the 
application in accordance with Article 3, Division 3 of this 
Chapter 2. 

2. The City Council shall decide whether to approve, approve 
with conditions or modifications, or deny the permit. 

3. The City Council may require modifications in the 
proposed use and attach conditions to the conditional use 
permit deemed necessary to mitigate adverse effects of 
the proposed use and to carry out the spirit and intent of 
this Section. 

D. Conditions Listed in Permit.  Each approved conditional use 
permit shall list all applicable conditions.

Section 2.8.3.4 Criteria for Approval

A. When considering an application for a conditional use permit, 
the Planning and Zoning Commission or City Council shall 
evaluate the impact of the proposed conditional use on and 
its compatibility with surrounding properties and residential 
areas to ensure the appropriateness of the use at the particular 
location, and shall consider the extent to which: 

1. The proposed use at the specified location is consistent 
with the policies embodied in the adopted Comprehensive 
Plan; 

2. The proposed use is consistent with any adopted small 
area plan or neighborhood character study for the area.

3. The proposed use is consistent with the general purpose 
and intent of the applicable zoning district regulations; 

4. The proposed use is compatible with and preserves the 
character and integrity of adjacent developments and 
neighborhoods, and includes Improvements either on-site 
or within the public rights-of-way to mitigate development 
related adverse impacts, such as traffic, noise, odors, 
visual nuisances, drainage or other similar adverse effects 
to adjacent development and neighborhoods; 

5. The proposed use does not generate pedestrian and 
vehicular traffic which shall be hazardous or conflict with 
the existing and anticipated traffic in the neighborhood; 

6. The proposed use incorporates roadway adjustments, 
traffic control devices or mechanisms, and access 
restrictions to control traffic flow or diver t traffic as may 
be needed to reduce or eliminate development generated 
traffic on neighborhood streets; 

7. The proposed use incorporates features to minimize 
adverse effects, including visual impacts, of the proposed 
conditional use on adjacent properties; and 

8. The proposed use meets the standards for the applicable 
district, or to the extent variations from such standards 
have been requested, that such variations are necessary to 
render the use compatible with adjoining development and 
the neighborhood. 

Section 2.8.3.4 Criteria for Approval

A. When considering an application for a conditional use permit, 
the Planning and Zoning Commission or City Council shall 
evaluate the impact of the proposed conditional use on and 
its compatibility with surrounding properties and residential 
areas to ensure the appropriateness of the use at the particular 
location, and shall consider the extent to which: 

1. The proposed use at the specified location is consistent 
with the policies embodied in the adopted Comprehensive 
Plan; 

2. The proposed use is consistent with any adopted small 
area plan or neighborhood character study for the area.

3. The proposed use is consistent with the general purpose 
and intent of the applicable zoning district regulations; 

4. The proposed use is compatible with and preserves the 
character and integrity of adjacent developments and 
neighborhoods, and includes Improvements either on-site 
or within the public rights-of-way to mitigate development 
related adverse impacts, such as traffic, noise, odors, 
visual nuisances, drainage or other similar adverse effects 
to adjacent development and neighborhoods; 

5. The proposed use does not generate pedestrian and 
vehicular traffic which shall be hazardous or conflict with 
the existing and anticipated traffic in the neighborhood; 

6. The proposed use incorporates roadway adjustments, 
traffic control devices or mechanisms, and access 
restrictions to control traffic flow or diver t traffic as may 
be needed to reduce or eliminate development generated 
traffic on neighborhood streets; 

7. The proposed use incorporates features to minimize 
adverse effects, including visual impacts, of the proposed 
conditional use on adjacent properties; and 

8. The proposed use meets the standards for the applicable 
district, or to the extent variations from such standards 
have been requested, that such variations are necessary to 
render the use compatible with adjoining development and 
the neighborhood. 
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San Marcos Development Code   Amended: January 21, 2025

Section 5.1.4.4 Two-Family

A. Defined. Two dwelling units located on a single lot which 
may or may not be located in a single principal structure. An 
accessory dwelling unit on the same lot as a single family 
home is not considered a two family lot.

B. Use Standards. Where two-family dwelling units are allowed 
as a limited use the following standards apply:

1. Occupancy of each unit is restricted to a family and up 
to one other person who is not related to any of the other 
family members by blood,  legal adoption, marriage, or 
conservatorship. 

Section 5.1.4.5 Single Family Attached 

A. Defined. Two or more units in a single principal structure where 
each unit is attached vertically by a common side wall and is 
located on a separate lot.  Units cannot be vertically mixed.

B. Use Standards. Where single family attached units are allowed 
as a limited use the following standards apply:

1. Occupancy of each unit is restricted to a family and up 
to one other person who is not related to any of the other 
family members by blood,  legal adoption, marriage, or 
conservatorship. 

Section 5.1.4.6 Small Multi-Family (up to 9 units)

A. Defined. Three to nine dwelling units on a single lot that do not 
meet the definition of single family attached or cottage court 
above.

B. Use Standards. Where small multi-family is allowed as a 
limited use the following standards apply:

1. Occupancy of each unit is restricted to a family and up 
to one other person who is not related to any of the other 
family members by blood,  legal adoption, marriage, or 
conservatorship; and

2. No more than three bedrooms are permitted to be 
constructed per unit.

Section 5.1.4.7 Courtyard Housing (up to 24 units)

A. Defined. Up to 24 dwelling units arranged around a common 
courtyard and located on a single lot or up to 24 attached units 
arranged around a common courtyard.

