
" " t /TVt , PREFERRED SCENARIO MAP AMENDMENT 
APPLICATION 
Updated : March , 2023 • CONTACT INFORMATION -- -

Applicant's Name Shannon Mattingly 
- - --- -

Company Drenner Group 
- - - ----
Applicant's Mailing 2705 Bee Cave Road, Ste. 
Address 100, Austin, Texas 78746 

1--- ---
Applicant's Phone # 830-807-2900 

Applicant's Email smattingly@drennergroup.com 

PROPERTY INFORMATION 

Property Ow ner 

Company 
--

Owner's Mail" mg 
Address 

-

Owner's Pho ne# 

ii Owner's Ema 

Subject Property Address(es): multiple properties (see Attached) 

lsee attached multiple 

I 

Legal Description: Lot ___ _ _ Block _____ Subdivision __________ _ 

Total Acreage: 1.13 -------------- Tax ID#: RR34773, R141054, R133230 
Existing Preferred Scenario Designation: _E_x_is_t_in_g_n_e_ig_h_b_o_r_h_o_o_d _______ _____ _ 

Existing Zoning: MF 12, MF1 8, MF24 Existing Land Use(s): -----------t , 
DESCRIPTION OF REQUEST L • •~1 
Proposed Preferred Scenario Designation: High Intensity, Neighborhood-1Vfl~ C,1' (propsed plan) 

Proposed Zoning: CD-5D Proposed Land Use(s): Student housing 
Request to change high Intensity In order to match the Intensity of the exlsting zoning to multifally Reason for the Change: ______________ _____________ _ 

A UTHORIZATION 

I certify //1.it /lie information on this application 1s complete and accurate. I understand the fees and the process 
·ur this appl1c3t1on. I unclc-rstancl my 1espons1bl/1ty as 1110 applicant lo be present at meetings regarc/1ng this 
•·c '/L:l! 

Filing Fee $1,000 plus S150 per acre Technology Fee $15 MAXIMUM COST $5 015 

Subm,ttal of tl11s d191tal Application sha ll constitute as acknowledgment and authorization to process 
!h i request 

APPD. Y ON LDN E - WWW.MYGOVERN MEN TON LIN E.ORG/ 

?' 1 r,c D vrl rn,,.,r,, r1cc, • ','L E, ,Hor,k,w •.S1nl,1,rro, Texil l8l6l>·,12 \'-('bclll 



PROPERTY OWNER AUTHORIZATION 

I, _s_e_e_a_t_ta_c_h_e_d _______ (owner name) on behalf of 

________________ (company, if applicable) acknowledge that I/we 

am/are the rightful owner of the property located at 

______________________ (address). 

I hereby authorize ______________ (agent name) on behalf of 

________________ (agent company) to file this application for 

________________ (application type), and, if necessary, to work with 

I the Responsible Official / Department on my behalf throughout the process. 

Signature of Owner: ______________ _ Date: ____ _ 

Printed Name, Title: ___________________ _ 

Signature of Agent: __________________ _ Date: ____ _ 

Printed Name, Title: ___________________ _ 

Form Updated uctober 2019 

Pl nnrrg & c~vc,lup11 ml SLw, s • 6'0 Edst Hopkrn • S·rn M ,rcos Texas 78666 • 512 3fl18Ll0 



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

The City of San Marcos Development Code requires public notification in the form of notification signs on the subject 
property, published notice, and I 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 ii 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. It shall 
be the responsibility of the applicant to periodically check sign locations to verify that the signs remain 
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. 

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. If, for any reason, more than one notice 
is required to be published it may be at the expense of the applicant. The renotification fee shall be 
$150 plus a $15 technology fee. 

·• Personal Notice: if required by code, staff shall mail personal notice in accordance with City Codes and the 
Texas Local Government Code. If, for any reason, more than one notice is required to be mailed it may be 
at the expense of the applicant. The renotification fee shall be $150 plus a $15 technology fee. 

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. 

S~oawrn Q U{lz~ 
I P,lotNam" Shannon~~ 

Date: 08/02/23 

Form Updated March, 2023 

Planning & Deve lopmen t Services • 630 Em;I Hupk1ns • Son Mc1rcos, Texc1~ 78666 • 5 I 2-'lCl3-8230 









 

 

 
 
 
Shannon Mattingly 
direct dial: (512) 807-2904 
smattingly@drennergroup.com 

 
 

September 5, 2023 
 
 
 

Amanda Hernandez        Via Electronic Delivery  
Planning Director, City of San Marcos 
630 East Hopkins 
San Marcos, TX 78666 
 

Re: PSA 23-02, ZC 23-19, CUP 23-22, AC 23-09–  Preferred Scenario Map Amendment, 
Rezoning, Conditional Use Permit and Alternative Compliance request 
applications for the approximately 2.557 acre property located at southeast 
corner of North and Lindsey Street in the City of San Marcos, Hays County, Texas 
(the “Property”) 

Dear Ms. Hernandez: 

As representatives of the owner of the Property, we respectfully submit the enclosed 
package that includes a Preferred Scenario Map Amendment Application, a Rezoning Application, 
a Conditional Use Permit Application for purpose-built student housing with a reduction in 
parking to 0.75 and an Alternative Compliance request to allow up to 7 stories.  The Property 
consists of 2.557 acres and is located adjacent to Texas State University (the “University”) at the 
southeast corner of North Street and Lindsey Street in the City of San Marcos, Texas.   

