
ORDIANANCE40200859

SANORDINANCE OF THE CITY COUNCIL OF THE CITY OF SAN

MARCOS TEXAS BY APPROVING AMENDED DEVELOPMENT

STANDARDS FOR A SINGLE LOT WITHIN THE STONECREEK

CROSSING SUBDIVISION AND INCLUDING PROCEDURAL

PROVISIONS

RECITALS

1 On November 13 2008 the City Planning and Zoning Commission held a public
hearing regarding a request to amend the building standards for one of the lots in the StoneCreek

Crossing Subdivision by allowing the use a composite roof reclaimed wood siding and a split
rail fence on the building that will be constructed on that lot The amendment also includes an

allowance for shared parking with other businesses in the developed center

2 Subsequent to the public hearing on that date the Planning and Zoning Commission

considered and voted to approve the requests on November 13 2008 and recommended that the

requests be approved by the City Council

3 The City Council held a public hearing on December 2 2008 regarding the requests

4 All requirements of Chapter 4 Development Procedures of the City Land

Development Code pertaining to Future Land Use Map Amendments and Zoning Map
amendments have been met

5 The City Council hereby finds and determines that the adoption of the following
ordinance is in the interest ofthe public health morals welfare and safety

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF SAN MARCOS
TEXAS

SECTION 1 The October 2008 Amendment to the Stone CreekCrossing Planned

Development District attached hereto as Exhibit 1 is approved

SECTION 3 After its original passage this ordinance will be subject to reconsideration

at the next regular City Council meeting If this ordinance is not reconsidered or if it is

reconsidered and approved notice of its adoption will be published in a newspaper of general
circulation in the City This ordinance will take effect upon publication ofthis notice

PASSED APPROVED AND ADOPTED on December 2 2008 subject to reconsideration at the

next regular City Council meeting scheduled for December 16 2008

Reconsidered yes noxIfyes approved
denied date



Susan Narvaiz

Mayor

Attest

Sherry M shburn
a
City Clerk

Approved

Michael Cosentino

City Attorney

PUBLISHED IN THE SAN MARCOS DAILY RECORD ON SUNDAY JANUARY 4 2009
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STONECREEK CROSSING
Planned Development District
Site Development Standards

PDD Amendment

October 2045

This Agreement and Development Plan this Agreement is made and entered by and

between the City of San Marcos Texas and the Property Owners For the purposes ofthis

Agreement the term Owner will mean the State ofTexas and Creekside Square Ltd By
Direct HoldingsLLC and their respective successors and assigns provided however
upon sale transfer or conveyance of portions of the hereinafter described property the duties
and obligations of the Owner as it relates to such transferred property will be assumed by the

new owner and the transferring Owner will have no further liability relating to the transferred

property

Property Owner State of Texas for the use and benefit of the Permanent School Fund
General Land Office
1700 North Congress Avenue

Austin Texas 787011495

5124639382

3124636311 fax

Property Owner Creekside Square Ltd

Master Developer By Direct HoldingsLLC
Attn Jon Andrus
301 Congress Avenue Suite 12a

Austin Texas 78741

5123204100
5123204101 fax
cc Steve Golden

Drenner Golden Stuart Wolff LLP

300 Convent Street Suite 2650
San Antonio TX 78205

Property 119165 acre tract of land out ofand part ofthe Veramendi Survey
Number 1 Abstract Number 17 in Hays County Texas as described in

Exhibit 1
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10 PURPOSE AND INTENT

The intent of this document is to define responsibilities limitations and accepted deviations
from the citys code for the development and operation ofthe subject property The document
is binding on the owners and master developer listed above as well as all assigns and heirs An

Operation and Easement Agreement theOEAdelegating an Operator will be created

covering all land and properties addressed in this PDD and subject to the terms herein

utilizing the base farm ofOEAattached as Exhibit 2 TheDEAwill be expressly subject
to the terms of this PDD as hereafter defined but shatl contain such modifications from the
form attached as Exhibit 2 as The parties thereto may desire to incorporate therein

11 The StoneCreek Crossing Planned Development District the PDD or

StoneCreek Crossing PDD is submitted to the City of San Marcos for the

purpose ofsecuring development rights procedures and standards to govern the
future use and development ofthe subject property The PDD is not submitted
as a Development Plan under Section31161 of the Natural Resources Code
VTCA Upon adoption of the PDD the State ofTexas its successors and

heirs waive any right to invoke the processes afforded under Section 31161 et

seq The PDD and any amendments will be the controlling mechanism for
future development unless mutually revoked by all parties Involved

12 The PDD provides specific development standards and processes which will

apply to all platted orreplatted lots within the overlay district

13 When not specifically detailed in this Agreement all development within the
PDD will comply with the Land Development Code as of the date of submittal
ofdevelopment plans

14 The StoneCreek Crossing PDD will be adopted to establish zoning standards and

development regulations while ensuring a superior project is developed The

StoneCreek Crossing project will incorporate a mix of both local and
destinationorientedcommercial uses such as retail stores restaurants and
banks The proposed commercial uses are compatible with surrounding land

uses and consistent with development along the Interstate Highway 35 corridor
The project will provide a mix of retail pedestrian circulation efficient
vehicular flow wet ponds and aconsiderable amount of open spate It will be

designed in an architecturally appealing style

15 This PDD overlay allows for flexible design while providing the following
bonuses in excess of the City ofSan Marcos Land Development Code the
Code or the Land Development Code These items and other elements
will be further expanded upon in this PDD agreement
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Pedestrian connectivity is provided via paths along portions of the channel

paths along portions of the wet ponds and a path along the west side of

Barnes Drive Sidewalks will be provided along all front facades of

commercial buildings Connectivity will be provided overacross the

channel in two locations and crosswalks will be provided at the major
intersections along Barnes Drive