B. Use Standards. Where courtyard housing is allowed as a 
limited use the following standards apply:

1. Occupancy of each unit is restricted to a family and up 
to one other person who is not related to any of the other 
family members by blood,  legal adoption, marriage, or 
conservatorship; and

2. No more than three bedrooms are permitted to be 
constructed per unit.

Section 5.1.4.8 Multi Family (10 or more units)

A. Defined. Ten or more dwelling units on a single lot.

B. Use Standards. No more than three bedrooms are permitted to 
be constructed per unit.

Section 5.1.4.9 Purpose-Built Student Housing

A. Defined. One or more buildings, each containing two or more 
living units, that are designed, marketed, or used for the 
primary purpose of housing college students.

B. Use Standards 

1. Student Leases. Any residential dwelling lease that is 
executed and effective before the issuance of a certificate 
of occupancy by the City enabling the tenant to occupy the 
premises shall include a late delivery provision providing 
as follows:

“In the event the Leased Premises are
unavailable for occupancy on or before the 
commencement date of this Lease, Landlord 
shall offer Tenant the choice of: 1) accepting 
temporary safe, decent, and sanitary housing, 
provided by Landlord, at an alternate location 
within the City of San Marcos, or within a seven 
mile radius of the Leased Premises, with Tenant 
remaining bound by the terms of the Lease; 
or 2) terminating the Lease with no financial 
penalty and with full reimbursement to Tenant 
of all deposits and pre-paid items within 10 

days.”

Section 5.1.4.9 Purpose-Built Student Housing

A. Defined. One or more buildings, each containing two or more 
living units, that are designed, marketed, or used for the 
primary purpose of housing college students.
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Amended: January 21, 2025 San Marcos Development Code

a. Before execution of any such lease, applicant 
or applicant’s successor or assignee operating 
the purpose built student housing allowed by a 
conditional use permit shall, first, provide a copy 
of its form lease to the City for review and written 
approval consistent with this paragraph.

b. In the event of a late delivery, the applicant or 
applicant’s successor or assignee operating 
the purpose built student housing allowed by a 
conditional use permit shall, first, provide a copy 
of any correspondence communicating information 
about the late delivery and/or the student’s options for 
temporary housing to the City for review and written 
approval.

2. Where purpose built student housing is allowed as a 
conditional use it may be permitted by the City Council 
upon a recommendation by the Planning and Zoning 
Commission in accordance with Section 2.8.3.1.  A 
conditional use permit request for purpose built student 
housing shall not become effective except by the favorable 
vote of three-fourths of all members of the City Council 
when the P&Z recommends denial of the request and be 
subject to the following criteria:   

a. The ability for the development to transition in the 
future to accommodating a more diverse population;

b. The durability, energy efficiency, and longevity of the 
building;

c. The location of the development in relation to 
alternative transportation networks to and from the 
university including sidewalks, bike lanes, and transit 
networks;

d. Mitigation of any adverse effects on adjacent property 
or neighborhoods; and

e. Compliance with the Comprehensive Plan, Downtown 
Master Plan, and any other adopted city plans or 
policies.

Section 5.1.4.10Manufactured Home

A. Defined. A single family unit located on a single lot and 
manufactured to meet the requirements of a HUD-Code 
Manufactured Home.  

Section 5.1.4.11Mobile Home Community / Manufactured 
Home Park / Tiny Home Village

A. Defined.  A site, lot or tract of land where two or more Mobile 
Homes and/or HUD-code Manufactured Homes are located. 

B. Tiny Home Village. A lot where multiple tiny homes are 
situated on individual spaces in accordance with Section 
7.6.1.1.

(Ord. No. 2020-60, 9-1-2020)

Section 5.1.4.12Group Living

A. Defined. Residential occupancy of a structure by not more than 
6 people that does not meet the definition of household living.  
Generally, group living areas have a common eating area for 
residents.  Group living includes the following:

1. Community home.

2. Fraternity or sorority.

B. Community Home

1. Defined. A place where no more than six persons are 
provided room and board, as well as supervised care and 
rehabilitation by no more than two persons. The limitation 
on the number of persons applies regardless of the legal 
relationship of those persons to one another. 

2. Use Standards. Where a community home use is limited, 
residents include no more than six physically or mentally 
impaired or handicapped persons being provided room 
and board, as well as supervised care and rehabilitation 
by no more than two persons as licensed by the Texas 
Department of Mental Health and Mental Retardation (also 
see Chapter 123 of the Texas Human Resources Code - 
Community Homes for Disabled Persons Location Act). 
The limitation on the number of persons with disabilities 
applies regardless of the legal relationship of those 
persons to one another. 

2. Where purpose built student housing is allowed as a 
conditional use it may be permitted by the City Council 
upon a recommendation by the Planning and Zoning 
Commission in accordance with Section 2.8.3.1.  A 
conditional use permit request for purpose built student 
housing shall not become effective except by the favorable 
vote of three-fourths of all members of the City Council 
when the P&Z recommends denial of the request and be 
subject to the following criteria:   

a. The ability for the development to transition in the 
future to accommodating a more diverse population;

b. The durability, energy efficiency, and longevity of the 
building;

c. The location of the development in relation to 
alternative transportation networks to and from the 
university including sidewalks, bike lanes, and transit 
networks;

d. Mitigation of any adverse effects on adjacent property 
or neighborhoods; and

e. Compliance with the Comprehensive Plan, Downtown 
Master Plan, and any other adopted city plans or 
policies.
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City of San Marcos

Legislation Text

630 East Hopkins
San Marcos, TX 78666

File #: AC-25-09(b), Version: 1

AGENDA CAPTION:

AC-25-09 (325 N. Comanche St. 7-Story Building Height) Hold a public hearing and consider a request by

Shannon Mattingly, Drenner Group, on behalf of 202 Hutch, LLC, for an Alternative Compliance to the

maximum building height requirements in Section 4.4.3.7 of the Land Development Code, increasing the

permitted building height from five (5) to seven (7) stories, for the property located at 325 N. Comanche St. (L.

