Cover Memo

THE CITY OF

To:

Shannon Mattingly — Planning and Development Services Director

From: |Planning & Development Services — Will Parrish, CNU-A, Planner

Date: May 16, 2019

Re:

Proposed Changes to the San Marcos Land Development Code

Purpose of this Workshop:

The purpose of this workshop is to allow City Council and the Planning and Zoning Commission the
opportunity to review the proposed changes, and provide Staff direction on which requests should be
reviewed and brought back with a recommendation.

Background:

In April 2018 the City of San Marcos adopted the San Marcos Development Code, which was
developed through the multi-year CODE SMTX process.

The purpose of the annual code review is to:

e Update content based on interpretations and practices of the department;

¢ Eliminate vague and unclear language; and

e Ensure the code is relevant and current with the Comprehensive Plan and the needs and
desires of the Community.

As the San Marcos Development Code has only been in effect since April of 2018, there have been
relatively few projects subject to the new development regulations. The number of permits submitted
that have been subject to the new code are as follows:

e Character District Zoning Requests: 2 (CD-3 & CD-4)

e Character District Zoning Approvals: 1 (CD-4)

¢ Neighborhood Density Zoning Requests: 6 (2 N-MS, 2 ND-3.5, 2 ND-3)

¢ Neighborhood Density Zoning Approvals: 3 (1 ND-3 & 2 N-MS) (Exhibit E)
¢ Neighborhood Density District Residential Building Permits: 1 ND-3

e Accessory Dwelling Building Permits: 3

e Site Development Permits Issued: 23



Process:

Staff has broken up the recommended changes into two tables, the first is typos and clarifications. In
the course of the past year, Staff has identified several sections containing typos and errors, as well as
sections that contain unclear language. These sections have been identified in Exhibit A, and Staff has
recommended language to resolve and clarify these code sections.

Exhibit B contains policy level recommendations. Staff has maintained a running list of recommended
changes idendified by the City Council as well as City Boards and Commissions for the annual review
process. Additionally, over the course of the past few months Staff has solicitied recommendations
from the general public, and received 78 policy recommendations.

Timeline:
April 2018 — Adoption of The San Marcos Land Development Code

March 2019 — Public outreach for Annual Code update begins.

o Email Blast
o March 12 — Code Amendment Request Forms and Table live on City Website
o April 29 — Reminder that Code Amendment submittal period closing May 7.

o February 25 — Update Downtown Association

e March 14 — Update Historic Preservation Commission

e March 20 — Update Neighborhood Commission

e March 21 — Update Parks Board

¢ March 25 — Update Downtown Association

e March 26 — Update Planning and Zoning Commission Meeting

May 7, 2019 — Request for Code Amendment Recommendations closes.
May 8, 2019 — Neighborhood Commission recommends approval of two resolutions, see Exhibit D

June 2019 — Joint Work Session with City Council and Planning and Zoning Commission

Next Steps:

In order to move forward, Staff would like to receive direction from City Council on which code
amendment requests should be reviewed and brought back to the Planning and Zoning Commission
and City Council with a recommendation.

Due to the fact that there have been very few projects developed under the newly adopted code, Staff
recommends that changes to the San Marcos Development Code should focus on correcting typo’s
and technical issues, as well as focusing on new items which our City Boards and Commissions have
been working on over the past year, such as the C.U.P Committee and Workforce Housing Task Force
recommendations.



Exhibits:

Exhibit A — Typos and Technical Errors Recommendations table
Exhibit B — Staff Recommendation for Proposed Update Review
Exhibit C — Supplemental Information

All Update Recommendations (summarized) table

Original Update Recommendations (un-summarized)

Resolutions/Reports from Boards and Commissions & form letter submissions
Map of approved Neighborhood Density Districts






Exhibit A

THE CITY OF

To: Shannon Mattingly — Planning and Development Services Director

From: Planning & Development Services — Will Parrish, CNU-A, Planner

Date: May 15, 2019

Re: Proposed Technical Changes to the San Marcos Land Development Code

This memo includes proposed technical changes to the San Marcos Land Development Code related
to typos, scrivener’s errors, graphical errors, and technical errors which Staff has identified in the first
year of using the San Marcos Land Development Code. These proposed changes are not intended to
affect policy decisions, but rather to reflect the stated policies and standards at the time of Code

adoption.