Increased environmental protection is provided via improved mitigation and

water quality with pollutant removal increased by approximately 20 above

Code

Specific building materials and design guidelines are detailed and apply to

the entire project These standards meet or exceed Code

Portions of the site will exceed required landscaping Wet ponds will be a

site amenity and will be bordered by canopy trees ornamentals and shrubs

Pathways will also surround portions of the ponds and seating areas will be

provided Shopping center entrances will have enhanced landscaping
Transportation access will be improved by the construction of the Barnes

Drive provision of transit amenities and the installation of a traffic light at

the intersection of Barnes Drive and McCarty Road

16 The PDD provides details of the proposed development consistent with the

approved StoneCreek Crossing Concept Plan the existing base zoning and the

land use designations The concept plan is provided as an exhibit and will be

supplemented and ultimately replaced by final plats at the time of their approval
Additionally Exhibits renderings sigh exhibits site presentations and other

such materials are provided as support for the PDD text These materials

merely provide an illustrative description of the projects intent and execution

for use in the review and approval of subsequent development documents The

language of the PDD and the Exhibits provide for variations of the final

product to the extent that they are consistent with the character and purpose of

these documents The initial project will be designed and developed in

accordance with the approved Concept Plan Final Plats and the terms of this

Agreement The Owner andor Developer will retain the right to request
amendments to the Concept Plan Final Plats and Agreement as needed So long
as this PDD remains in effect subsequent redevelopment remodeling and reuse

ofthe property shall be consistent with the standards established herein as the

same may exist from time to time subject to variances that may be obtained

consistent with the intent of this PDD

0
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20 LAND USE SUMMARY

21 This site is currently zoned General Commercial GC and Mixed Use MU
and designated as Commercial and Mixed Use on the City of San Marcos

Future Land Use Map The breakdown as developed is as follows

GC property 105612 ac

MU property 5791 ac

ROW 7762 ac

22 Permitted conditional and prohibited rases are detailed in the chart attached as

Exhibit 3 Since this project and the PDD are predicated upon a commercial

use some of the uses specified onFxhibO3 that are not typically found in

comparable commercial developments may require amendments to development
standards and plans included in the PDD at the time of adoption The OEA
use restrictions shall be interpreted as private restrictions enfbrceable by parties
to that agreement

23 Based on the Land Development Code site development standards applicable to

the base zoning districts are detailed in the chart shown as Exhibit 4 This chart

explains differences in other standards addressed in other portions of the PDD

24 Bank or Savings and Loans with drivethruswill be allowed up to four drive

thru lanes plus an additional drivethrufor an ATM machine

25 Per the Land Development Code and attached Land Use Chart a Conditional
Use Permit will be required for the onpremise consumption ofalcohol

30 BUILDING MATERIALS AND DESIGN

31 General design standards The buildings and other improvements constructed
for the project will follow the Citys design requirements and design concepts
as generally illustrated in some of the exhibits found in the region and local

vernacular The project will include several building front fagade designs that

will carry the theme throughout the site The buildings constructed for the

StoneCreek Crossing project will have 90 masonry walls as defined below
exclusive of store fronts and other openings Furthermore at least 33 of all
walls facing streets and main parking areas will be either stone or brick on

buildings initially constructed for singletenantoccupants containing 100000
square feet or morel Additionally inline commercial buildings will have at

Due to building size enanLs over 100100squaw feet were unable to meet the 50 brick and stone requirement
for wails facing streets The intent of providing masonry and requiring pcrccntagcs of storefronts to be brick or

stone will still be met but is proposed at 33 to accommodate the needs of tenants over 100000 square feel
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feast 50 of all walls facing streets and main parking areas will be either brick

or stone

Finally exterior walls of any free standing building such as a restaurant

financial institution or small retail establishment will be 60 stone or brick

earth

M

Percentage calculations shall be determined based upon the actual wall area on

thebuildings windows doors etc do not count towards the required
percentages of stone or brick Landscaping softscape features site

furnishings and signage will employ compatible materials and compatible
designs to further the perception theme

32 For this project Masonry will bedefined to include the following

A Natural stone Synthetic stone is prohibited Natural stone will come

from sources within the region and may be used in varying sixes and

shapes throughout the project Autumn Blend and Texas

Tumbleweed sandstone blends from quarries near Lometa Texas will

be used separately and as blends along with size and coursing variations

to add interest and complexity to the overall appearance

B Brick Brick will be chosen in natural colors such as Austin Common
to be compatible with the indigenous stone A maximum of three brick

color andor blends may be used in cunjunetion with the natural stone

to add another layer of scale and texture to the design possibilities

C StuccoPlasterSynthetic Stucco will be used in detail applications only
In general StuccoPlasterSynthetic Stucco will be integrally colored in

hues and tones pulled from and compatible with the natural colors found

in the stone However other colors may be introduced in specific small

areas when necessary to accomplish the design

2 This language is added to make clear the calculation of brick and stoneperniagcs does not include doors
windows etc



City Council Approval Match202007

Zoning ordinance no 200718

AdminiscrativeAmendment Approval July 17200
City Council Amendment Approval
Zoning ordinance no

D Concrete Architectural Concrete may be exposed sandblasted or

textured and painted Concrete Masonry Units used on exterior walls

will be integrally colored Plain cement block is not allowed if visible
on the exterior

33 Odder wall materials The 14 of exterior walls not included in the masonry

requirements discussed above may be covered with a variety of materials that

could include but not be limited to nonreflective corrugated steel panels wood

prefinished metal panels glass block or other materials that are compatible with

the overall design and use for the specific area in which they are placed

34 Roofing Front facades will contain roof elements to accentuate features on a

building Materials for the fagade roof areas include the following

A Standing Seam Metal Panels in either Preweathered Galvalume or

Prefinished Painted Finishes No reflective finishes are allowed

B Clay Tile may also be used on some of the slope roof elements Color
blends will be chosen to be compatible with the other natural materials

present

daLaa

tlil0ivt32loiie 1

Siimpcsifion asphalt el

C Other canopies trellis pergolas and awnings will also be incorporated
into the front fagade and sidewalk areas In some cases these may be no

more than minor shading devices but in other situations they may be

large enough to provide shade for outdoor seating Permitted materials

for these include steel wood and canvas

D Screening on roofs will be per the General Screening requirements
Section6124of the Land Development Code