Clanton)

Meeting date:  May 12, 2026

Department:  Planning and Development Services

Amount & Source of Funding

Funds Required:  N/A

Account Number:  N/A

Funds Available:  N/A

Account Name:  N/A

Fiscal Note:

Prior Council Action: N/A

City Council Strategic Initiative:  [Please select from the dropdown menu below]

N/A

N/A

N/A

Comprehensive Plan Element (s): [Please select the Plan element(s) and Goal # from dropdown menu

below]

☐ Economic Development - Choose an item.

☐ Environment & Resource Protection - Choose an item.

☒ Land Use - Direct Growth, Compatible with Surrounding Uses

☒ Neighborhoods & Housing - Housing Opportunities for Texas State Students in appropriate areas

☒ Parks, Public Spaces & Facilities - Well maintained public facilities that meet needs of our community

☐ Transportation - Choose an item.

☐ Core Services

City of San Marcos Printed on 5/6/2026Page 1 of 3

powered by Legistar™138
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File #: AC-25-09(b), Version: 1

☐ Not Applicable

Master Plan: Vision SMTX Comprehensive Plan

Background Information:

The application is being submitted as part of a series of requests for redevelopment of an existing commercial

site to a 7-story Purpose-Built Student Housing complex south of the Texas State University campus. In April,

2025, City Council approved a Conditional Use Permit (CUP-25-02) for Purpose-Built Student Housing and an

associated Alternative Compliance (AC-25-02) to allow up to 7 stories in height for an adjacent block bounded

by Pat Garrison St., N. Comanche St., W. Hutchison St., and N. Fredericksburg St. (see the “Nearby Approvals

Map” for reference).The current request will represent Phase 2 of the abovementioned project.

Alternative Compliance requests for additional stories in CD-5D should be considered against the criteria in

Section 4.3.4.6 of the Development Code, the majority of which have quantifiable metrics including the

provision of affordable housing, additional commercial space, childcare or publicly accessible open space in

excess of the required parkland dedication requirements in Chapter 3 of the Development Code. The

developer is proposing to meet these requirements by providing a pedestrian plaza with seating at the

intersection of Pat Garrison Street and N. Comanche Street and enhanced pedestrian amenities along

Comanche St. with human-scale façade elements.

In addition to this Building Height request for 2 additional stories the following applications have also been

submitted by the applicant for this site:

• Conditional Use Permit for Student Housing (CUP-25-71)

• Replat of Lots 1, 2, and 3, Block 3 of P. C. Woods Addition (PC-26-01)

• Demolition Permit for 323 & 325 N. Comanche St. & 305 Pat Garrison St. (2024-52542) - issued

The surrounding neighborhood exhibits a range of building heights. Buildings to the south, including a church,

converted single family homes, and H-E-B grocery store are 1 story. Nearby Balcones Hall to the west and

Cypress Apartments to the north exhibit heights of 5 to 6 stories. The subject property sits at the transition

between the University and historic Downtown and requires sensitivity to the unique neighborhood context.

Council Committee, Board/Commission Action:

 N/A

City of San Marcos Printed on 5/6/2026Page 2 of 3
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File #: AC-25-09(b), Version: 1

Alternatives:

Click or tap here to enter text.

Recommendation:

Due to varying factors including lack of clarity on incorporation of the metrics of Section 4.3.4.6 and on

compatibility with the San Marcos Design Manual, staff is providing a denial recommendation.

Should the Commission choose to recommend approval of AC-25-09, staff propose the following conditions:

1. The development shall comply with the activation and varied massing standards described in Chapter
4, Divisions 4 and 5 of the Land Development Code.

2. The development shall include an enhanced Pedestrian Gateway in the form of a publicly accessible
plaza at the intersection of Pat Garrison St. and N. Comanche St. The plaza will incorporate amenities
including: bike pump station, water bottle refill station, benches, lighting, and shade canopy.

3. The building façade facing N. Comanche St. shall incorporate horizontal and vertical expression
elements within the first three floors, including cornices, material changes, horizontal bands, vertical
wall offsets, and recessed entrances, that are visually similar to the Perspective Views attached as
Exhibit B.

4. The height of the building shall not exceed 75 feet.
5. The development shall comply with all other Development Code regulations. Packet materials are

provided for informational purposes only.
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Alternative Compliance – 
7 Story Building Height 

325 N. Comanche St. 

AC-25-09 Building Height 
 

 

1 
 

Summary 
Request:  Alternative Compliance to increase from 5 to 7 story building height 

Applicant: Shannon Mattingly, 
Drenner Group 
2705 Bee Cave Rd #100 
Austin, TX 78746 

Property Owner: 202 Hutch LLC 
2516 Waukegan Road #343 
Glenview IL 60025-1774 

Notification 
Posted: N/A Personal: April 24, 2026 

Response: None as of date of this report 

Property Description 
Legal Description: Block 3, Lots 1, 2, & 3, P. C. Woods Addition 

Location: Southwest corner of Pat Garrison St./ N. Comanche St. intersection, north of 
Calvary Chapel and W. Hutchison St. 

