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DIVISION 2:  APPLICATION FOR OVERLAY DISTRICT

Section 2.5.2.1   Purposes and Effect

A. Purpose. An overlay district is a district for which there are 
established regulations that combine with the regulations of 
an underlying base district. The purposes of an overlay district 
shall be to prohibit uses otherwise allowed in the base district, 
to establish additional or different conditions for uses, or to 
authorize special uses, together with standards for such uses, 
not otherwise allowed in the base district. 

B. Effect. Adoption of an overlay district does not repeal the base 
district, and all regulations in the base district shall remain 
applicable to the uses allowed in the overlay district, except as 
expressly modified by the regulations for the overlay district. 
In addition, any special standards set forth in the adopting 
ordinance shall apply to all development within the overlay 
district.

Section 2.5.2.2   Establishment of Overlay Districts

A. Creation. An overlay district, other than an existing 
neighborhood regulating plan, shall be established as an 
amendment to the text of the zoning regulations in Chapter 4 
and Chapter 5 of this Land Development Code in accordance 
with procedures in Section 2.4.1.1. Overlay zoning districts 
shall also be established on the Zoning Map in accordance 
with the procedures governing petitions for zoning map 
amendments in Section 2.5.1.1. 

B. Enacting Ordinance. In creating an overlay district other than 
an existing neighborhood regulating plan, the City Council shall 
specify the following standards: 

1. The intent and purpose of the district;

2. The types of base districts with which the overlay district 
may be combined;

3. Uses allowed by the overlay district which are not 
allowed in the base district and standards and conditions 
applicable to such uses; 

4. Uses otherwise permitted within the base district, which 
are prohibited, limited or restricted within the overlay 
district, and the standards and conditions constituting 
such limitations or restriction; 

5. Standards to be applied in the overlay which are intended 
to supersede conflicting standards in the base district; and 

6. Special standards to be applied in the overlay district.

DIVISION 3:  APPLICATION FOR AN EXISTING NEIGHBORHOOD 
REGULATING PLAN

Section 2.5.3.1   Purpose, Applicability and Effect

A. Purpose. The purpose of an existing neighborhood regulating 
plan shall be to authorize a special overlay zoning district to 
ensure compatibility of the development with the surrounding 
neighborhood.

B. Applicability. An approved existing neighborhood regulating 
plan shall be required for any property owner requested zoning 
map amendment to any of the Neighborhood Density Districts 
described under Section 4.1.2.4

C. Effect. Approval of an existing neighborhood regulating plan 
authorizes the approval or issuance of subsequent requests 
and permits for the property subject to the regulating plan.

Section 2.5.3.2   Application Requirements 

A. An application for approval of an existing neighborhood 
regulating plan shall be submitted in accordance with the 
universal application procedures in Section 2.3.1.1 except as 
otherwise provided in this Division 5. 

B. Existing neighborhood regulating plans shall consist of one or 
more maps including the following elements where applicable:

1. The location of proposed base zoning districts;

2. The location and number of proposed lots.

3. The location of existing zoning districts surrounding the 
subject property;

4. The type, location, and number of units of all proposed 
building types under Section 4.4.6.1; 

5. The type, location, and number of units of all existing 
building types surrounding the subject property;

6. The location of any required and proposed transitional 
protective yards under Section 7.2.2.1; 
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7. The location of any required or proposed residential infill 
compatibility standard under Section 4.4.2.5;

8. The location and type of all required and proposed street 
types under Section 3.7.1.1; 

9. The location of all proposed parking in accordance with 
Section 7.1.1.1;

10. The location and type of all proposed and existing 
streestcape types under Section 3.8.1.1; and 

11. The location and type of all proposed and existing parkland 
under Section 3.10.1.1.

Section 2.5.3.3   Approval Process

A. The approval process for an existing neighborhood regulating 
plan follows the procedures established for approval of a 
zoning map amendment under Section 2.5.1.3.