35 Storefronts The majority of the storefronts will be framed with typical
prefinished aluminum components The color of the finishes may vary as the

facade materials vary from stone to brick etc in an attempt to add variety and

interest at the pedestrian level Glass will be clear andor lightly tinted with no

reflective type glazing allowed

0
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36 Railings Guardrails handrails and any other miscellaneous site related railings
that may be required per code or for aesthetic reasons may be constructed of

masonry or metal

The Rftwms trditil Wiagxtarh l is permftbod va W6
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37 Architectural renderings are included as Exhibit 3 and they will provide an

example of the building materials and design elements required for the project

40 LANDSCAPING

41 Per the Land Development Code a minimum of 10 of the total developable
site area of the PDD will be landscaped Calculations will be based on the total

developable area 110505 acres rather than each individual lot Clustering of

elements will be allowed and encouraged around wet ponds environmentally
sensitive areas shopping center entrances and pedestrian areas within the project
to enhance the project aesthetics However the parking lot landscape standards

set forth in Chapter 6 Article I of the Code shall be adhered to

42 Two wet ponds will be provided adjacent to the drainage channel and bordered

by Barnes Drive and IH35 A meandering walking path will be provided along
portions of the drainage channel and wet ponds along with enhanced landscaping
including a minimum 1 canopy tree and 4 five gallon shrubs or ornamentals

for every 50 linear feet of trail Clustering will be encouraged to enhance

seating areas and pedestrianorientation A conceptual landscape plan detailing
the wet ponds is attached as ExhiN 6 and included in the Qualified Watershed

Protection Plan Phase Ii

43 Mitigation landscaping is provided in the drainage channel and makes up

approximately 66 acres This area will be developed in accordance with the

approved Qualified Watershed Protection Plans Phases I and 11 The mitigation
landscaping will include achannel that has been designed to restore wetlands

and provide for higher quality wetlands than currently exist The design will

incorporate a meandering flow line of the main channel and will be planted with

the naturalized native wetland vegetation The existing wetland plantings will

be scraped and replanted in the drainage channel in order to preserve the

wetland environment The channel will also incorporate small depressions to

encourage the capture and treatment ofwater that is found in a natural wetland
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environment A list of wetland plantings is included in the approved Qualified
Watershed Protection Plan Phase II

44 Landscaping will be increased at the intersections of public streets and at

driveways entering from the iH35 frontage road Additional trees shrubs and

other plant material will be added to give visual prominence to the intersections

Plantings will coordinate with signage sidewalks lighting and traffic visibility
lines of sight

45 A Unified Landscape Plan will be completed by a certified landscape architect

and will be submitted as part of the site development permit plans Landscaping
will be installed by the Owner andor Developer in accordance with the

approved phasing plan and maintained per the approved Operation and Easement

Agreement by the Operator of the shopping center Any redevelopment or

revisions of site plans must attain at least the snare performance level as the

originally submitted landscape plan

5A SCREENING COMPATIBILITY

51 General screening will be as provided in Section6124of the Land

Development Code Additional screening of the service areas along the west

facades parallel to or along the railroad will be provided Where space permits
the screening will be accomplished with evergreen plantings of trees and tall

shrubs If space does not allow for trees asix foot tall wall andor fence will

be erected Plantings fences and walls will be placed in an attempt to maximize

screening of the actual dock dumpster and delivery door areas along the

western walls

52 Compatibility will be achieved between the mixedusetract and the adjacent
single family area through the following
a an 8 foot wall constructed ofstone or concrete masonry units to provide a

buffer and

h if any land use over 30 fleet in height is developed on the site a 25 foot

setback will be provided along residential properties

60 PARKING ACCESS MOBILITY

61 Each lot willselfpark and meet the requirement ofSection 62of Land

Development Code 11owever crossparking will be included as part of the

OEAand filed with Hays County and will allow for crossparking within the

This language is reworded but the standard was not altered

11w compatibility buffer is extended to apply tin any land use notjust hotels that exceed 30 feet in height 0
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shopping center A copy of the agreement will be submitted to the City of San

Marcos after recordation
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62 Access for this project will be shared between lots Shared access will be

addressed in theQEA The agreement will apply across the entire site

63 This project will be developed in accordance with the approved StoneCreek

Crossing Traffic Impact Analysis TIA and applicable TxDQT regulations

6A The Barnes Drive extension will be constructed during the first phase ofthe

development and will be constructed based on the recommendations in the

approved StoneCreek Crossing TIA

65 Per the T1A a traffic light is required at McCarty Lane and Barnes Drive The

City ofSan Marcos staff will install this traffic light at the expense of the

Developer

66 Sidewalks will be providcd throughout the site in accordance with the Land

Development Code Section742and the City of San Marcos Engineering
Design Manual and will also be constructed in accordance with ADA

requirements Additionally sidewalks will be provided along all retail

storefronts and will be aminimum of6 feet in width
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67 An 8 foot stabilized granite trail will be provided as per the public improvement
construction plans submitted to the City of San Marcos on June 15 2007 along
the west side of Barnes Drive and around portions of the wet ponds and channel

encouraging pedestrianorientations A minimum 6 foot sidewalk will be

provided along the east side of Barnes Drive

68 Pedestrian connectivity will be provided across and around portions of the
channel by means ofa sidewalk or pathway and a railing will be provided for

aesthetics and safety

69 Striped crosswalks will be provided at the intersections along Barnes Drive to

enhance connectivity and provide for pedestrian safety

610 A bus stop including abench and shelteredcover will be provided along
Barnes Drive in a location chosen by Developer andor Owner and agreed upon
by all jurisdictions