Acreage: 0.96 acre PDD/DA/Other: N/A 

Existing Zoning: CD-5D Proposed Zoning: Same 

Existing Use: Funeral home, duplex – 
demo permit issued 

Proposed Use: Purpose Built Student 
Housing 

Preferred Scenario: Mixed Use Medium within 
Regional Preferred 
Scenario Center 

Proposed 
Designation: 

Same 

CONA Neighborhood: Downtown Sector: 8 

Utility Capacity: Adequate  Floodplain: No 

Historic Designation: N/A My Historic SMTX 
Resources 
Survey: 

Yes – Medium 
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Alternative Compliance – 
7 Story Building Height 

325 N. Comanche St. 

AC-25-09 Building Height 
 

 

2 
 

Surrounding Area 
Zoning Existing Land Use Preferred Scenario 

North of Property: Character District 5 - 
Downtown (CD-5D), 

Public (P), Multifamily 24 
(MF-24) 

Purpose Built Student 
Housing (The Pointe, 
Cypress), multifamily, 

fraternity house, 
Texas State University 

Mixed Use Medium, 
Commercial/ Employment 

Medium 

South of Property: CD-5D Grocery store (H-E-B), 
church, single family 
residential/ converted 
homes, laundromat 

Mixed Use Medium 

East of Property: CD-5D Vacant, personal 
services, parking lot, 

church 

Mixed Use Medium, 
Conservation/ Cluster 

West of Property: CD-5D, Mixed Use (MU), 
Public (P), Neighborhood 

Commercial (NC) 

Balcones residence 
hall, restaurant (Jo’s 

Café), single and 
duplex housing 

Mixed Use Medium, Mixed 
Use Low 

 

 

 

Staff Recommendation 
 Approval as 

Submitted 
 Partial approval with Conditions X Denial 

Due to varying factors including lack of clarity on incorporation of the metrics of Section 4.3.4.6 and on 
compatibility with the San Marcos Design Manual, staff is providing a denial recommendation. 
 
Should the Commission choose to recommend approval of AC-25-09, staff propose the following conditions: 

1. The development shall comply with the activation and varied massing standards described in 
Chapter 4, Divisions 4 and 5 of the Land Development Code. 

2. The development shall include an enhanced Pedestrian Gateway in the form of a publicly 
accessible plaza at the intersection of Pat Garrison St. and N. Comanche St. The plaza will 
incorporate amenities including: bike pump station, water bottle refill station, benches, lighting, 
and shade canopy. 

3. The building façade facing N. Comanche St. shall incorporate horizontal and vertical expression 
elements within the first three floors, including cornices, material changes, horizontal bands, 
vertical wall offsets, and recessed entrances, that are visually similar to the Perspective Views 
attached as Exhibit B. 

4. The height of the building shall not exceed 75 feet. 
5. The development shall comply with all other Development Code regulations. Packet materials are 

provided for informational purposes only. 
 

Staff: Lauren Clanton, AICP Title: Chief Planner Date: May 1, 2026 
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325 N. Comanche St. 

AC-25-09 Building Height 
 

 

3 
 

 

History 
The application is being submitted as part of a series of requests for redevelopment of an existing 
commercial site to a 7-story purpose-built student housing complex south of the Texas State University 
campus.  In April 2025, City Council approved a Conditional Use Permit (CUP-25-02) for Purpose-Built 
Student Housing and an associated Alternative Compliance (AC-25-02) to allow up to 7 stories in height for 
an adjacent block bounded by Pat Garrison St., N. Comanche St., W. Hutchison St., and N. Fredericksburg 
St. (see the “Nearby Approvals Map” for reference). The current request will represent Phase 2 of the 
abovementioned project. 

Additional Analysis 
Nearby zoning consists of Character District 5 – Downtown (CD-5D) in the immediate vicinity; Public and 
Multifamily – 24 districts to the north; and Mixed Use and other legacy commercial districts to the west. 
Purpose Built Student Housing including The Pointe and the university-owned Cypress apartments exist to 
the north. To the west is Balcones residence hall. Additional retail and services are located on all sides. 
 
The church directly to the south is 1 story in height, and this continues south to the H-E-B and single family 
homes west of the grocery store. The former Sanctuary Lofts to the west are 5 stories; however, 2-story 
small multifamily is common in this area toward North Street. The Cypress apartments are approximately 6 
stories. The adjacent block east of Comanche Street was granted a maximum building height of 7 stories not 
to exceed 75 feet through a Council-approved Alternative Compliance request (AC-25-02). With 5 to 7-story 
buildings to the north and 1-story buildings to the south, the subject property sits at the transition between 
the University and historic Downtown. 
 
Alternative Compliance requests for additional stories in CD-5D should be considered against the criteria in 
Section 4.3.4.6 of the Development Code, the majority of which have quantifiable metrics including the 
provision of affordable housing, additional commercial space, childcare or publicly accessible open space in 
excess of the required parkland dedication requirements in Chapter 3 of the Development Code. The 
developer is proposing to meet these requirements by providing a pedestrian plaza with seating at the 
intersection of Pat Garrison Street and N. Comanche Street and enhanced pedestrian amenities along 
Comanche Street with human-scale façade elements. 
 
In addition to this Building Height request for 2 additional stories the following applications have also been 
submitted by the applicant for this site: 

 Conditional Use Permit for Student Housing (CUP-25-71) 

 Replat of Lots 1, 2, and 3, Block 3 of P. C. Woods Addition (PC-26-01) 

 Demolition Permit for 323 & 325 N. Comanche St. & 305 Pat Garrison St. (2024-52542) – issued 
 
The buildings at 323 and 325 North Comanche Street were evaluated with a Medium preservation priority in 
the 2019 Historic Resources Survey, and demolition permits were subject to a 90-day delay according to 
Section 2.7.4.1 of the Development Code. The Historic Preservation Commission determined that the 
buildings were considered historically significant and determined that the demolition delay be extended an 
additional 90 days. The demolition delay expired on June 25, 2025. 

Comments from Other Departments 
Police No Comment  

Fire No Comment 

Public Services  No Comment 

Engineering No Comment 
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325 N. Comanche St. 

AC-25-09 Building Height 
 

 

4 
 

Evaluation 

Criteria for Approval (Sec. 4.3.4.6) 
Met Not Met 

Neutral / 
Partially 

Met 

  X 

The project is consistent with the objectives and guidelines from the 
City’s Comprehensive Plan and Downtown Master Plan where applicable.  