 
The purpose of these applications is to change the Preferred Scenario map for the 

Property from Existing Neighborhood to High Intensity per the currently adopted comprehensive 
plan or Neighborhood High per the proposed unadopted comprehensive plan.  The Property is 
intended to be redeveloped with a student housing project. The Property is currently zoned 
multi-family and is surrounded by the University, other multi-family and sorority houses. The 
Property not adjacent to residential. Currently, 0.626 acres of the Property is zoned CD-5D. We 
are requesting that the remaining 1.931 acres of property be rezoned to CD-5D to have consistent 
zoning on all lots to accommodate a student housing project.  

 
 We believe that this location is ideal to accommodate the increased student population, 
and the need for student housing adjacent to the University. Therefore, we are requesting a CUP 
for purpose-built student housing and a reduction in parking spaces as part of the CUP. We 
recognize that most students will bring a car to campus, therefore we are proposing a parking 



 

-2- 
 

structure to accommodate the vehicles of the students. We commissioned a student housing 
evaluation to determine the parking utilization rates at comparable student housing properties 
located within one mile of the site. Our survey covered 10 properties that contained a total of 
4,302 beds in 1,730 units. At these 10 properties, there are 3,230 parking spaces available to 
students. The average number of spaces per bed is 0.75 and the average vacancy rate is 10%, 
however, the majority of the vacant spaces are at the two most “overparked” projects, Sanctuary 
Lofts and Vie Lofts. Based on the current occupancy rates, the current ratio of spaces leased per 
leased bed is 0.69. Our project is proposing a parking ratio of 0.75, which has been determined 
to be more than we need to accommodate the project as a whole. The City’s recently adopted 
city-wide booting ordinance will also help to discourage students to park within the 
neighborhoods and the new proposed transit routes should also help to decrease traffic by 
allowing students an alternative to driving to get to areas outside of downtown. The adjacency 
to the University is an ideal location for this product type allowing students to walk across the 
street and be on campus. 
 
 We are also requesting an alternative compliance to increase the height of the project 
from 5 to 7 stories. This project is outside of the downtown area immediately adjacent to the 
University. We have provided a 3D rendering to show the height of the building as it related to 
surrounding properties. In order to serve the needs of the University student population given 
the limited number of sites that exist that are across form the University and not adjacent to 
single family, an increase in height is necessary to get the density to make the project beneficial 
for all.   
 
 This project is ideal, due to its location adjacent to campus, its proximity to 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 walkability of students 
without the need to drive to class or to access their cars for work or to shop or access other 
services.  

 
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 

 



Preferred Scenario Exhibit and Parcel Information 
McLain Multifamily 

 

 
 

 

Parcel Preferred Scenario Existing Proposed

TRACT Number Property Owner Mailing Address Property Address Lot Block Subdivision Acreage (Existing) Zoning Zoning

A R34773 Peggy and Brett Taylor

PO Box 40

Martindale, TX

78655-0040 421 Lindsey Street Part of 10 & 11 14

Lindsey and Harvey

Addition 0.301 Existing Neighborhood MF-24 CD-5D

B R141054 Peggy and Brett Taylor

PO Box 40

Martindale, TX

78655-0040 413 & 419 North Street 9-A 14

Lindsey and Harvey

Addition 0.49 Existing Neighborhood MF-18 CD-5D

C R133230 Daryl Burttschell

2301 Willow Arbor

San Marcos, TX

78666 499 North Street 4A 14

Lindsey and Harvey

Addition 0.339 Existing Neighborhood MF-12 CD-5D
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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. Matt Kenyon

Kenyon Companies

4826 East Cesar Chavez

Austin, Texas 78702

By

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

Austin, Texas 78701

On

July 17, 2023



 
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 

 

July 17, 2023 

 

Mr. Matt Kenyon 
Kenyon Companies 
4826 E Cesar Chavez 
Austin, TX 78702 
 

Re: San Marcos Student Housing Market Research and Parking Utilization Study 

 

Dear Mr. Kenyon: 

 

As you requested, we have just 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, at 420 North Street, in downtown San Marcos, Texas. Our survey covered 10 properties that 

contain a total of 4,301 beds in 1,730 units. At these 10 properties, there are 3,230 parking spaces 

available for students to lease (Table 1). The average number of spaces per bed is 0.75 and the average 

vacancy rate is 10%, but a majority of the vacant spaces are at the two most “overparked” projects, 

Sanctuary Lofts and Vie Lofts (Table 2).  Based on the current occupancy rates, the current ratio of spaces 

leased per leased bed is 0.69 (Table 3). 