70 SIGNAGE

71 Jointtenancy signs will be allowed within this project due to the projectssize
and the nature of the Barnes Drive extension bisecting the project Signage
along IH35and McCarty Lane will be necessary for users within the entire

project especially those users occupying the conlrnercial inline space at the
rear ofproperty

a Billboards will not be allowed
b Jointtenancy signs are the property of the Owner acrdor Operator

designated in the OEAwhich is responsible for maintenance and

compliance with this code
C No signage permanent or temporary not addressed herein will be

allowed
d All sign permits will be submitted in accordance with the sign package

hereinand theOEA and
e Notwithstanding anything herein to the contrary the Owner of any

singletenant building containing more than 100000 square feet will not

be required to submit its signage plans to the Operator under theOEA
but rather such Owner shall only be required to submit such signage
plans to the City of San Marcos for approval All signage within the

StoneCreek project must adhere to the sign regulations below Review

s The public inproycmcnt constnetionplans have born submitted to the City and the granite trail shall be

construted per the plans on file
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by the City of San Marcos will be based upon the approved PDD and the

signage requirements herein

72 Detailed freestanding signage requirements for this project are listed below The

location of each sign may alter slightly However the height and total square

footages will not exceed the maximum detailed below Additionally a unified

signage plan and signage renderings are attached as Exhibit 7

A i Jointuse up to 4 tenants monument sign on McCarty Lane

Height 7 ft

Sign Area 33 total sq ft

B 5 Jointuse2 tenants monument signs 4 along iH35and 1 on

McCarty Lane
Height 7 ft

Sign Area 32 total sq ft

C 1 Jointuse monument wall sign up to 8 tenants on1H35

Height 7 ft

Sign Area 200 total sq ft

D 1 Singletenant monument sign
Height 7 ft

Sign Area 16 total sq ft

E 3 Jointusepylon signs on IH35

Height 40 ft

Sign Area 252 total sq ft

73 In compliance with lighting and glare standards detailed in the Land

Developtnent Code all signs will have backlit lighting landscape lighting or

low lighting

74 All attached and freestanding signs will be constructed in accordance with the

City of San Marcos requirements

R
This languge is intended to provide clarification that the sign glans must be submitted to the City and will be

reviewed and approved based on the signage plan and requirements in the approved PDD

Sign square footages decreased for all signs except tar the monument wall sign C The square footage was

increased from 150 square fret to 200 square feet to allow eight 8 SX5 sign panels on the wall sign The

allowance for jointuse wayfinding signs along Barnes Drive was removed along withthe allowance of one 1
monument sign for each lot not included on the joint tenancy sign A revised master sign plan is submitted and

attached to this amendment to reflect the square footages included herein
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80 ENVIRONMENTAL PROTECTION

81 The proposed development will provide detention for the 2 25 and 100year
storm event at or below thepredeveloped discharge level which exceeds the

City of San Marcos regulations

82 Water duality for the proposed site will he provided by wet ponds abutting the

proposed channel ization of the unnamed Tributary ofCottonwood Creek that
bisects the site Current City of San Marcos water quality standards require
detention of the2year storm event with pollutant removal efficiencies of

approximately 70 The proposed wet pond system will remove approximately
90 ofthe onsite pollutant load which exceeds the current criteria of the City
of San Marcos

83 Wetland mitigation will be provided through the channel in conjunction with the

approved Qualified Watershed Protection Plan Phase II

84 A single drainage easement will be recorded and will apply to the entire site

allowing for drainage across lot lines into the appropriate wet ponds as

described in the 0EA

90 LIGHTING

91 General Sight Lighting General site lighting refers to illumination of large
portions of the parking areas Fixture types used for general sight illumination
will beIES Full Cut Off Classification so that the source of the illumination is

shielded from view to the maximum extent possible Light source will be metal

halide with a maximum wattage of400 per fixture

Site lighting shall be maintained until l1 hour after closing or until 1000pm
which ever is later After this time lighting shall be reduced to half of the

maximum level Inaddition areas designated on site plans for employee
parking may be maintained at full levels of illumination for l 112 hours after

closing and shall be reduced to half the maximum level thereafter Security
lighting attached to a building for illumination of doors exits docks service

areas and limited portions ofstore fronts may be operated from dusk until dawn

Extends lighting hours based on tenants varying hours ofoperation 711tis ensures lighting is maintained until
hour after stop closing rather than Is hour after 1004

isFor employee safety this provision is added to allow lighting to hemaintained l hours alter losing in employee
parking areas as designated on the site plan
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at levels adequate for safe ingresslegress and to maintain surveillance by either

patrol or camera ofthe premises1o

West of Barnes Drive exclusive of MixeduseTract Light poles within this lot

will be no higher than 35 feet Light sources will be hooded luminaries thus

reducing disability glare and consequent interference This lot will be litwith

an overall average light intensity of 3 foot candles

East of Barnes Drive and MixeduseTract Light poles within these lots will be

no higher than 25 feet above finish grade An average light intensity of 2 foot

candles will apply

Average lighting intensity will be calculated across all lit areas in each of the

two areas specified above Photometric calculations will be included in the site

development permit plans prepared by Developer or Owner Any future

revisions to the accepted plans roust conform to the overall permitted intensities

Along Barnes Dr A lighting plan is attached as ExhiN S Lighting along
Barnes Drive will be constricted based on this plan Final numbers andor

locations ofpoles and fixtures will be coordinated with underground utility
locations landscape features etc before final installation Fixture types may be

substituted with products ofequal design and performance as possibly dictated

by availability and cost Photometrics on the ground will be equal to those

shown on the Conceptual Lighting Plan A final Photometric Plan will be

provided upon completion of the coordinationmentioned above

42 Pedestrian lighting Pedestrian lighting references those areas along building
fronts plazas outdoor dining areas boulevards and areas where asmaller scale

light is appropriate Subject to compliance with the requirements of Section91

hereof the pedestrian site lighting will be accomplished in the aforementioned

areas with fixtures mounted no higher than 16 feet above grade and metal halide

lamps of no more than 175 W Pedestrian lighting will beIESCut Off

Classification

Pedestrian lighting should be provided along building facades on 16 foot poles if

freestanding The total average of all lights pedestrian freestanding wall

mounted under canopy and parking lot lighting should be no more than the

intensities addressed in 91

100 IMPERVIOUS COVER

10 This provision is added m address security lighting based an safety and tenantrequinmcnts
Mctal halide lamps are pennined at 175 W rather than the approved 154W to acoormodate tenant requirements
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101 Impervious cover will be calculated across the entire site and will not exceed
75 The impervious coverage will be based on the assumptions in the