The Vision SMTX Comprehensive Plan envisions medium-to-high 
intensity uses ranging from 2 to 7 stories in the Mixed Use Medium 
Preferred Scenario Type. However, the Downtown Area Plan 
encourages infill development only where contextually appropriate 
for the surrounding neighborhood and proposes height stepbacks to 
avoid sharp contrast between building heights. 
 
The Downtown Plan highlights this part of town as 1) an opportunity 
area on the southeast edge of the designated “New Park Area” (p. 
119), and 2) a Pedestrian Gateway at Pat Garrison St. and N. 
Comanche St. where enhanced streetscape, placemaking, and 
wayfinding are envisioned (p. 92). The developer will demonstrate 
compliance with one of these recommendations and will provide a 
pedestrian plaza. The Pedestrian Gateway is shown in the 
Perspective Views exhibit submitted by the applicant. 
 
 
 

 X  

For a residential project, the additional stories provide an opportunity to 
include a minimum of ten (10%) percent of the project as affordable 
housing under Section 4.3.1.1; 

The applicant has stated that, while the intent is to provide 4 and 5 
bedroom units to encourage affordability, affordable housing will not 
be provided as defined in Section 4.3.1.1. 
 
 
 

 X  

For a residential project, the additional stories provide an opportunity to 
include a minimum of twenty (20%) percent of the project as workforce 
housing under Section 4.3.1.1; 

While the applicant states that some residents may meet the income 
threshold for workforce housing under Section 4.3.1.1, no units are 
proposed specifically for that purpose. 
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Evaluation 

Criteria for Approval (Sec. 4.3.4.6) 
Met Not Met 

Neutral / 
Partially 

Met 

 X  

The additional stories provide an opportunity for additional professional 
office or commercial space providing employment opportunities; 
The applicant has stated that the opportunity for professional or 
commercial space is available; however, the allocation of this space 
is not demonstrated through the Parking and Unit Layout or building 
elevations, and the applicant has not agreed to a condition to 
provide professional or commercial space. 
 
 

 X  

The additional stories provide an opportunity to deliver a building that is 
rated a minimum of a silver in the LEED green building program; 

The applicant has stated that the building will not be LEED certified. 
 
 

 X  

The additional stories provide an opportunity to include childcare within 
the facility; 

The applicant has stated that the opportunity for a child care facility 
is available; however, the allocation of this space is not 
demonstrated through the Parking and Unit Layout or building 
elevations, and the applicant has not agreed to a condition to 
provide child care. 
 
 

  X 

The additional stories provide an opportunity to add public parking in or 
adjacent to the downtown; 

The applicant has neither confirmed that there will be excess spaces 
nor specified whether those spaces will be paid parking. The 
associated development directly to the east across Comanche St. and 
this request both offer a reduced parking ratio below the minimum 
requirement of 1.05 spaces per bedroom per the Development Code 
with fee in lieu required for spaces not provided.  
 
 

 X  

The additional stories provide an opportunity to include on-site publicly 
accessible open space in excess of the open space required under Section 
3.10.1.2. 

The applicant has stated that they do not intend to include open 
space within the site design. 
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AC-25-09 Building Height 
 

 

6 
 

 

Evaluation 

Criteria for Approval (Sec. 4.3.4.6) 
Met Not Met 

Neutral / 
Partially 

Met 

  
X 
 

In CD-5D and the five downtown Design Contexts, the approved alternate 
conforms to the Downtown Design Guidelines. 

The project site is identified within the “Downtown Core” Design 
Context in the San Marcos Design Manual. Per Table 1.1 of the 
Design Manual, Additional Height in the Third Layer/ Downtown 
Core, “Additional height may be considered where it will not obscure 
key views, but additional height above five stories is discouraged in 
this design context.” It is noted that building heights in this design 
context should be compatible with the historic nature of the 
Downtown District. 
 
The applicant is proposing residential opportunities within proximity 
to campus, and additional height is in the first, second, and third 
layer. The applicant is proposing 7 stories at the maximum height 
allowed by right in CD-5D zoning, 75 feet. If a condition is applied 
that limits the height to 75 feet, the density of units will remain the 
same regardless of the allowed height. While the additional stories 
are not consistent with the context per the Design Manual, the 
increased density will allow for clustering of student residences near 
the university in an area already characterized by student housing 
development and similar building heights. The proposed height is 
demonstrated in the Perspective Views which are provided for 
reference only.   
 
The project will be required to meet the Varied Massing, Articulation 
and Activation standards in Chapter 4, Divisions 4 and 5 of the Land 
Development Code. 
 

X   

The project proposes architectural elements that mitigate any effects on 
adjacent properties or the pedestrian experience from the street level.   

The development will be required to comply with the Varied Massing 
requirements in Chapter 4, Division 4 and the Activation Standards in 
Chapter 4, Division 5 of the Land Development Code. Additional 
visual details will be incorporated into the building façade along 
Comanche St. to mimic townhomes and emphasize the first two 
stories. This is represented in the Perspective Views exhibit. 
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PLANNING AND DEVELOPMENT SERVICES 

 

4/24/26                                       AC-25-09 

Notice of Public Hearing 
Alternative Compliance 
7-Story Building Height 

325 N. Comanche St. 
 

AC-25-09 (325 N. Comanche St. 7-Story Building Height) Hold a public hearing and consider a request by 

Shannon Mattingly, Drenner Group, on behalf of 202 Hutch, LLC, for an Alternative Compliance to the 

maximum building height requirements in Section 4.4.3.7 of the Land Development Code, increasing the 

permitted building height from five (5) to seven (7) stories, for the property located at 325 N. Comanche St. (L. 