 

Based on this analysis, Capitol Market Research suggests a parking ratio of 0.70 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 

 

 
CHH/cad



Map 

No.
Project YOC

Total 

Units
No. Beds Parking Cost per month Total Spaces Vacant Spaces

Built 2006 +

1 Aspire San Marcos 2020 225 755 $100 514 0

2 Cheatham Street Flats 2020 143 234 $85 162 0

3 Pointe San Marcos 2017 109 345 $35 S / $65 R 265 0

4 Sanctuary Lofts 2006 202 481 $30 548 234

5 The Local 2017 96 304 $64.95 200 0

6 The Lyndon 2019 233 515 $60 un /$85 Covered 314 32

7 The Parlor 2021 261 452 $75 S / $90 R 350 0

8 The View on the Square 2021 120 386 $90 un /$120 Covered 249 6

9 Vie Lofts at San Marcos 2016 86 230 $30 S / $40 R 228 50

10 Vistas San Marcos 2013 255 599 $50 400 10

Total 1,730 4,301 3,230

Source: Capitol Market Research, telephone survey of each property, July 2023

* S = Standard

* R = Reserved

Table (1)

Garage Parking Analysis
San Marcos Student Housing 



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 0 0.0%

3 Pointe San Marcos 2017 109 345 265 0.77 0 0.0%

4 Sanctuary Lofts 2006 202 481 548 1.14 234 42.7%

5 The Local 2017 96 304 200 0.66 0 0.0%

6 The Lyndon* 2019 233 515 314 0.61 32 10.2%

7 The Parlor 2021 261 452 350 0.77 0 0.0%

8 The View on the Square 2021 120 386 249 0.65 6 2.4%

9 Vie Lofts at San Marcos 2016 86 230 228 0.99 50 21.9%

10 Vistas San Marcos 2013 255 599 400 0.67 0 0.0%

Total 1,730 4,301 3,230 0.75 322 10.0%

Source: Capitol Market Research, apartment community survey July 2023 parking_sm.xlss

                The properties selected were recently completed (2006+) and had a parking garage

                With the exception of The Lyndon, all are located with one mile from 420 North Street.

Resident Parking Information
Number of Beds and Parking Spaces

Table (2)



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 143 234 234 162 162 0.69

3 Pointe San Marcos 2017 109 345 345 265 265 0.77

4 Sanctuary Lofts 2006 202 481 460 548 314 0.68

5 The Local 2017 96 304 304 200 200 0.66

6 The Lyndon* 2019 233 515 506 314 309 0.61

7 The Parlor 2021 261 452 452 350 350 0.77

8 The View on the Square 2021 120 386 364 249 243 0.67

9 Vie Lofts at San Marcos 2016 86 230 230 228 178 0.77

10 Vistas San Marcos 2013 255 599 593 400 400 0.67

Total 1,730 4,301 4,243 3,230 2,935 0.69

Source: Capitol Market Research, apartment community survey July 2023

                The properties selected were recently completed (2006+) and had a parking garage

                With the exception of The Lyndon, all are located with one mile from 420 North Street.

Table (3)

Resident Parking Information
Parking Ratios Based on Occupied Beds
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 8       Vie Lofts at San Marcos
 9       View on the Square
10      Vistas San Marcos



 
 

 

 

Shannon Mattingly 
direct dial: (512) 807-2904 
smattingly@drennergroup.com 

 
January 12, 2024 

 

 
Amanda Hernandez Via Electronic Delivery 
Planning Director, City of San Marcos 
630 East Hopkins 
San Marcos, TX 78666 

 
Re: Updated PSA 23-02, ZC 23-19, CUP 23-22, AC 23-09– Preferred Scenario Map 

Amendment, Rezoning, Conditional Use Permit and Alternative Compliance 
request applications for the approximately 2.823-acre property located at the 
southeast corner of North and Lindsey Streets in the City of San Marcos, Hays 
County, Texas (the “Property”) 

Dear Ms. Hernandez: 

As representatives of the owner of the Property, we respectfully submit the enclosed 
package that includes no updates to the Preferred Scenario Map Amendment Application or the 
Rezoning Application. There are, however, amendments to the Conditional Use Permit 
Application for purpose-built student housing with a reduction in parking to 0.75. The developer 
will also provide 20 additional covered garage public parking spaces at the developer’s expense, 
($25K/space * 20 spaces = $500,000) and will comply with the parking reduction fee identified in 
Division 2, Section 7.1.2.1,E,2 of the Land Development Code. The Alternative Compliance 
request has been amended to allow for up to 7 stories on the east side of North Street, however 
based on concerns from the neighbors, Planning Commission and City Council we have taken 
their suggestion and reduced the height on the west side to 5 stories, which will match what is 
allowed in CD-5D and is only 10-12 feet higher than what is currently allowed by right. 

The purpose of these applications is to change the Preferred Scenario map for the 
Property from Existing Neighborhood to High Intensity per the currently adopted comprehensive 
plan or Neighborhood High per the proposed unadopted comprehensive plan. It is important to 
note that the proposed plan shows Neighborhood High on either side of our property and we 
would propose changing our property to be consistent with the surrounding properties in the 
new plan. The Property is intended to be redeveloped as a student housing project. The Property 
is currently zoned multi-family and is surrounded by the University, other multi-family and 
sorority houses. The Sanctuary Lofts and Vistas of San Marcos properties have been recently 
bought by Texas State University and will remove 1081 beds from non-University Housing 
availability. The Property is not adjacent to residential. Currently, a portion of the Property is 

mailto:smattingly@drennergroup.com


-2-  

zoned CD-5D. We are requesting that the remaining parcels identified be rezoned to CD-5D to 
have consistent zoning on all lots to accommodate a student housing project. It is important to 
note these properties are already entitled and can develop as multi-family projects by right. 