Section 2.5.3.4   Criteria for Approval 

A. The following criteria shall be used to determine whether the 
application for an existing neighborhood regulating plan shall be 
approved, conditionally approved or denied: 

1. The proposed regulating plan conforms with the 
compatibility of uses and density standards in Section 
4.1.2.5.

2. The existing neighborhood regulating plan is consistent 
with all applicable standards and requirements of the base 
zoning district and this development code;

3. The existing neighborhood regulating plan is consistent 
with any adopted small area plan or neighborhood 
character study for the area.

4. The proposed provision and configuration of roads, 
electric, water, wastewater, drainage and park facilities 
conform to the Comprehensive Plan and any approved 
City Master Plans or Capital Improvement Plans; 

Section 2.5.3.5   Amendments

A. The Responsible Official may permit the applicant to make 
minor amendments to the existing neighborhood regulating 
plan without the necessity of amending the ordinance that 
established the existing neighborhood regulating plan. 

B. If the Director determines that proposed amendments 
substantially impact the nature of the approval, whether 
individually or cumulatively, the Director will deny the request 
for approval of the modifications and provide the applicant with 
the opportunity to revise the proposed amendments to bring 
them into compliance with the existing neighborhood regulating 
plan. 

C. If an applicant wishes to make any amendments other than 
minor amendments approved by the Responsible Official, the 
amendments will be submitted for review and approval as a 
revised existing neighborhood regulating plan. 

D. Minor amendments shall be as follows:

1. Corrections in spelling, distances and other labeling that 
do not affect the overall development concept;

2. Changes in building position or layout that are less than 
ten feet or ten percent of the total building project or area; 
and

3. Changes in proposed property lines as long as the original 
total project acreage is not exceeded, and the area of 
any base zoning district is not changed by more than five 
percent.

4. Changes in parking layouts as long as the general original 
design is maintained.

DIVISION 4:  APPLICATION FOR HISTORIC DISTRICT OR HISTORIC 
LANDMARK

Section 2.5.4.1   Establishment and Expansion of Local 
Historic Districts or Historic Landmarks

A. General Procedures for Local Historic District. Except as 
provided in this Section, an application to establish or expand 
a Historic District (HD) shall be processed and decided in 
accordance with the procedures governing an application for 
an overlay district under Section 2.5.2.2. 

B. General Procedures for Historic Landmarks. Except as 
provided in this Section, an application to establish a Historic 
Landmark shall be processed and decided in accordance with 
the procedures governing an application for a Zoning Map 
amendment under Section 2.5.1.1.



4:68

Zoning regulations4

CH
AP

TER

San Marcos Development Code   Adopted: April 17, 2018

Section 4.4.3.7   Planning area District

Table 4.14   Planning Area District Allocation

Preferred Scenario Area Planning Area Description District
% Allocation 
(Buildable Land)

Employment Center
Employment Planning Area.  The intention of the employment planning 
area is to accommodate large employers or a corporate campus that can 
incorporate some residential or mixed use.

CD-4
CD-5
EC
LI

0 - 10%
10 - 40%
60 - 90%
0 - 30%

High Intensity Zone
High Intensity Planning Area. The intention of the high intensity planning 
area is to accommodate high intensity and high density infill development 
within a compact mixed use area.

CD-1, 2, or 3
CD-4
CD-5

0 - 10%
10 - 30%
60 - 90%

Medium Intensity Zone
Medium Intensity Planning Area.  The intention of the medium intensity 
planning are is to accommodate new master planned communities with 
diverse housing types developed around a 5 minute walk to all services.

CD-1, 2, or 3
CD-4
CD-5

10 - 30%
30 - 60%
10 - 30%

Low Intensity Area

Conservation Planning Area. The intention of the conservation planning area 
is to preserve large areas of environmentally sensitive or prime agricultural 
lands while providing for clustered residential development in appropriate 
areas.