Typos / Errors:

Code Section Change Reason
2.3.2.1(G) Change “2. Before the 12" day after an application | Notifications are currently being
is received” to “ . . after an application is | sent without knowing whether a
determined complete.” certain case is actually moving
forward.
2.3.5.1(D) “ .. as set forth in Section 2.3.5.3 or not to | The table does not give an
exceed the original expiration time.” extension time frame for Final Plats
2.4.2.3(A)(2) Change “provide web notice” to “provide | During the last few iterations of the
application notice” draft code, “web notice” was
changed to “application notice”
2.5.3.2(A) Change “in this provision 5” to “in this provision | Wrong section reference.
3”7 (Sam A)
2.6.1.2(A)(2)(b)(1) | Add “Transition Zone and Contributing Zone | More accurately reflect the
within the Transition Zone” after Recharge | requirements in Chapter 6.
Zone.
2.6.1.2(A)(2)(d) Should be “Site Development Plan Permit” Consistency
2.7.1.1(C)(3)(a) Revise “recharge or contributing zone” to | Clarity and Consistency
“Recharge Zone, Transition Zone or
Contributing Zone within the Transition”
6.1.1.1(A)(4) Revising heading to read “Additions in | Accurately convey requirements of
Impervious Cover and/or Floor Area” section.
6.1.2.3(A) Revise “stormwater detention facility” to Clarify that the cut/ffill exemption
“stormwater facilities” applies to all stormwater facilities,
not just detention ponds.
3.10.1.2(B) Change “in civic spaces” to “as plazas” The current provision needs to be
clarified.



https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/31/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/32/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/37/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/47/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/55/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/55/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/57/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/302/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/305/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/132/#zoom=z

Code Section

Change

Reason

4.3.2.2 All links to 4.3.2.2 need to be changed to 7.2.4.1 | References to section 4.3.2.2
and 7.2.4.2 for installation and maintenance of | regarding landscaping are from the
landscaping old code.

4.3.3.2(B)4) Change “The street parallel to an alley within the | Clarity
block; and . . .” to “The street parallel to an alley
within the block; or...”

4.4.2.1 Change ND-4M to N-MS on all Building type | ND-4Mis not a curren t designation
pages and under Abbreviated Designation in list
of Neighborhood Density Districts (pg 4:45).
Change should be made throughout code with
find/replace.

4.4.2.5(B) Residential Infill Compatibility Applicability Section | Should apply regardless
should not have the second criteria

4.5.2.1( Change “1. Walls of continuity.” to “i. Walls of Consistency
continuity.” and change “2. Scale of a Building.”
to j. Scale of a Building.”

6.3.2.1(A)(1)(C) Change “site preparation permit’ to “site plan | Consistency
permit” for consistency.

6.4.2.2(A) Add “(i.e 54 inches)” after “four and one half feet” | For clarity

6.4.2.2(B) %% symbol not recognized in text, math does not | Math problem in text does not
compute correctly. Replace with .5. compute correctly.

7.1.4.3(B) Change “in Section 4.3.2.2” to “in Section 7.2.4.1” | Wrong reference

7.1.4.3(C) Remove duplicate language “Interior islands | This is stated in 7.1.4.3(C)(5), so it
may be . . . preserve existing trees” from | does not need to be stated in
7.1.4.3(C)(1) 7.1.4.3(C)(1)

7.2.1.2(F) Change “. . . and installation requirements in | Section 4.3.2.2 refers to measuring
Section 4.322" to “. . . and installation | sizes of lots
requirements in the design manual.”

7.3.1.8(C) Change “violation of a spacing or location | Section 7.3.16 Location
restriction in Section 7.3.1.6” to “. . . in Section | Restrictions does not contain the
7.3.3.3 Location and spacing restrictions.” relevant location restrictions

75.2.1 Figure 7.23 Environmental Performance Map | The map is very difficult to read
should be in color

91.1.1 In the “Division 1: General” sentence, add
Chapter 1, 2, and 8 (everything except 4 and 5)

9.4.2.2 This section needs to reference the Chapter 4 | The Exterior Design Requirements
design standards for Buildings Section 9.4.2.2 does

not provide the design
requirements.
General New code still says “Engineering Director” in afew | Should be revised to Responsible

spots

Official



https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/165/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/165/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/187/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/196/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/259/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/312/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/315/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/315/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/330/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/330/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/332/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/345/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/366/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/396/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/418/#zoom=z

Technical / Clarification:

Code Section

Change

Reason

Assessment with “Transportation Impact

Assessment.”