 
We believe that this location is ideal to accommodate the increased student population, 

and the need for student housing adjacent to the University. By allowing more dense student 
housing at key locations, such as this, the city is helping solve many of the most 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. We are requesting a CUP for purpose-built student 
housing and a reduction in parking spaces as part of the CUP. We recognize that many students 
will bring a car to campus, therefore we are proposing a parking structure to accommodate the 
vehicles of the students. We commissioned an independent third-party parking study to 
determine the parking utilization rates at comparable student housing properties located within 
one mile of the site, and within walking distance to the University. Our survey covered 10 
properties that contained a total of 4,302 beds in 1,730 units. At these 10 properties, there are 
3,230 parking spaces available to students. The average number of spaces per bed is 0.70 and 
the average vacancy rate is 10%, however, the majority of the vacant spaces are at the two most 
“overparked” projects, Sanctuary Lofts and Vie Lofts. Based on the current occupancy rates, the 
current ratio of spaces leased per leased bed is 0.69. Our project is proposing a parking ratio of 
0.75, plus 20 public parking spaces, which has been determined to be more than we need to 
accommodate the project as a whole. The City’s recently adopted city-wide booting ordinance 
will also help to discourage students from parking within the neighborhoods, and the new 
proposed transit routes will help to decrease traffic by allowing students an alternative to 
driving to get to areas outside of downtown. The adjacency 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 accommodate 20 covered public parking spaces and additional indoor secured bike parking. 
In addition, the developer will provide bikes that can be checked out at no charge at any time to 
get around campus, thereby further reducing traffic concerns in the area. The Developer will 
also have a bike maintenance and repair shop on site. 

We are also requesting an alternative compliance to increase the height of the project 
from 5 to 7 stories, only on the east side of North Street. This will allow a nice reduction in 
density from 7 stories on the East side of North Street to 5 stories for the building fronting directly 
on North Steet to the west. The reduction in height will continue to the west to existing 3 story 
apartment project, and then on to 2 story single family homes. 

 
This project is outside of the downtown area immediately adjacent to the University. We have 
provided a 3D rendering to show the height of the building as it relates to surrounding properties. 
In order to serve the needs of the University’s student population and given the very limited 
number of sites that exist across from the University and not adjacent to single family, an increase 
in height is necessary to achieve the density to make the project beneficial for all. We have met 
with the Fire Chief and Fire Marshall and incorporated all of their recommendations to improve 
fire access to the site. We will be removing two older complexes as part of this project 
development, which were not required at the time of construction to meet the same current fire 
standards that exist today and are not currently sprinkled. Our proposal will include the first two 
stories be built with concrete and will then transition to wood construction. 



-3-  

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. 

 
After going through the first round of public input the developer has addressed the comments 
from the neighborhood meeting and has also addressed the criteria for requesting alternative 
compliance. These comments are attached on the following tables, as well as some additional 
renderings and an updated property summary. 

 
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 
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Issue Identified Project Response 

Safety of student housing 
(structure) 

Less safe, non-sprinkled units will be 
replaced with new, sprinkled units that 
meet current Building, Fire, Electrical, and 
Plumbing Codes. Met with the Fire Chief 
and Fire Marshall to discuss improved 
access to the site based on their 
recommendations. 

 

Rent by the bed student 
housing contracts. 

Individual housing contracts allow 
roommate matching. Students will only be 
placed with other students of the same 
gender. Lighting and access/egress will be 
designed to current Code standards and 
provide a safer environment than exists 
today. Rent by the bed protects students by 



-6-  

 

 making them responsible for only their 
payments and damages. They are not 
responsible as they would be in traditional 
apartments, for roommates moving out. 
Places risk on the developer. If a certain 
roommate leaves before the lease is over, 
or causes damage to their room, the 
other(s) do not become responsible for that 
student’s payments, the loss is on the 
developer for the damage and loss of rent if 
they cannot release the bedroom. 

Overbuilt student housing Data shows there is a current (and rising) 
demand for student housing, even with the 
proposed Texas State University project. In 
an independent study done by Capital 
Market Research, it found that the current 
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 occupancy rates are at 97% in student 
housing projects city-wide, and showing a 
current need for over 3,000 student 
housing beds. As of this week it has been 
brought to our attention that the University 
has purchased Sanctuary Lofts and the 
Vistas properties. 

Parking An independent parking study, as suggested 
by the city was conducted in 2023 and 
clearly identifies 0.7 as the appropriate 
ratio of parking spaces/beds. We are 
proposing to park our development at .75. 
An additional 20 spaces will be available for 
public parking and to help assist with 
commuter parking during school hours by 
allowing them off street parking. At over 



-8-  

 

 $25,000/parking space this will result in 
over a $500,000 additional expense to the 
developer. 

Height While originally proposed to be all 7 stories, 
western 3 parcel heights have been 
reduced to 5 stories, as suggested. 

Flooding/Drainage Per the city planning and engineering 
departments this will all be addressed and 
enforced by the city code during the site 
development permitting process. It is 
important to note that the parking garage 
facility will utilize the current slope of the 
property but will not require further 
excavation. 



-9-  

 

Historic Structures We are currently in negotiations to have 
all 3 homes moved, if for some reason any 
or all of these falls through, we will 
immediately pursue moving the homes 
under the historic preservation guidelines. 