Clanton) 
 

The San Marcos Planning and Zoning Commission will consider the above request at an upcoming public hearing to obtain 
citizen comments and will recommend approval, or denial of the request. This recommendation will be forwarded to the San 
Marcos City Council. Before making a final decision, the Council will hold a public hearing to obtain citizen comments. 
Because you are listed as the owner of property located within 400 feet of the subject property, we would like to notify you 
of the following public hearings and seek your opinion of the request: 
 

• A public hearing will be held at the hybrid, virtual / in-person, Planning and Zoning Commission Meeting on 
Tuesday, May 12, 2026, at 6:00 p.m. in the City Council Chambers, 630 E. Hopkins. One may watch the public 
hearing on Grande channel 16 or by using the following link: http://sanmarcostx.gov/541/PZ-Video-Archives. Or 
email planninginfo@sanmarcostx.gov or call 512-393-8230 to request a link or phone number to participate in the 
public hearing virtually by computer, mobile device, or phone. 
 

• A public hearing will be held at the hybrid, virtual / in-person, City Council Meeting on Tuesday, June 2, 2026, at 
6:00 p.m. in the City Council Chambers, 630 E. Hopkins. One may watch the public hearing on Grande channel 16 
or by using the following link: https://sanmarcostx.gov/Videos. Or email citizencomment@sanmarcostx.gov or call 
512-393-8090 to request a link to participate in the public hearing virtually by computer, mobile device, or phone.  

 
Public Hearings will be a hybrid of in-person and virtual meetings. All interested citizens are invited to attend in person but 
are encouraged to watch or participate in the public hearing virtually by the means described above. If you cannot participate 
in the public hearing of the Planning and Zoning Commission or the City Council, but wish to comment, you may write to 
the below address. All written comments and requests to participate must be received before 12 PM on the day of the 
meeting. 
  
 For Planning & Zoning Commission:   For City Council: 
 Planning and Development Services    www.sanmarcostx.gov/citizencommentsignup     
 630 East Hopkins 
 San Marcos, TX 78666 
 planninginfo@sanmarcostx.gov  
 
For more information regarding this request, contact the case manager, Lauren Clanton, at 512.393.8238 or 
lclanton@sanmarcostx.gov When calling, please refer to case number AC-25-09. 
 
The City of San Marcos does not discriminate on the basis of disability in the admission or access to its services, programs, 
or activities. Individuals who require auxiliary aids and services for this meeting should contact the City of San Marcos ADA 
Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by dialing 7-1-1. Requests can also be faxed to 
512-393-8074 or sent by e-mail to ADArequest@sanmarcostx.gov 

 
PLANNING AND DEVELOPMENT SERVICES                                           Enclosure: Map (See Reverse) 
 
 
 

CITY HALL ● 630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8230  
SANMARCOSTX.GOV  
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Property ID Property Address Owner/ Contact Owner Address Owner City/ State/ Zip
28571 209 PAT GARRISON, SAN MARCOS, TX  78666 202 HUTCH LLC c/o NEXT CHAPTER PROPERTIES LLC 2516 WAUKEGAN RD, STE 243 GLENVIEW, IL 60025-1774
41597 312 W HOPKINS ST, SAN MARCOS, TX  78666 312 VENTURES LLC 312 W HOPKINS ST SAN MARCOS, TX 78666-4404

155307 NORTH ST, SAN MARCOS, TX  78666 410 NORTH STREET LLC % EXECUTIVE FINANCIAL CONSULTANTS LLC 6724 PERIMETER LOOP RD, STE 180 DUBLIN, OH 43017-3202
35004 310 PAT GARRISON ST, SAN MARCOS, TX  78666 ALDEN ELIZABETH 4603 TANNER PEAK SAN ANTONIO, TX 78247-5813
34761 325 NORTH ST, SAN MARCOS, TX  78666 APANTE INVESTMENTS LP PO BOX 160788 AUSTIN, TX 78716-0788
41665 310 W HUTCHISON ST, SAN MARCOS, TX  78666 CALVARY CHAPEL OF THE SPRINGS 310 W HUTCHISON ST SAN MARCOS, TX 78666-4410
95398 310 PAT GARRISON ST, SAN MARCOS, TX  78666 CHANCLA HOLDINGS LLC 27306 KEYSTONE BEND CT SPRING, TX 77386-3514
34766 403 NORTH ST @ BURLESON ST, SAN MARCOS, TX  78666 DELTA ZETA NATIONAL HOUSING CORP 202 E CHURCH ST OXFORD, OH 45056
32197 322 W HOPKINS ST, SAN MARCOS, TX  78666 DILLON PRESTON ROBERT JR & KATHRYN COATS 1000 BURLESON ST SAN MARCOS, TX 78666
34762 319 NORTH ST, SAN MARCOS, TX  78666 EMMA RANCH HOLDINGS LLC PO BOX 118 BUDA, TX 78610-0118
41598 319 W HUTCHISON ST, SAN MARCOS, TX  78666 EPSILON ZETA CHAPTER OF ALPHA DELTA PI HOUSE CORPATION 319 W HUTCHISON ST SAN MARCOS, TX 78666-4409
43609 320 FREDERICKSBURG ST, SAN MARCOS, TX  78666 FIRST UNITED METHODIST CHURCH OF SAN MARCOS 129 W HUTCHISON ST SAN MARCOS, TX 78666
35009 310 PAT GARRISON ST, SAN MARCOS, TX  78666 FRIZZELL BRIAN & MICHELE 273 EMMA LOOP AUSTIN, TX 78737-1437
34755 221 NORTH ST, SAN MARCOS, TX  78666 GERMER HOLDINGS LLC 799 HIGHWAY 71 BASTROP, TX 78602
95397 310 PAT GARRISON ST, SAN MARCOS, TX  78666 GONZALEZ MARIO E & RUIZ MARGARITA 211 AINSWORTH ST AUSTIN, TX 78745-4078
41571 200 W HOPKINS ST, SAN MARCOS, TX  78666 H-E-B LP 646 S FLORES ST SAN ANTONIO, TX 78204-1219
41599 315 W HUTCHISON ST, UNIT #2, SAN MARCOS, TX  78666 HIGGS PROPERTIES LLC 605 MOUNTAIN VIEW DR SAN MARCOS, TX 78666-4907
35005 310 PAT GARRISON ST, SAN MARCOS, TX  78666 HUTCHISON FAMILY TRUST % RALPH HUTCHISON 1857 N 10TH DR WASHOUGAL, WA 98671
35000 310 PAT GARRISON ST, SAN MARCOS, TX  78666 JONES, CHRISTOPHER 236 E BURTON ST LONGVIEW, TX 75603-4330
41601 225 N COMANCHE ST, SAN MARCOS, TX  78666 KATZ CHASE BENJAMIN 490 AQUIFER OAKS TRL SAN MARCOS, TX 78666-4981