2.3.5.3 Possibly expand the table to include plats and | There is no specific provision
replats and specify the extension period stating that extensions are for one
year; the old code was more
specific about one year extension
2.7.1.1(F) Tighten up exemptions to site plan permit Clarity
requirements; maybe just add
“Documentation is required” after “2.
Agricultural uses.”
2.7.1.4(A)(2) Add F — “Must be served by adequately by | Accurately reflect requirements in
essential public facilities and services per | Chapter 3.
Chapter 3, Article 5.”
Chapter 3 Replace all references to Traffic Impact Analysis | Consistency with the
/ Transpiration Impact Analysis / Traffic Impact | Transportation Design Manual

approved with the Transportation
Master Plan

3.1.1.7(A)Q2)

Add “9. Allowance for Electric Overhead and
Underground Utilities easements shall be
designed based on San Marcos Utilities
(SMEU) Service Standards manual.”

Clarify requirements of section

landmark list.

Commemorative Air Force Hanger should be
put back on the map.

Add effective dates of Landmarks and add Old
Baptist Church to list.

3.1.1.1(D)(5) Exemptions for infill development should include | This exception should ensure that
“the current boundaries of the property it is for un-platted properties and
existed in the same configuration since April | portions of lots, not necessarily
17, 2018.” giving the ability to create new lots
without platting just because
you’re in an existing neighborhood
3.5.2.8(B)(3) Revise “streets” to “Avenues, Boulevards, and | Consistency with the
Commercial Streets.” Transportation Design Manual.
3.6.3.1(B)(3) Need to create an exemption for the 3:1 lot Townhome lots by nature exceed
width-to-depth ratio for Townhomes, zero-lot | the 3:1 ratio standard.
line
4.3.3.2 Add definition of “primary frontage” Only “primary street” and “primary
frontage” appear to be used
interchangeably throughout code,
however only primary street is
defined.
4.5.2.1(B)(2) Remove the “Civil Air Patrol Building A” from This was demolished in 2010

Erroneously removed

For clarity



https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/33/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/58/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/58/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/74/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/75/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/93/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/102/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/165/#zoom=z

51.1.2 Add Live/Work to Land Use Matrix and include | Clarity
definition in subsequent section.
6.1.1.1 Better clearly identify when water quality is | Clearly convey the requirements
required for redevelopments. E.g. New
impervious cover but not an increase in net
impervious cover.
6.2.2.1 Clarify how WQZ and Buffer Zones are WQZ and Buffer Zones are not
delineated now that entire floodplain is shown on updated Floodplain
considered floodway. maps.
6.4.2.4(A)(3) and (4) | Change “barriers” to “fence” Ensure clarity.
After “...debris,” add “and vehicle parking...” | Ensure people do not park on root
protection zone.
6.4.2.5(B) Should be clarified, should refer to quadrants,
and should also split fee-in-lieu to quadrants
6.4.2.6 Possibly remove Red Cedar and Huisache from | Eastern Red Cedar and Huisache
the Plant List. are “undesirable trees,” but they
are in the Plant List; Section
6.4.2.6 Tree Credits apply to all
trees in the Plant List.
7.1.2.1 Consider adding parking standard for Live/\MWork
use
7.20 (figure) Add language to clarify 15t layer along secondary | Visual is unclear.
along secondary street is the first 20 feet from the
curb (only for fences)
7.2.2.4(B)(2) Should be revised to read something like “A Add clarity, could be confused to

required protective yard may not be located
within any potions of an existing...”

Include an applicability section to read
something like “Transitional protective yards
shall be required for all new development
along interior side lot lines and rear lot lines,
including along alley rights-of-way.”

read that required landscaping
cannot be located along a street
frontage.



https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/272/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/302/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/308/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/316/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/316/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/317/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/321/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/341/#zoom=z
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/334/#zoom=z

City Code Chapter 86 (San Marcos Electric Utility Requests)

Code Change Reason
Section
86.188 Revise section to read as follows: Divide into

A.