Qualified Watershed Protection Plans Phases I and It Impervious cover

calculations will be kept on a projectwide basis at the responsibility of the

Developer andor Owner and will be included in the site development permit
plans

110 PHASING

111 A project phasing plan will be submitted for approval prior toany final platting
or site preparation permit to allow for both flexibility in conVletion and

compliance with all aspects of this PDD and applicable provisions ofthe Code
The project phasing plan will include public utilities permanent drainage and
water quality facilities and adequate access to public streets for fire and

customer services necessary to service the Property The project phasing plan
shall take into account oftsite improvements that may be necessary for

development of the Property Additionally the project phasing plan shall assign
responsibility for construction of any specific features that may be shared
between lots The project phasing plan will be subject to the approval of the

City which approval shall not be unreasonably withheld delayed or conditioned
so long as such project phasing plan is consistent with this PDD and the

applicable provisions of the Code If the City has objections to the project
phasing plan the City will provide written notice of its objections with
reasonable specificity within thirty 30 days following its receipt of the project
phasing plan The phasing plan may be updated and amended administratively
upon proof that equal or superior performance ofthe above objectives is met

111 The first phase of project development will at a minimum include the
construction of all major infrastructureie the Barnes Drive extension the

public road south of the channel public utilities south ofthe channel and other

improvements to provide adequate fire flow drainage channel and water quality
pond4

113 Subsequent phases ofdevelopment shall address each component of the Citys
site preparation permit in accordance with the phasing plan requirements in 1 l

above

120 PLATTING

121 Threetoone lot ratio regulations will not apply to lots west ofBarnes Drive
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122 Irregular lot configurations are permitted to accommodate parking for each lot

It is understood this may limit certain uses on lots

123 Side setbacks do not apply to GC zoned lots west of Barnes Drive exclusive of

individual pad lots

124 Up to 2 flag lots may be allowed as an exception to platting standards on GC

zoned lots west of Barnes drive This exception will be approved
administratively as part of subsequent platting to accommodate a major user

such as a theater or hotel

130 REVISIONS AND VARIANCES TO THE PDD CONCEPT PLAN

131 Approval of this PDD shall be conditioned upon approval of a final plat in

conformance with the standards a set forth herein All subsequent site

preparation permits building plans and replats shall be subject to compliance
with these standards Deviation from these standards shall be handled a follows

Minor Revisions The Director of Planning and Development Services may

administratively approve minor revisions to the PDD or its Concept Plan to

enable approval of an amending plat if the Director determines there are no

significant or major effects to i areas that are part of a final plat or ii the

overall intent of the PDD and its Concept Plan The Planning Directors

approval of any minor revision will be in writing The following will be

considered a minor revision subject to limitations in the Land Development
Code

A Minor changes up to 10 from adopted policy in Code will be

considered a mirror revision to the PDD and may be administratively
approved without amendment to the PDD document if the Planning
Director determines the basic layout of the project and the overall intent

of the project retrains the same and functions as well as before the

revision

B A minor change in the configuration ofa lot if the Planning Director

determines the basic layout of the project remains the same and functions

as well as before the revision

C All other minor adjustments to the PDD and its Concept Plan that the

Planning Director deems does not substantially change the plan may be

approved administratively

Major Revisions and variances
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A Proposed changes to development standards lot size or configuration not

determined to be minor by the Director shall cause an application for
amendment to the PDD Such amendment shall follow procedures set

forth in the City Code Upon approval of such major revisions a replat
will be required

S Variances or special exceptions to the standards of this PDD or the City
Code in effect shall not be allowed without mutual consent of the City
and the shopping center Approving Parties in control through the
OEASuch variances if allowed shall follow the procedures set forth

in the City Code

140 MAINTENANCE

141 Maintenance for this project will he enforced through theOEA TheOEA
will dictate all maintenance requirements and responsibilities within the project
The Operator shall confer and coordinate with the City with respect to the
failure of the Property to comply with the maintenance standard set forth in this
PDD or the applicable provisions of the Code Notwithstanding the foregoing
if the Operator designated in the OEAdoes not or if following termination of
theOEAan owner of the Property does not timely perform required
maintenance in accordance with the terms of this PDD and applicable portions
of the Code the City shall have the right to enforce against the ownerof any
nonconforming portionof the Property all remedies available to it under the
Code for such failure In addition with respect solely to the shared drainage and
water quality facilities the City shall have the right to enforce against any
owner of the Property benefited by any pond not being properly maintained all

remedies available to the City under the Code for such failure provided that
each ownersliability for such failure shall be limited to the ratio expressed as

apercentage that the land area of its parcel bears to the total land area of all

land serviced by the affected detention pond

142 Specific maintenance obligations of the OEA areas follows
Common areas including maintenance of certain features situated in

adjoining public rights of way and easements
Drive and public parking areas

Debris and refuse

Directional signs and markers

Lighting
Landscaping
Obstructions

Sidewalks
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Security Measures

Signage
Detention and Drainage Easements

Per theOEAthe Operator of shopping center must maintain all property in

a manner equal to or superior to city codes Prior to obtaining any final plat for

any portion of the Property a license agreement with the Developer shall be

executed setting forth responsibilities and minimum standards for maintenance

of certain public easements and right of ways to be more fully described therein

The license agreement shall require prior written City approval before

modification of improvements situated in public easements and rights ofway
maintained by Developer thereunder Developersobligations under the

agreement shall be assignable to the Operator under the OEA

150 MISCELLANEOUS

151 Crosssitecalculations and transfers will be kept on a projectwide basis at the

responsibility of Developer andor Owner and will be submitted with each site

developnent permit in order to compute impervious cover and landscape
calculations