141046 224 NORTH ST, SAN MARCOS, TX  78666 KATZ DEVELOPMENT LLC 719 AQUIFER OAK TRL SAN MARCOS, TX 78666
32200 326 W HOPKINS ST, SAN MARCOS, TX  78666 LETOILE ERIC & CORLEY 601 ALTO ST SAN MARCOS, TX 78666-3240
27405 428 N COMANCHE ST, SAN MARCOS, TX  78666 MCNABB MARK W & RUTH A 203 N PERKINS BASTROP, TX 78602
35008 310 PAT GARRISON ST, SAN MARCOS, TX  78666 MOK DAVID 708 BERNSTEIN ST AUSTIN, TX 78745-5528
32199 325 HUTCHISON, SAN MARCOS, TX  78666 MUZUN INVESTMENTS LLC P O BOX 160788 AUSTIN, TX 78716-0788
41662 202 W HUTCHISON ST, SAN MARCOS, TX  78666 NCSH SMTX LLC 2516 WAUKEGAN RD, STE 243 GLENVIEW, IL 60025-1774
41596 215 COMANCHE ST, SAN MARCOS, TX  78666 NELSON AMANDA & MUNDY JESSE 7907 TIGER EYE CV AUSTIN, TX 78749
34763 310 MARY, SAN MARCOS, TX  78666 NEXT DOOR HOMES LLC 310 MARY ST SAN MARCOS, TX 78666-4437
27404 324 N COMANCHE ST, SAN MARCOS, TX  78666 PENN COLLIER KYLE LTD 323 N COMANCHE ST SAN MARCOS, TX 78666-5644
53153 305 PAT GARRISON ST, SAN MARCOS, TX  78666 PENNINGTON, WILLIAM C 323 N COMANCHE ST SAN MARCOS, TX 78666-5644

151367 417 N COMANCHE ST, SAN MARCOS, TX  78666 POINTE SAN MARCOS PARTNERS LP 589 5TH AVE, FL 16 NEW YORK, NY 10017-7288
34999 310 PAT GARRISON ST, SAN MARCOS, TX  78666 PUTHURAYA AKSHATHA & UDAYABHASKAR SUMANA 310 PAT GARRISON ST, APT B1 SAN MARCOS, TX 78666-5646
41600 219 N COMANCHE ST, SAN MARCOS, TX  78666 REAL MATTER LLC 109 S BISHOP ST SAN MARCOS, TX 78666-5301
34758 419 BURLESON, SAN MARCOS, TX  78666 ROPER, GRADY 419 BURLESON ST SAN MARCOS, TX 78666-4476
35007 310 PAT GARRISON ST, SAN MARCOS, TX  78666 SC WEINGARTEN LLC 4025 TEALWOOD AUSTIN, TX 78731-1341
35010 310 PAT GARRISON ST, SAN MARCOS, TX  78666 SCHNEIDER HAYDEN MICHAEL & REINKORT MARLIIS 336 LACEY OAK LOOP SAN MARCOS, TX 78666-2896
35006 310 PAT GARRISON ST, SAN MARCOS, TX  78666 SGK-CEK SERIES LLC-SERIES C 14723 CINDYWOOD DR HOUSTON, TX 77079-6409
35003 310 PAT GARRISON ST, SAN MARCOS, TX  78666 TACKABERRY JONATHAN & TACKABERRY CRYSTAL 310 PAT GARRISON ST SAN MARCOS, TX 78666-5690

137889 401 N FREDERICKSBURG ST, SAN MARCOS, TX  78666 TEXAS STATE UNIVERSITY 601 UNIVERSITY DR SAN MARCOS, TX 78666
95396 310 PAT GARRISON ST, SAN MARCOS, TX  78666 TRAN, VIET & LUAN 2311 WOODWAY ROUND ROCK, TX 78681-4092
35002 310 PAT GARRISON ST, SAN MARCOS, TX  78666 TRIMBLE MICHAEL & MARKS-TRIMBLE AMANDA 7908 WHEEL RIM CIR AUSTIN, TX 78749-2892
27402 317 N FREDERICKSBURG ST, SAN MARCOS, TX  78666 VASQUEZ RONNIE L & CYNTHIA M 320 WILDCAT HOLLOW KYLE, TX 78640
53149 401 N COMANCHE ST, SAN MARCOS, TX  78666 WARSHAUER INVESTMENTS LLC 2265 SUMMIT RIDGE DR SAN MARCOS, TX 78666-4945

Samantha Benavides 455 Lindsey St SAN MARCOS, TX 78666
Michael Adams 106 Losoya Dr SAN MARCOS, TX 78666
Amy Thomaides 1131 W MLK Dr SAN MARCOS, TX 78666
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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 
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sanmarcostx.gov

1

Public Hearing
AC-25-09
325 N. Comanche St.