CD-1 or 2
CD-3
CD-4
CD-5

50% min.
20 -40%
10 - 30%
0 - 5%

Pa
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A. Establishment of a Planning Area District. A Planning Area 
is a zoning district approved in accordance with Section 
2.5.1.1 that allows the assignment of specific character and/
or employment districts within the planning area in accordance 
with this Section 4.4.3.7. 

1. Development Standards. Development within a planning 
area district is subject to the development standards in 
effect at the time of regulating plan approval in accordance 
with Section 2.5.6.1.

2. Comprehensive Plan. A Planning Area District is not 
permitted within an Existing Neighborhood Area on the 
Preferred Scenario Map of the Comprehensive Plan.

3. Development Plan. Approval of a Planning Area District 
requires the submission of a development plan including 
the following:

a. Buildable Land. Identification of buildable 
unconstrained land including any land area classified 
as a 1, 2, 3, or 4 on the City’s Land Use Suitability 
Map.

b. Pedestrian Sheds. Planning area districts shall be 
composed of one or more pedestrian sheds including:

1. Standard Pedestrian Shed. A standard 
pedestrian shed may be no more than 160 acres 
and is based on a one-quarter mile radius around 
a node. 

Figure 4.20 Standard Pedestrian Shed

2. Linear Pedestrian Shed. A linear pedestrian 
shed may be a maximum of 200 acres and is 
based on a one-quarter mile radius around a 
series of block lengths.

Figure 4.21 Linear Pedestrian Shed

c. Public Facilities.  Identification of emergency 
services and school facilities to serve the proposed 
development including any additional facilities 
proposed to serve the development.

d. Utilities Plan. Identification of how the site will be 
served with water and wastewater facilities including 
any needed off-site improvements.

e. Transportation Plan. Identification of the major 
transportation network proposed to serve the 
development including any off-site improvements. 

f. Neighborhood Transitions.  Neighborhood Transitions 
under Section 4.4.4.2  shall be applied to the 
development plan when a planning area boundary 
is adjacent to an Existing Neighborhood Area on the 
Comprehensive Plan.

g. Overlay Districts. Corridor and environmental overlay 
districts shall be identified on the development plan 
where applicable.

Section 4.4.3.8   Regulating Plan

A. Regulating Plan Required. After City Council approval of 
a planning area district and prior to commencement of any 
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development, the owner shall submit and must obtain approval 
of a regulating plan under Section 2.5.6.1

B. Contents of Regulating Plan.  Each Regulating Plan or 
any amendment thereof, shall reflect the following, all in 
conformance with the applicable standards and requirements 
set forth in this Section 4.4.3.7:

1. Transportation plan, including: 

a. New street designations;

b. Existing street designations;

c. Bicycle, greenway, or pedestrian passages;

d. Transit stops; and

e. Block perimeters.

2. Pedestrian sheds;

3. Parkland or civic buildings and the maintenance 
responsibility; 

4. District allocations to regulate use and development of the  
planning area; 

5. Vicinity map;

6. Major utilities plan;

7. Watershed protection plan phase I;

8. Phasing plan, if more than one phase is contemplated.

C. Additional Development Standards

1. Parkland Requirements. Planning area districts shall:

a. Include parkland constructed to the general 
neighborhood park standards in Section 3.10.2.1 
within 800 ft. of the center of the pedestrian shed.

b. Include parkland designed as a playground under 
Section 3.10.2.1 within 1000 ft. of any residential lot. 

2. Affordable Housing. Planning area districts shall:

a. Make a minimum of 10% of the units conform to the 
requirements for affordable housing under Section 
4.3.1.1.  These units are eligible to any incentives 

associated with the provision of affordable housing in 
this development code.

D. Regulating Plan Amendments.  Any amendment to an 
approved regulating plan shall follow the same procedures 
required for initial approval with the following exceptions:

1. District allocations may not be amended for any area 
where a plat has been recorded.  

2. Proposed changes to district allocations following  
recordation of a plat shall follow the zoning change 

procedures in Section 2.5.1.1.


