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Public Hearing

ZC-22-09

Whisper South CM to LI
Receive a staff presentation and hold a public hearing to receive comments 

for or against Ordinance 2022-26  amending the Official Zoning Map of the 

City in Case ZC-22-09, by rezoning approximately  52.4 acres, more or less, 

out of the J. Veramendi Survey, Abstract 17, Hays County, Texas, generally 

located between Harris Hill Road and the I-35 North Frontage Road 

approximately 600ft south of Saddle Run Way, from Commercial (CM) to 

Light Industrial (LI), or, subject to consent of the owner, another less intense 

zoning district classification, including procedural provisions; and providing 

an effective date, and consider approval of Ordinance 2022-26 on the first of 

two readings.



• Approximately 54 acres

• Located on the I-35 Frontage 

Road south of the Saddlebrook 

Manufactured Home 

Community

• Located within City Limits
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Property Information



• Currently Vacant

• Surrounding Uses

– Residential

– Interstate

– Future Whisper South 

development

• Part of the Whisper South 

Public Improvement District 

(PID)
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Context & History



• Existing Zoning: 

CM (Commercial)

– Previously EC (Employment 

Center)

– Least intense commercial district. 

Allows a variety of commercial 

uses with site design standards.

• Proposed Zoning: 

Light Industrial (LI)

– Allows various industrial uses 

including food and beverage 

production, waste related services, 

and warehouse and manufacturing 4

Context & History



• Existing Preferred Scenario: 

Medium – Whisper South

• “An area of change intended to 

accommodate the City’s future 

growth and expansion where 

people can meet their daily 

needs within a short walk, bike, 

transit trip, or drive” (4.1.1.6)
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Comprehensive Plan Analysis
Step 1: Where is the property located on 

the Comprehensive Plan?



Comprehensive Plan Analysis

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

Table?

“Light Industrial” (LI) within a “Medium Intensity Zone.”
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• Intended to accommodate 

manufacturing and light industrial uses. 

Allows general commercial and civic 

buildings.

• Various uses including industrial, 

offices, and warehouse and distribution. 

Some potentially “bad neighbor” uses 

such as waste related services 

(including landfills) and food/ beverage 

production are permitted by right. 

Proposed restrictive covenants would 

prohibit these uses.

• Applicant intends to develop the 

property for Warehouse and Distribution 
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Zoning Analysis



• Not located in the 100 year 

floodplain or floodplain

• Not located in the Edwards 

Aquifer Recharge Zone, 

Contributing Zone or Transition 

Zone.
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Environmental Analysis



• Streets

– Streetscape Improvements

– Roadway to be constructed 

along southern boundary as part 

of PID improvements

– Transportation Master Plan​

– Block perimeter (5,000 feet)

– Bicycle & Sidewalk connections

• Utilities

– City of San Marcos Water / 

Wastewater

– Pedernales Electric 9

Infrastructure
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• March 8th – P&Z recommended denial of ZC-22-09

• Applicant subsequently submitted a revised boundary and proposed 

restrictive covenants to be included in the Council application.

• April 5th – Council postponed item and requested it be redirected to Whisper 

South Council Committee and reconsidered by Planning and Zoning 

Commission.

• May 4th - Restrictive Covenants discussed with Whisper South Council 

Subcommittee. The reduced boundary is no longer being proposed by the 

applicant, however the staff recommendation has been updated to take into 

consideration the proposed restrictive covenants.

• June 14th, 2022 – Reconsidered by Planning and Zoning Commission.

Reconsideration History
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Prohibited Uses (as defined in Chapter 5 of the Land Development Code)

• Waste Related Services

• Vehicle Services

• Food and beverage products

• Breweries and wineries

Buffer Requirements

• A 30’ landscaped buffer and masonry wall will be provided along the northern 

boundary adjacent the Saddlebrook Manufactured Home Rental Community.
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Proposed Restrictive Covenants
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Landscape Buffer
• Type C buffer per Chapter 7 of the 

Code with “fencecrete” fence/ wall. 

Proposed 30’ deep instead of 20’.

30 ft

5

8 ft
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• Staff recommends approval of ZC-22-09.

• At their June 14th meeting, P&Z voted 7-1 to recommend 

approval of ZC-22-09.

• These recommendations take into account the proposed 

restrictive covenants discussed with the Whisper South 

Council Subcommittee on May 4, 2022.

Recommendation 
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