Encroachment into 
Neighborhood 

The height of the western 3 parcels has 
been reduced to 5 stories. Requested 
Preferred Scenario Amendment and Zoning 
Request are consistent with gradually 
decreasing density from the downtown 
area as noted above. The transition would 
go from 7 to 5 to 3. Noting that the current 
multifamily zoning allows for 4 stories by 
right and the current CD-5D allows for 5 by 
right. 
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The McLain

Planning & Zoning Commission

PSA 23-02, ZC 23-19, CUP 23-22, AC 23-09

February 27, 2024
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Site Aerial



Preferred Scenario Amendment:

• PSA 23-02

• 3 parcels

• From “Existing Neighborhood” to “High 
Density-Downtown” 

• Tract Size: 1.13 acres

3

Request

Rezoning Request:

• ZC 23-19

• 5 parcels

• From “Multifamily MF-12/MF-18/MF-24” to 
“Character District 5-D”

• Tract Size: 1.97 acres



Conditional Use Permit:
• CUP 23-22

• 6 parcels

• For Student Housing & Reduction in 
Parking Ratio to 0.75 spaces/bed (plus 
payment of $7500/space difference per 
Code)

• Tract Size: 2.59 acres

4

Request

Alternative Compliance Request:
• AC 23-09

• 3 parcels (removed western 3 tracts)

• Increase the permitted height from 5 to 7 
stories

• Tract Size: 1.46 acres (removed 1.13 acres)
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Tax Impacts of Project

• Project nets an approximate $368,500 increase in City tax revenues over today’s situation.

• This recovers 77% of tax revenues lost by sale of Sanctuary Lofts and The Vistas to Texas State University.

• All taxing units achieve 77% tax revenue recovery with project.

The Estimated Assessed Value for McLain is a general estimate based on current building plans and market conditions and not a projection for the Tax Assessor’s office.  



• Public Outreach Highlights
• Neighborhood Meetings were held on September 28, 2023 and January 31, 2024.
• Planning Commission hearing will be held on February 27, 2024
• Canvasing students on campus

6

Public Outreach and Participation

Issue Identified Project Response

Safety of student housing 
(structure)

Less safe, non-sprinkled units will be replaced with new, sprinkled units that meet current Building, Fire, 
Electrical, and Plumbing Codes.

Safety of student housing 
(rent by bed)

Individual housing contracts allow roommate matching. Students will only be placed with other students.  
Lighting and access/egress will be designed to current Code standards and provide a safer environment than 
exists today

Overbuilt student housing Data shows there is a current (and rising) demand for student housing, even with proposed Texas State 
University project. University is currently purchasing existing student housing projects to support the need.

Parking Parking study conducted in 2023 clearly identifies 0.7 as the appropriate ratio of parking spaces/beds. This 
project will park at .75 and will pay the mandated parking fee prescribed by Code. An additional 20 spaces will 
be available for public parking.

Height While originally proposed to be all 7 stories, western 3 parcel heights have been reduced to 5 stories.

Flooding/Drainage Impervious cover of eastern 3 parcels is almost 100%. Per Engineering Department, impervious cover on eastern 
3 parcels will be addressed as part of Site Development Permit.

Historic Structures Historic structures will not be demolished, they will be relocated.

Encroachment into 
Neighborhood

The height of the western 3 parcels has been reduced to 5 stories.  Requested Preferred Scenario Amendment 
and Zoning Request are consistent with gradually decreasing density from downtown area.
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Petitions & Letters of Support
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Petitions of Support (1200 Signatures in Support)
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Preferred Scenario Map Amendment - Summary

• Amendment request for 3 parcels

• Located at Lindsey and North Street

• Adjacent the University

• Surrounded by multi-family, fraternity/sorority 
houses and University

• Current Comprehensive Plan Vision SMTX identifies 
the property as existing multifamily

• Under current Vision SMTX: Requesting High-Density 
Downtown designation to match surrounding 
properties

• Under proposed Vision SMTX (recommended by P&Z 
Commission): Requesting High Intensity-
Neighborhood designation.

• Property is currently zoned Multifamily and allows for 
4-story development.
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Preferred Scenario Map Amendment - Use

• Use: Student Housing Demand
• Texas State University data shows freshman enrollment has 

increased 30% over the last 5 years.

• Community Impact (2023): “The freshman class represents 
a record-setting enrollment for the 3rd consecutive year.” 

• Community Impact (2023): Current enrollment at Texas 
State University is at the highest in the past five (5) years 
and the 2nd-highest in university history.

• KTSW 89.9 (2022): “Texas State’s record-setting freshman 
enrollment could be cause of housing shortage.”

• Texas Higher Education Coordinating Board Enrollment 
Forecast for 2021-2035: Projects that enrollment at Texas 
State University will increase by roughly 18% by 2035.

• Use: Student Housing Supply
• 2021 U.S. Census Data shows 1,013 vacant rental units within San Marcos area, but this doesn’t depict where these 

units are.

• November 2023 survey of 42 student housing projects in San Marcos: 21,264 total beds at 96.91% occupancy.

• July 2023 survey of ten (10) apartment communities with 1-mile of Property had vacancy rate of 1.3%. 

• While there may be beds available city-wide, it is reasonable for the Commission to conclude that the supply of 
student housing within close proximity to the University is lacking. 

• This is borne out by Texas State purchase of surrounding complexes adjacent to the University and abutting the 
proposed Project. 

38,171

45,280

18.6% increase
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Preferred Scenario Map Amendment – Use 

• There is a market demand – see petition numbers.

• The University has recently purchased the existing Sanctuary Lofts and 
The Vistas Student Housing Project totaling 1,048 beds, which they will 
be using for freshman housing.