B.

Any new development in the City Limits shall have underground
electric utilities.
Or Any redevelopment that encroaches upon existing overhead
electric infrastructure will be required to convert to underground
electric infrastructure along the entire frontage of the property or
development adjacent to the easement or public right-of-way in
which the infrastructure is in and located to a point at which
extensions and connections to future subdivisions or developments
can be made. If the property or development is not adjacent to an
easement or public right-of-way, the extension of electric lines shall
be accomplished in such a manner as to allow future extensions
and connections to new subdivisions or developments. If new
subdivisions or developments cannot be constructed beyond the
applicant’s property due to physical or legal constraints, the Director
or his desighee may waive this requirement.
In order to maintain the electric system reliability capacity, the
developer shall pay all cost associated with upgrading any electrical
infrastructure necessary to serve new or increased electric load
resulting from any new development or redevelopment within the
San Marcos Electric Utility service area.
Design and construction standards for overhead and underground
electric utility infrastructure are-available-from-the-San-Marcos
ity (S )} adivisi f the Citvof < i

i -in the City Limits are available from the
Engineering Department from the Service Provider in the area.
All Overhead service installations in the City limits shall be on
steel poles (45’ Class 3).
Allowances for Electric Overhead and Underground Utilities
easements shall be designed based on San Marcos Utilities
(SMEU) Service Standards manual.

subsections and
modify language
to clarify
regulations and
standards.
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Exhibit B

THE CITY OF

SAN MARCOS

Bl

To:

Shannon Mattingly — Planning and Development Services Director

From: |Planning & Development Services — Will Parrish, CNU-A, Planner

Date: May 16, 2019

Re:

Staff Recommendation of Code Updates to Review

Proposed Code Updates:

In addition to the typos and technical clarifications that Staff has tracked over the course of the
last year, the Engineering Department identified several code sections that could be amended in
order to align and avoid conflict with other code sections.

Additionally, within the past year, City Council has directed several City Boards and
Commissions to provide recommendations on items that may have an impact on the San
Marcos Development Code. During the outreach phase of the Code Update process, reports
and resolutions regarding new items not addressed in the CODE SMTX process were submitted
by these Boards and Commissions.

Staff also received input from various citizens and citizen groups. Much of the input from the
community, including items from some City Boards and Commissions, involves items that were
discussed at length during the CODE SMTX process. Staff recommends focusing on new items
and items that the Council has previously directed the Boards and Commissions to review.

Staff Recommendation

Staff recommends that the City Council authorize Staff to focus the update on the typos and
technical clarifications, and review the impact of the proposed code updates submitted by the
Engineering Department and the various City Boards and Commissions. This will allow Staff to
provide thorough analysis and make a recommendation on the proposed updates to the
Planning and Zoning Commission and City Council. Proposed updates from the Engineering
Department and City Boards and Commissions include:

Engineering Department

Purpose: Align with the overall intent of the Code and avoid unintended barriers or
consequences.

e Add waiver of detention/retention option for residential plats of 4 lots or less. Require
approved drainage analysis and payment-in-lieu to stormwater management fund
(3.9.1.1.G6)

e Add exception to water quality requirements for residential plats of 4 lots or less
(6.1.1.1.B)

¢ Add waiver of detention and/or water quality requirements for significantly constrained
sites outside the Urban Stormwater Management District (6.1.1.2.B)

11



Modify sensitive feature protection zone to include 25 ft buffer around feature and
additional buffer in upstream direction (6.2.2.3.C)

Require reclamation of water quality zones to incorporate natural channel design and
shape (6.2.3.2)

Add waiver of geological assessment requirement for sites that do not warrant
assessment (6.3.2.1.C)

CUP Committee:

Purpose: Provide citizens with more opportunities to provide input and limit excessive noise.

Expire conditional use permits after 3 years (2.8.3.5)

Limit appeal eligibility to applicant only (2.8.3.6)

Require all permit holders to keep site in clean and sanitary condition (5.1.5.5)
Update noise ordinance to include enforcement details and procedure (7.4.2.1)

Historic Preservation Commission:

Purpose: Allow for review of paint within the Downtown Historic District as well as clarify
standards.