152 The Developer andor Owner understands and acknowledges the Property will

be bound by the provisions of these development standards as though they were

conditions restrictions and limitations on the use of the Property under the

Citys zoning ordinances

153 These covenants run with the title to the Property and are binding on the

Developer Owner and their successors and assigns

160 CONSTRUCTION

161 Any building constructed on the site that implements provisions of the applicable
International Building Code Unlimited Building Area shall meet all the

following requirements

1 The building will be constructed to the requirements of Type 11B as defined

in the applicable International Building Code

2 The building will be provided with an automatic fire extinguishing system in

accordance with the applicable International Building Code

3 When any building abuts an unlimited area building the buildings shall each

have walls that are entirely structurally independent of one
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mother These separation walls shall be constructed with a minimum of either
512concrete7518 concrete masonry units or an equal approved by the
Chief Building Official

4 Buildings constructed under the applicable International Building Code
Unlimited Building Area along with any building adjoining it shall be

completely surrounded and adjoined by public ways or yards not less than 60
feet in width

12
This language is added to clarify and define Unlimited Building Area and the construction and building

rsyuin mentsas they relate to the firecode Type llD construction





















































































































































































































EXHIBIT 4

The following Site Development Standards Comparison Chart will replace the current

Site Development Standards Comparison Chart Changes are highlighted in grey

0
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STONECREEK CROSSING
PLANNED DEVELOPMENT DISTRICT

SITE DEVELOPMENT STANDARDS

COMPARISON CHART

PDD Amendment
October 20M

23 Development Standards GC Code PDD MU Code PDD
LotlPuml Area Minimum Ft 6000 Per code WM Per code

LotlPareel Area Maximum Acres NIA Per Wde 20 Per code

Units per acre Maximum IGross NIA Per code 55 Per code

Acres

Lot Frontage Minimum Feet 50 Per CO 50 Per code

Lot Width Minimum Feet 50 Per cxxie 50 Per code

Front Yard Setback Minimum Fta 2t 15 for lots east 25 Per code

of Barnes Dr

Side Setback Minimum Feet 5 Side setbacks 75 Kr code

Interior do not apply
to GC lots

west of Barnes

Drive
exclusive of
individual pad
lots

Side Setback Minimum Feet Corner 15 Per code 15 Per code

Rear Yard Setback Minimum Feet 5 Per code 5 Per code

Lot D h Minimum Feet 100 Per oa 100 Per code

Impervious Cover Max 80 75 60
R

75 and is

calculated

based on the

overall site

Building Heigh Maximum Feet NA 60 30 Per code

24 Bank or Savings and Loans with Drivethru

Code PDD
Banks or savings and loans withdrivethrus are

E allowed up to 4drivethru lanes plus one additional
lane for an ATM

30Building Materials and Design

Code PDD
Permitted Wall Materials Pcrmitiod Wall Malcrials

1



City Council Approval March 20 2007

Zoning ordinance no 200718

Administrative Amendment Approval July 17 2007

City Council Amendment Approval
7nninir nrdinance no

Rustic wood Natural slope synthetic slow prohibited
StuccolEFTS Brick

Brick StumxtMasteTISynthetic Stucco EFTS prohibited
Stone Concrete or Concrete Masonry UniL CMU
Staiwd oT painted wood

Glass if 50or less of fagade The buildings c mslructed for the new StonvCrcck Crossing project
Hardiplank will have 90 masonry walls exclusive of store fronts and other

Customtreated tilt wall openings At ltast 33 of all walls facing streets and main

Decorative textured or splitface parking areas will be either stone or brick on buildings that exceed

concrcic block 100000 square feet Additionally ireline commercial buildings
will have at lea t 50 of all walls facing streets and train parking
areas will be either brickor stone Finally exterior walls of any

free standing building such m a restaurant financial institution or

small retail establishment will be 60 stone or brick exclusive of

storefronts and other opcnings

kC6diavitgbum3ahsXbllug
slisaeriwl anermdoiitbor
aiilislpldtBiaek2ptieelc

fftclciPloiisCIF1katd Jdi

Percentage calculations shall be determined based upon the actual
wall area on the buildings windows doors etc do not count

towards the required percentages of stone or brick UrAicaping
sof wapc features site furnishings and signage will employ
compatible materials and compatible designs to thither the

perception ffiLm C

Permitted Roof Materials Pemitted Roof Materials

Coplwr Standing seam metal panels preweathered galvalume or

Metal sheet roofing prefinished painted finishes No rrflective finishes are allowed

Tilt Clay tile

Commercial flat built up roof

Composition roof The fHowintWdWmlrvafeaaAtWis permi on Lot G of

the AmetiidaillatofIA5 lBiot lc2Store t 1tC agPhae

Compositioneftshin

Permitted Canopy Trellis and Permitted Canopy Trellis and Pergola Materials
Pergola Materials SEMI

Wood

Canv

This language is added to make clear the calculation ofbrick and stone percentages does not include

doors windows etc

2
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Storefronts Storefronts

Limitatinns on glazing Except for Framod with prelinishW aluminum comporxnls
photovoltaic cells mirrored glass Clear andor lightly tinted glass with no reflective glazing
with a reflectivity of 20percent or

more is not permilled on the

exterior walls and roofs of all

buildings and structures

Rail s Railings

Masonry
mew

lie following l gliodml r rig mz lia pwmitW onLot 6
gftEAmended flatulfotS1d1rJt2Deana UatskLosg

firlitfail aedtar

40Dmdseaping

Code PDD
A minimum pets etttage of the total lot area of A minimum percentage ofthe total site developable
property onwhich developotettt construction or area 110505 acres will lie landscaped
reconstruction occurs shall be devoted to

landscaping

GC 10 A minimum of 10 of the developable Area will be

MU 20 landscaped
Additionally866acre channel will be landscaped
but does not count towards the 10 developable
area

NIA Two wet ponds will be provide and will include

meandering walking paths trees ornamentals
shrubs and seating areas to enhandae pedestrian
activity