• Without additional student housing near campus, students will be 
forced to live throughout San Marcos causing student sprawl and 
increased traffic throughout the city.  

From TAG:

Commuters and On-Line students cannot be assumed
to not want to live on/near campus

According to TSU Date, capacity is 6,753 and 
7,174 students are living in these residence halls

With commuters and on-line students, this number rises to 30,067

More than 36% of these beds are > 1 mile from campus
Only 53% of these beds are within 500’ of Bobcat Bus line

98.7% Occupancy Rate
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Preferred Scenario Map Amendment – Good Urban Planning

Is this the right location for High Density 
Downtown Use? 

• P&Z proposed Vision SMTX recommendation 
identifies Neighborhood High Intensity for a 
property abutting the proposed Project 
immediately to the west.

• Every unit NOT placed near campus puts 
pressure on other parts of San Marcos and will 
likely increase urban sprawl.

• Every unit NOT placed near campus means an 
additional car on the street, and additional car 
parking within a neighborhood, or additional 
strain on the bus system.

• Proposed project is DIRECTLY ACROSS THE 
STREET from the Texas State University campus.

• The proposed project site has a walkability score 
of 93 – putting it at the top of similar projects 
across the country.  

• Per-capita water use in more densely developed 
areas is significantly less than in suburban areas.

• Urban sprawl has a proven negative impact on 
water quality.
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Preferred Scenario Map Amendment – Summary

• City Staff supports this request.

• Good planning principals dictate a logical transition that meets the intent of Vision SMTX
• From Mixed Use-Medium to Neighborhood High-Intensity to Neighborhood Medium-Intensity

• There is documented demand for student housing and the Preferred Scenario Map Amendment is 
appropriate to allow the kind of development to address the additional need for housing.

• The impacts of NOT making this change would likely result in:
• Urban Sprawl

• Increased parking issues in neighborhoods

• Increased strain on the bus system

• Increased water use on a per-capita basis
• Poorer water quality
• Increased traffic and associated impacts on air quality 
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Zoning Change Request

Walk Score is 93 for this site, which 
ranks among the highest in the nation 

for student housing near campus 
[Source: www.walkscore.com]

P

MU

NC

P

P

P

P

http://www.walkscore.com/


Parcel # Label Address Zoning Change Existing Zoning New Zoning Allowed Proposed

R34773 A 421 Lindsey St. From MF-12 to CD-5D 4 stories 5 stories 5 stories

R141054 B 413 & 419 North St. From MF-12 to CD-5D 4 stories 5 stories 5 stories

R133230 C 499 North St. From MF-18 to CD-5D 4 stories 5 stories 5 stories

R32207 D 420 North St. From MF-24 to CD-5D 4 stories 5 stories* 7 stories

R53147 E 435 N. Comanche St. No Change (CD-5D) 5 stories* 5 stories* 7 stories

R155306 F 410 North St. From MF-24 to CD-5D 4 stories 6 stories* 7 stories

15

Zoning Change Request

* Alternative Compliance available (see Section 4.3.4.4 or Section 4.3.4.5).
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Zoning Change Request - Summary

• Zoning change requested for 5 parcels.

• Property is currently zoned Multifamily.

• Project is seeking CD-5D

• Staff supports this request.

• Requested zoning:

• Is consistent with surrounding 
zoning and use.

• Promotes compatibility with 
adjacent and nearby uses. 

• Allows for a reasonable use of the 
property.

• Satisfies a public need.

• Promotes a transition between 
adjacent and nearby zoning 
districts, land uses, and 
development intensities.

Texas State University

Sorority 
House

Student 
Occupied

Multifamily/
Student 
Housing

Texas State 
University

The Pointe
Student 
Housing

Multifamily 
Student 
Housing

Te
xa

s 
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e

 U
n
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e
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it

y
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Conditional Use Permit – Student Housing

Off-Campus Individual Housing Contract Student Housing

• The predominant Student Housing model in the United States
• Limits student risk
• Places all risk on developer

• In this model, a student renter is protected if:
• A co-habitant is late or does not pay their lease
• A co-habitant damages the portion of the apartment they have leased

• Students are only required to ensure their installment payments 
get paid monthly

• It will not matter if your roommates pays the rent on time or does not pay the 
rent at all.

• Allows for roommate matching
• Non-students will not be placed with students and can include age-appropriate 

matching

• Nationally, only 20% of on-campus student housing is equipped 
with full kitchens

• Especially important as Universities struggle with providing meal plans that 
satisfy the broad range of dietary needs of their student population.

The Texas Fair Housing Act protects 
rights to rent an apartment free from 
discrimination based on race, color, 

national origin, religion, sex, familial 
status, and disability.

• Provides an asset to the University to academically, socially, and physically advance the learning environment 
while minimizing financial exposure.

• Proven by recent University purchase of adjacent private student-built housing projects.
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Conditional Use Permit – Parking & Open Space

• Applicant is proposing a parking ratio = 0.75 spaces/bed

• 2023 Capital Market Research Parking Utilization Study
• Appropriate ratio of parking spaces/bed for a student housing 

project in San Marcos = 0.7 spaces/bed.
• Especially true when Project is literally across the street from 

campus.

• Thus, the project provides 20 paid, covered parking spaces 
available for public use.