Require administrative CoA to paint properties in Downtown Historic District. Prohibit
painting of previously unpainted masonry (2.5.5.1)

Clarify language and figure to clearly define least and most appropriate location(s) for
solar panel(s) (Historic Guildelines-C.5.1.6)

Align primary durable material definition to Secretary of Interior definition and standard
(4.3.5.17)

Housing Task Force:

Purpose: Small modifications in the development process and ordinances that can remove
barriers and encourage more affordability in San Marcos with limited disruption to current
development process and regulations.

Exempt small lots and infill development from minimum lot width and depth requirements
(3.6.3.1)

Analyze the impact of all proposed amendments in relation to key findings from Housing
Needs Assessment report

Add “meets needs as defined in housing needs assessment report” as rezone evaluation
criteria (2.5.1.4)

Include “Clear Path” permitting process for projects that address affordable housing
needs (4.3.1.3)

Add waiver of permitting fees option for projects that address affordable housing needs
(4.3.1.3)

Allow ADU parking in second layer of lot (4.4.6.1)

Modify definition of RV and manufactured home parks to include tiny homes. Adopt
Appendix Q of 2018 building code. (5.1.5.7) and (7.6.1.1)

12



Supplemental
Material
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https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/28/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/50/
https://user-3vpeqil.cld.bz/Design-Manual/140/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/52/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/64/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/66/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/286/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/362/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/64/
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Reports and Resolutions

THE CITY OF

To: Shannon Mattingly - Planning and Development Services Director
From: [Planning & Development Services - Will Parrish, CNU-A, Planner
Date: |[May 15, 2019

Re: Resolutions and Reports from Boards and Commissions

This section consists of resolutions and reports from the Workforce Housing
Commission (SMTX 4 All), the Historic Preservation Commission (HPC), and the
Neighborhood Commission. Additionally Staff received documents from the general
public. Attached you will find:

Housing Task Force Development Code Report (SMTX
4 All)

Management of the Painting of Historic Buildings
Resolution (HPC)

Sidewalk Plan Oversight Resolution (Neighborhood
Commission)

Neighborhood Density Review Resolution
(Neighborhood Commission)

Documents submitted by the public
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The San Marcos Housing Task Force was
formed in September of 2018 with the
purpose of assisting the City Council in

developing a strategic action plan aimed at
addressing the continuum of housing needs
in San Marcos. Through its work over the
past several months, the Task Force has
identified a number of potential Development
Code Amendments to address the housing
need in San Marcos. This report describes
both interim and comprehensive
development code amendments. Interim
amendments are being proposed as part of
the 2019 annual update. Comprehensive
amendments will be further explored by the
community and task force prior to inclusion
in the Strategic Housing Action Plan and
includes a recommended public process for
vetting these proposals.

Housing Task Force
Development
Code Report

May 1, 2019

SMTX 4 All

Homes = People « Places = Generations
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Overview

The San Marcos Housing Task Force was formed in September of 2018 with the purpose of assisting the City
Council’s Workforce Housing Committee develop a strategic action plan to address the housing needs in San
Marcos. As a first step, a Housing Needs Assessment and community survey were conducted by Root Policy
Research. The Needs Assessment and community survey, including over 2,000 respondents, identified four key
findings. To address these needs the San Marcos Housing Task Force has identified four overarching goals and a
working draft of strategies and actions. The four goals include:

1. Expand opportunities for housing,

2. Preserve and enhance existing housing stock,

3. Leverage community and regional partners, and

4. Quantify and meet the housing needs of current and future residents.
The Task Force will be working closely with the community over the next several months through a series of public
input and feedback sessions to improve and refine the working draft of strategies and actions into a strategic
housing action plan for the City of San Marcos. Prior to completion of this action plan, the Task Force is proposing a
limited list of interim development code amendments to help address the most immediate barriers and help meet
the needs identified in the City’s Needs Assessment.