AC-25-09 (325 N. Comanche St. 7-Story Building Height) Hold a public 
hearing and consider a request by Shannon Mattingly, Drenner Group, on 
behalf of 202 Hutch, LLC, for an Alternative Compliance to the maximum 
building height requirements in Section 4.4.3.7 of the Land Development 
Code, increasing the permitted building height from five (5) to seven (7) 
stories, for the property located at 325 N. Comanche St. (L. Clanton)
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sanmarcostx.gov

Property Information

2

• Approximately 0.96 acres

• Located at southwest corner of Pat 
Garrison St. and N. Comanche St.

• South of Texas State University 
campus

• Concurrent application for 
Conditional Use Permit for Purpose 
Built Student Housing (CUP-25-71)
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Context & History

3

• Existing uses on the site: 
Pennington’s Funeral Home, duplex

• Surrounding Uses: Balcones Hall, 
purpose built student housing, 
grocery, church, multifamily, Texas 
State University

• Adjacent 6-story (approx.) Cypress 
Apartments (formerly Vistas)

• Surrounding buildings are 5 to 7 
stories
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Context & History

4

• Existing Zoning: 
Character District 5 Downtown 
(CD-5D)

• 5 stories allowed by right

• Proposed Use: 
Purpose Built Student Housing
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5

Surrounding Recently 
Approved Requests

North & Lindsey St. (Approved 2024)

• CUP approved for the use of Purpose 
Built Student Housing (CUP-23-22)

• Alternative Compliance approved for 7-
story building height on portion of site 
(AC-23-09)

Comanche & Hutchison St. (Approved 
2025)

• CUP approved for the use of Purpose 
Built Student Housing (CUP-25-02)

• Alternative Compliance approved for 7-
story building height (75 feet) (AC-25-
02)
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Criteria for Approval (Section 4.3.4.6)

6

1. The project is consistent with the objectives and guidelines from the City’s 
Comprehensive Plan and Downtown Master Plan where applicable. Partially met

2. For a residential project, the additional stories provide an opportunity to include a 
minimum of ten (10%) percent of the project as affordable housing under Section 
4.3.1.1; Not met

3. For a residential project, the additional stories provide an opportunity to include a 
minimum of twenty (20%) percent of the project as workforce housing under Section 
4.3.1.1; Not met

4. The additional stories provide an opportunity for additional professional office or 
commercial space providing employment opportunities;  Not met

190
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Criteria for Approval (Section 4.3.4.6)

7

5. The additional stories provide an opportunity to deliver a building that is rated 
a minimum of a silver in the LEED green building program; Not met

6. The additional stories provide an opportunity to include childcare within the 
facility; Not met

7. The additional stories provide an opportunity to add public parking in or 
adjacent to the downtown; Partially met (to be determined)

8. The additional stories provide an opportunity to include on-site publicly 
accessible open space in excess of the open space required under Section 
3.10.1.2. Not met
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Criteria for Approval (Section 4.3.4.6)

8

9. In CD-5D and the five downtown Design Contexts, the approved alternate 
conforms to the Downtown Design Guidelines. Partially met

10. Architectural elements that mitigate any effects on adjacent properties or the 
pedestrian experience from the street level.  Met
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Downtown Gateways

• Pat Garrison St./ Comanche St. 
intersection is designated as a 
Pedestrian Gateway

• Recommendation D.7 (p. 91)

“Create vehicular, multimodal, and 
pedestrian gateways into 
Downtown to provide an arrival 
experience and increase sense of 
place…”

Downtown Area Plan

9

(Adopted Nov 6th, 2023)
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New Park Area

• New Park Area designated in 
northwest Downtown

• Public spaces and amenities to 
accommodate growing Downtown 
population

• Recommendation E.6 (p. 105)

“Study the potential for new parks 
throughout Downtown to serve the 
density of residents in northwest 
Downtown…”

Downtown Area Plan

10

(Adopted Nov 6th, 2023)
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Figure 1.1 Design Context Map

Project site falls within the Downtown 
Core design context

San Marcos Design Manual 

11
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Table 1.1: Height Strategy by Context

• Downtown Core/ Additional Height in the Third Layer

“No additional height adjacent to the Downtown Historic District. Additional 
height may be considered where it will not obscure key views, but additional 
height above five stories is discouraged in this design context.” (p. A:10)

San Marcos Design Manual 
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Birds Eye View – W. Hutchison St. / N. Comanche St.                                                
(original rendering submitted by applicant)  

NOT
APPROVED
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Street Level View – Pat Garrison St. / N. Comanche St.
(original rendering submitted by applicant)  

NOT
APPROVED
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Front Façade View – N. Comanche St.
(original rendering submitted by applicant)  

NOT
APPROVED
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Recommendation

Staff recommends denial. 

Should the Commission choose to recommend approval, staff has provided a 
list of conditions for the Commission’s consideration. 

(Conditions on next slide)
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17

Potential Conditions
1. The development shall comply with the activation and varied massing

standards described in Chapter 4, Divisions 4 and 5 of the Land Development
Code.

2. The development shall include an enhanced Pedestrian Gateway in the form
of a publicly accessible plaza at the intersection of Pat Garrison St. and N.
Comanche St. The plaza will incorporate amenities including: bike pump
station, water bottle refill station, benches, lighting, and shade canopy.

3. The building façade facing N. Comanche St. shall incorporate horizontal and
vertical expression elements within the first three floors, including cornices,
material changes, horizontal bands, vertical wall offsets, and recessed
entrances, that are visually similar to the Perspective Views attached as
Exhibit B.

(Continued on next slide)
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18

4. The height of the building shall not exceed 75 feet.

5. The development shall comply with all other Development Code
regulations. Packet materials are provided for informational purposes
only.

Potential Conditions (continued)
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