• Applicant will meet the provisions in the Land Development 
Code Chapter 7, Article 1, Division 4 by paying fee-in-lieu for 
the balance of the parking spaces not provided.

• Applicant is proposing to provide a bike storage room to 
include a maintenance shop and bikes available to be 
checked out by residents.

• Applicant is proposing to pay fee-in-lieu for all parkland 
required in the Land Development Code. 

• Applicant will provide public park space on site including 
seating, bike parking, covered dining, etc.
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Conditional Use Permit – Staff Conditions

• Owner is amendable to ALL Staff conditions:
• The development shall register with the City of San Marcos Long Term Landlord Registration Scheme.

• The existing “High Priority” structure identified in the Historic Research Survey shall be integrated 
into the development or relocated elsewhere – it shall not be demolished.

• Approval of this request for Purpose-Built Student Housing does not waive any development code 
regulations, including parking requirements. Back up materials are provided for informational 
purposes only.

• This Conditional use Permit shall not expire.

• The lease shall be made publicly available on the property’s website and shall contain the following 
text: 

“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.”

✓

✓

✓

✓

✓
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Alternative Compliance Request

• Request:
• Increase the permitted height from 5 to 7 stories on eastern 3 parcels only (removed this request 

on western 3 parcels)

• Height:
• CD-5D Zoning Category allows 5 stories by right

• James Street Housing Complex is 7 stories <500 ft from the site on Academy Street.

• Project meets 63% of applicable Alternative Compliance Findings



The City Council may allow additional stories in the CD-5D… zoning districts, subject to the following:

1. The project is consistent with the objectives and guidelines from the City’s Comprehensive Plan and 
Downtown Master Plan where applicable. THE PROJECT IS CONSISTENT WITH THE COMPREHENSIVE PLAN.

2. For a residential project, the additional stories provide an opportunity to include a minimum of 10% of the 
project as affordable housing. NOT APPLICABLE FOR STUDENT HOUSING

3. For a residential project, the additional stories provide an opportunity to include a minimum of 20% of the 
project as workforce housing. NOT APPLICABLE FOR STUDENT HOUSING

4. The additional stories provide an opportunity for additional professional office or commercial space 
providing employment opportunities;

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; PROJECT WILL BE LEED SILVER CERTIFIED

6. The additional stories provide an opportunity to include childcare within the facility; 

7. The additional stories provide an opportunity to add public parking in or adjacent to the downtown; 20
PUBLIC PARKING SPACES WILL BE PROVIDED.

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. APPROXIMATELY 5% OPEN SPACE WILL BE PROVIDED

9. In CD-5D and the five downtown Design Contexts, the approved alternate conforms to the Downtown 
Design Guidelines; and

10. The project proposes architectural elements that mitigate any effects on adjacent properties or the 
pedestrian experience from the street level. THE PROJECT HAS REDUCED THE HEIGHT ON THE EASTERN 3 
PARCELS TO FACILITATE A BETTER PEDESTRIAN EXPERIENCE.

21

Alternative Compliance Findings

✓

NA

✓

✓

NA

✓

✓

-

-

-



Date] Pre-submittal meeting with Staff

8/7/23 Submitted applications

9/26/23 Planning and Zoning Commission Update

10/2/23 City Council Update

9/28/23 Neighborhood Meeting (on site)

10/18/23 Neighborhood Commission

01/31/24 Neighborhood Meeting (Palmer’s)

2/27/24 Planning and Zoning Commission Hearing

03/19/24 City Council Public Hearing (no action)

04/02/24 City Council Public Hearing/First Reading

4/16/24 City Council Public Hearing/Second Reading
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Timeline



 
February 21, 2024 
 
Matthew Kenyon, CPA 
Managing Principal 
Kenyon Companies 
4824 East Cesar Chavez Street, Austin, Texas 78702 
 
Re: McLain Student Housing Development 
 
Mr. Kenyon, 
 
This letter summarized the projected site traffic information for McLain Student Housing 
Development, located near the intersection of North Street and Lindsey Street in San Marcos, 
Texas.   The proposed development would consist of 750 Bedrooms.    The vehicular access to 
McLain Student Housing Development will mainly be provided through Lindsey Street.   The latest 
edition of ITE trip generation manual was used to calculate the daily and peak hour projected 
vehicular trips, as shown below. 
 
 
ITE Trip Generation Manual 11th Edition (ITE Land Use Code: 225) 

• Projected AM Peak Hour Traffic = 120 Vehicles per Hour (Morning Rush Hour) 
o 52 Vehicles entering and 68 vehicles exiting 

• Projected PM Peak Hour Traffic = 195 Vehicles per Hour (Evening Rush Hour) 
o 98 Vehicles entering and 97 vehicles exiting 

 
 
The projected site traffic was assumed to be evenly distributed among one (1) driveway on 
Lindsey Street and two (2) driveways on North Street.    The following assumptions were made 
for McLain Student Housing Development. 
 

• Lower percentage of usage of vehicles on daily basis 

• Students are most likely to use other mode of transportation (ride shares, bicycles and or 

walking) 

• Lower percentage of vehicle usage during morning (7 AM to 9 AM) and evening (4 PM to 6 

PM) rush hours 

 
 
Based on the above assumptions, it is expected that the projected site traffic from McLain 
Student Housing Development would have minimal impact on adjacent road network, including 
North Street and Lindsey Street. 

morganmcneace
Underline



 
 
 
The output from ITE Trip Generation Manual was submitted with this letter.    Please let me know 
if you have any questions or comments regarding this letter. 
 