All conatnuted and altered drainage channels shall Approximately 866acres make up a drainage
be stabilized and vegetated immediately altar channel mitigation area This is designee in

grading accordance with Watershed Plans Phases I and II

lts designed to restore wetlands and provide for

higher quality wetlands than currently exist It

incorporates a meandering flow line and small

depressions It will also be landscaped and include

walking paths along portions for pedestrian activity
and access across the channel will be ovided

NA Landscaping will be increased at the intersections
of public streecc and at driveways entering from the

IH35 frontage road Additional trees shrubs and
other plant material will be added to give visual

prominence to the intersections Plantings will

coordinate with signage sidewalks fighting and

traffic visibility tines of si t

3
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50 Screening and Compatibility

Code

E

PDD

Screening Screening

All loading spaces and docks outside storage Gtneral screening will be as provided in Section

areas satrllitc dishes larger than 18 inches in 6124of the Land Development Code

diameter antennas utility boxes mechanical Additional screening of the service areas along the

equipment and the rear of structures on double west facades parallel to or along the railroad will

frontage lots must be screened from view from the be provided Where space permits the senxning

public street or public tightsofway will be accomplished with evergreen plantings of

trees and tall shrubs fspace does notshow for

trees a six foot tall wall andor fence will be

crecW Plantings rcwm and walls will be placed
in an attempt to maximize screening of the actual

dock dumpster and delivery door areas along the

western walls

Compatibility Compatibility
Buildings shall be setback from the applicable Compatibility will be achieved between the mixed

street or property line at a width equal to or twice use tract Scut tht adjacent single family area

the required setbackie 75 feet setback required through the following
therefore a 15 foot setback is requited a an 8 toot wall Gmstructed ofstone or

concrete masonry units to provide a

if a nonresidential use is adjacent to a residential WHO and

use other thanmultifamily such residential use b if any land use over 30 feet in height is

shall be screened in accordance with Section developed on tlu silt a 25 foot setback

6121and shall include a vegetative buffer The will beprovided along residential

nonresidential use shall construct an opaque properties
scTwrii fence a minimum of 6 feet in height

60Parking Access and Mobility

Code PDD

Parking
All requiredoffstreet parking spy shall lie

located on the same lot or tract as the principal use

twing served by the parking area

Parking
Each lot will selfpark and meet the requirements
of Section 62of Land Development Code

However crassparking will be includetl as part of
theOEA and filed with Hays County and will

allow for crossparking within the shopping center

A copy of the agreement will be submitted to the

City of San Marcos after recordation

4
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Access

Sidewalks

As awmmwy tOmeapaddPquirementis on

ehC1l1NshtrdiltsrecmeusaEe

ptitrt SGanetll8aeemedmsmust

meet require bks ofthe Lapel1Wopmuem
Code and ffie ovcralE perltiag cakuladmis fior

thesboppft center andmay notmuflict with

tbaQBApdrbgdirrrmeft

ADSbVWPftAvwcu eab msT be

swed and a rCiPet ely bmd

iigiotiUefottawhgcriitttlttiali
Developmenttom

3olblotsoitcacESareitrderihssame
oiErflr

lcaailbeegtaWahederttwoor
lly
Will 6fi

Yt ia1 tsd4 Gtilts

aeUM08emets
dnaweianiedHuattt61owrigtae

tuoetiiiiterii
17

7 7

motttturtn atttmboro

mqWwvmtitdclaiPs hkn

the Whottaec far

periods tthepirlriag
atearWRtae tibizad byd26
opiacrpaitAe tititlsrtear
The peiloag arearxceods tA
regamemeatsneeott

which the shatedspotim
loceedSditieottbmow
bathnm fuIlcorogtliaoM
whenbtpmpmties needs

aro cpnyi din Me pecking
riremtayt calculation

Access

Access for this project will be shared between lots
Shared access will be addressed in the OE A The

ffreeM will apply across the entire site

Sidewalks
Sidewalks will be provided LhToughout the site in

accordance with the Land Development Code
Section742and the Citroof San Marcos

is

S
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Engineering Design Manual and will also be

constructed in accordance with ADArtquirrrWnls
Additionally sidewalks will beprovided along all

retail storefronts and will be a minimum of 6 feet

in width

An 8 toot stabilized granite trail will be provided
along the west side of Barnes Drive and around

porlkms of the wet poods and channel encouraging
pedestrianorientation A minimum 6 tool wide

sidewalk will be provided along the east side of

Barnes Drive

Sidewalks will beconstructed in accordance with

the City of San Marcos construction standards

Crosswalks Crosswalks

NIA Striped crosswalkswill be provided at the

intersections along Barnes Drive to enhance

connectivity and provide for pedestrian safety

Bus Stop Bus Stop
NIA A bm stop including a bench andshelteredower

will be provided along Barnes Drive in a location
chosen by Developer andorOwner and agreed
upon by all jurisdictions

70SigAage

Code PDD

The number of permanentantpremises freestanding
signs is limited to one per street frontage The

following are not counted in that limitation

Jointtenancy signs ouchoffpremise signs will be

allowed within this project due to the projectssire
and the nature of the Barnes Drive extension

bisecting the project Sigtage along H35 and

McCarty Lane will be necessary far users within

the entire projout espmialty those users occupying
the commercial inline space at the near of

property Tlu unifiicd signage plan will be

considered a variance to the current Land

Development Code This signage plan will not

control the logos signfaces etc but will provide
mZaxinnum sign area square footages heights and

number of signs allowed within the project

A Directional signs up to 12 square feet in

area provided the number of these signs
does notexotcdthe number of driveways
and

b Sbdlvision identification signs in

accordance with this section

a Billboards will not be allowed

b Joint tenarwy signs are the property ofthe
Owner andor Operator designated in the

OEAwhich is reslxinsible far maintenance and

compliance with this code

c No signage permanent or temporary not

addmsud herein will be allowed

6
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d Ail sign permits will be submitted in

accordanc with the sign package hereinand the

approved OEA
e Notwithstanding anything herein to the

ttrary the Owner of any singletenant building
containing more than 100000 square feet will not

be required to submit its signage plans to the

Operator under theOEA but rather such

Owner shall only be required to submit such

signage plans to the City of San Marcos for

approval All signage within the StoneCreeic

project must adhere to the sign regulations below

Review by the City of San Marcos will be based

upon the approved PDD and the signage
requirements herein

Sign Standards Sign Standards

Maximumheight along IH 35 425feel A 1 Jointuse up to 4 tenants monument sign
Height along other roadways 25 feet on McCarty Lane

Height for monument signs 7 feet Height 7 ft

Sign Area 33 total sq ft

Sign area along 1H 35 260 sq Ft

Sign area along other roadways 120 sq ft B 5 Jointuse2 tenants monument sighs 4
Sign ana for monument signs 80 sq it along 1H35and 1 on McCarty Lane

Height 7 ft

A multipleomuponcyprrmismmay have a sign Sign Area 32 total sq ft

having an area up to

G I Jointuse munurnuni wall sign up to 9

a 80 square feet plus 20 square feet per tenants onIH35
tenant advertised on the sign or 260 Height 7 ft

square feet whichever is greater when Sign Area 200 total sq ft

located in the highway wir idor or

b 50 square feet plus 10 square feet per D 1 Singletenant monument sign
tenant advertised on the sign or 160 Height 7 ft

square feet whichever is greater in all Sign Area 15 total sq ft
other locations

c Each tenant may have a different size E 3 Jointuse pylon signs on IH35

sign each sign does not have to be the Height 40ft

same size Sign Area 252 total sq ft

80Environmental Protection

Code PDD

City of San Mayers water quality standards ruquire The propmed wet pond system will remove

detention of the 2year stormevent with pollutant approximately 90 of the onsite pollutant load
removal efficiencies of approximately 70

90 Lighting

J

J

7
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Code PDD

General Site Lighting General Site LiphtinR

After hours lighting shall begin no later than one Site lighting shall be maintained until A hour after

half hour after closing to the public or closing of closing or until 1000pmwhich ever is later

normal operations After this time lighting shall be reduced to half of

the maximum level In addition areas designated
on site plans for employee parking may be

maintained at full levels of illurninalion for 1 112

hours after closing and shall be reduced to half the

maximum level thereafter Security lighting
attached to a building for illumination of doors

cxiw docks xcrviuc areas anti lirniWd portiMs ofa

store fronts may be operated from dusk until dawn

at Wvv adequate for safe ingrCSSi cress and to

maintain surveillance by either patrol or camera

of the premises

Overall Operational Lighting Levels Overall Operational Lighting Levels

gavirammental Deseriptiam Maximum West of Barnes Drive exclusive of MU Light
Performance Light Level poles within this lot will beno higher than 35 feet

Zuneslspecifw Average in above finish grade Light sourceswill be hooded

Use or Facility Horizontal luminaries thus reducing disability glare and

Foot Candle consequent interference This lot will be HE with

E1 Urbanized 20 anoverall average light intensity of 3 foot candles

non

residential East or Barnes Driveand MixeduseTract

areas along Light poles within thew Iota will be no higher than

Interstate 25 feet above finish grade An average light
Highways intensity of 2 foot candles will apply

E4 Designated 5

open SWE

Bank or service Lighting for 20

window maneuvering
drivethru ordering or

preparing for

a transaction

Lighting for 50

transacting a

purchase or

cxChgn C

Pedestrian Liglrtinw Pedestrian Lighting
Pedestrian lighting references those areas almw
building hoeto plazas outdoor dining areas

boulevards and areas where a smaller scale light is

appropriate Subject to compliance with the

requirements of Section 91hereof the pOLsirian
site lighfing will be accomplished in ft

8
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aforrmmtioncd arras with fixtures mounlctl na

higher than 16 feet above grade and metal halide

lamps of no more than 175 W Pedestrian lighting
will beIES Cut OffClassification The uYtal

average of all lights pedestrian freestanding wall

mounted andcr canmpy and parking lot lighting
should be no more than the intensities addressed in

91of this Agreement

100 Impervious Cover

Code PDD

GC 809 Impervious coverwill be calculated across the

MU 60 entire site and will not exceed 75 Impervious
cover calculations will be loept on aprojectwide
basis at the responsibility of the Developer andor

Owner and will be included in the site development
permit plans

110 Phasing

Code PDD
The first phuc ofprojwl development willat a

minimum include the construction of all major
infrastructureie the Barnes Drive extension the

public road south of the channel public utilities

smith of the charnel drainage channel and water

quality ponds

A project phasing plan will be submitted for

approval prior to any final platting or site

preparation permit to allow for both flexibility in

completion and compliance with all aspects of this

PDD and applicable provisions of the Code

120Platting

Corse PDD

Irregularly shaped lots shall have suflicicnl width

at the building line to meet lot width frontage
requirements of the appropriate zoning district

nonresidenltal lots shall have a minimum 50 feet

of frontage and shall provide a reasonable

building pad without encroachment into front side

or rear yard setbacks or into any type of easement

Also the rear width shall be sufficient to provide
access for all necessary utilities including amess

for drivewa ss and solid waste collection when

lrrogular lot configurations are permitted to

accommodate parking for each lot It is

mderslood this may limit turcain uses on IoLR

Threetoone lot ratio regulations will not apply to

lots west ofDavies Drive

Up to 2 flag lots may be allowed as an exception to

platting standards on GC zoned lots west of Barnes

drive This exception will be approved 17
9
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alleys are present minimum 20Wt alley
frontage

In general triangular severely elongated in
excess of a 3 to 1 length to width ratio or tapered
or flag lots shall not be permitted
Defers to Development Standards in23 above

administratively as part of subsequent platting to

accommodate a major user such as a theaWn

Side setbacks do not apply to GC zMled lots west

of Barnes Drive exclusive of individual pad lots

10



EXHIBIT 5

The following architectural renderings will be added to the current architectural

renderings for the entire site
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