 

Respectfully, 
 
 
 
 

 
 
 
 

 
Amer Gilani, P.E., PTOE 

 
 
 
 
 
 
 

 



Enter Exiting Total Enter Exiting Total 

Off - Campus 

Student 

Apartment 

(Low - Rise)

225 750 2678 52 68 120 98 97 195

PROJECTED  SITE  TRAFFIC

Land Use

PM Peak Hour Trips (VPH)

ITE Code Bedrooms
Daily Trips 

(VPD)

AM Peak Hour Trips (VPH)



OFF – CAMPUS STUDENT APARTMENTS (ITE CODE 225) 

DAILY TRIPS 

 



OFF – CAMPUS STUDENT APARTMENTS (ITE CODE 225) 

AM PEAK HOUR TRIPS 

 



OFF – CAMPUS STUDENT APARTMENTS (ITE CODE 225) 

PM PEAK HOUR TRIPS 

 



Land Use: 225
Off-Campus Student Apartment (Low-Rise)

Description
An off-campus student apartment (low-rise) complex houses college or university students in 
structures with two or three floors of living space. The apartments are typically rented by the 
bedroom and most contain a common area or shared living space (living room, kitchen, dining 
area). Each bedroom typically has a private bath. These apartments are sometimes called 
independent bedroom apartments.

The dwelling unit typically ranges in size between a studio apartment and a five-bedroom 
apartment. It can be rented furnished or unfurnished. It is common for each apartment to have a 
washer and dryer.

The property is typically located near or within walking distance of a college campus and provides 
student-related amenities such as free high-speed Internet, a study lounge, fitness center, sports 
court, and swimming pool. An off-campus student apartment complex typically provides security 
and 24-hour emergency maintenance.

Multifamily housing (low-rise) (Land Use 220), off-campus student apartment (mid-rise) (Land Use 
226), and off-campus student apartment (high-rise) (Land Use 227) are related land uses.

Land Use Subcategory
The data included in this land use have been stratified into two subcategories: (1) sites located 
adjacent to campus and (2) sites located over a half mile from campus. For some of the latter 
sites, regular shuttle service is provided to and from the campus.

Additional Data
The technical appendices provide supporting information on time-of-day distributions for this 
land use. The appendices can be accessed through either the ITETripGen web app or the trip 
generation resource page on the ITE website (https://www.ite.org/technical-resources/topics/trip-
and-parking-generation/).

The sites were surveyed in the 2010s in Alabama, Arizona, California, Florida, Minnesota, Montana, 
and South Carolina.

Source Numbers
864, 868, 895, 916, 1031, 1038, 1065
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Off-Campus Student Apartment (Low-Rise)
Adjacent to Campus (225)

Vehicle Trip Ends vs: Bedrooms
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 7

Avg. Num. of Bedrooms: 621
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bedroom
Average Rate Range of Rates Standard Deviation

3.57 2.52 - 5.30 0.88

Data Plot and Equation

0 1000 2000
0

1000

2000

3000

4000

Average RateStudy Site Fitted Curve

Fitted Curve Equation: Ln(T) = 0.75 Ln(X) + 2.87 R²= 0.90
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Off-Campus Student Apartment (Low-Rise)
Adjacent to Campus (225)

Vehicle Trip Ends vs: Bedrooms
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 9

Avg. Num. of Bedrooms: 650
Directional Distribution: 38% entering, 62% exiting

Vehicle Trip Generation per Bedroom
Average Rate Range of Rates Standard Deviation

0.12 0.06 - 0.21 0.05

Data Plot and Equation
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Fitted Curve Equation: Ln(T) = 0.62 Ln(X) + 0.34 R²= 0.65

X = Number of Bedrooms
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Off-Campus Student Apartment (Low-Rise)
Adjacent to Campus (225)

Vehicle Trip Ends vs: Bedrooms
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 9

Avg. Num. of Bedrooms: 650
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bedroom
Average Rate Range of Rates Standard Deviation

0.24 0.13 - 0.43 0.08

Data Plot and Equation
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Fitted Curve Equation: Ln(T) = 0.76 Ln(X) + 0.13 R²= 0.74

X = Number of Bedrooms
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Off-Campus Student Apartment (Low-Rise)
Adjacent to Campus (225)

Vehicle Trip Ends vs: Bedrooms
On a: Weekday,

AM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 9

Avg. Num. of Bedrooms: 650
Directional Distribution: 43% entering, 57% exiting

Vehicle Trip Generation per Bedroom
Average Rate Range of Rates Standard Deviation

0.16 0.10 - 0.26 0.05

Data Plot and Equation

0 1000 2000
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200

Average RateStudy Site Fitted Curve

Fitted Curve Equation: Ln(T) = 0.65 Ln(X) + 0.45 R²= 0.79

X = Number of Bedrooms
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Off-Campus Student Apartment (Low-Rise)
Adjacent to Campus (225)

Vehicle Trip Ends vs: Bedrooms
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 9

Avg. Num. of Bedrooms: 650
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Bedroom
Average Rate Range of Rates Standard Deviation

0.26 0.17 - 0.43 0.08

Data Plot and Equation
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Fitted Curve Equation: Ln(T) = 0.76 Ln(X) + 0.18 R²= 0.78
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