Needs Assessment Findings:

The Needs Assessment included the following primary findings:

¢ Additional affordable rentals for residents earning less than $25,000 - Between 2000 and 2017, the
city lost 2,800 private market rentals affordable to households earning less than $25,000 per year due to
price increases. At the same time, the city gained 2,230 more residents earning less than $25,000. As a
result, San Marcos has a shortage of 5,950 rental units priced affordably for renters earning less than
$25,000 per year.

o Displacement prevention - According to survey results, in the past five years, nearly one in five (18%) San
Marcos renters experienced displacement—having to move from a home when they did not want to move.
The most common factors were rent increases, flood damage—including damage from the 2015 Flood—
cost of utilities, and landlord selling the home.

¢ Homes priced near or below $200,000 and increased ownership product diversity - San Marcos has
experienced a substantial increase in home prices since 2000, with particularly sharp increases in the last
five years. Median incomes, however, have not kept pace. In 2017-2018, San Marcos’ median sale price was
$256,600. Stakeholders identified families with household incomes of $60,000 to $80,000 to have the
greatest unmet affordable housing need, for both rental and ownership products. San Marcos has a
shortage of “missing middle” products, which often serve as a gateway to homeownership for residents.
Contributing to this shortage is the difficulty in developing such units in residential neighborhoods in San
Marcos due to the lack of appropriately zoned properties.

o Improve condition and accessibility of existing housing stock - Overall about one-third of all renters
and 9 percent of owners in the city said their home was in fair or poor condition. Though most residents do
live in housing that is in good condition, the need for improvements has a disproportionate impact on
vulnerable populations. For example, San Marcos families with children under the age of 18 who rent
(49%) and renters whose household includes a member with a disability (44%) are more likely to assess
their housing as in fair or poor condition than other groups. Working to improve condition and accessibility
will help serve existing residents but also attract new residents to the city. Among non-student in-
commuters who considered San Marcos, one in three chose to live elsewhere because the “housing I could
afford was lower quality and/or needed repairs/improvements.”
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Annual Development Code Update

The current San Marcos Development Code was adopted in April of 2018. The City committed to annual updates to
the development code in order to “eliminate vague, or unclear language and ensure that the code remains current
with the needs and desires of the community.” Recommendations for updates are due by the end of April which is
well before the strategic housing action plan will be finalized. Therefore, the Task Force is proposing two sets of
proposed amendments Interim and Comprehensive.

Interim Amendments include simple steps and small modifications in development processes and
ordinances that can remove barriers and encourage more affordability in San Marcos with limited

disruption to current development processes and regulations.

Comprehensive Amendments include those that need more time for community input and vetting. These
will be introduced further on in this report and may be included as part of the Strategic Housing Action Plan

process.

PROPOSED INTERIM AMENDMENTS

POLICY LEVEL RECOMMENDATIONS

Analyze the impact of all proposed development code amendments on the key
findings from the San Marcos Housing Needs Assessment. Amendments that
may exacerbate the identified housing needs should be discouraged.

Include whether the proposed development is addressing affordability as
defined in the needs assessment as one of the criteria to be considered during
a zoning change request.

ADMINISTRATIVE / PROCESS RECOMMENDATIONS

Promote the existing affordability incentives introduced in 2018 with the
adoption of the new San Marcos Development Code through the development
and promotion of a user’s guide.

Develop a “Clear Path” permitting process as an incentive for projects that
include affordability.

Include a waiver of permitting fees as an incentive for projects that include
affordability.

TECHNICAL RECOMMENDATIONS (Represent barriers to diverse housing types)

Exempt smaller lot and infill development from the Lot Width to Depth
requirements.

Modify the parking requirements for Accessory Dwelling Units so that the
additional required parking space is allowed in the second layer in addition to
the third layer of the lot.

Modify the definition of RV and Manufactured Home Parks to include Tiny
Homes and adopt Appendix Q of the 2018 International Residential Building
Code to facilitate the construction of Tiny Homes on residential lots.

CODE SECTION

N/A

Sec.2.5.1.4

N/A

Sec.4.3.1.3

Sec. 4.3.1.3

Sec. 3.6.3.1

Sec. 4.4.6.1

Sec.5.1.5.7 &
Sec.7.6.1.1&
Building Code
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https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/46/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/160/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/160/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/102/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/226/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/290/
https://user-3vpeqil.cld.bz/San-Marcos-Development-Code1/368/

COMPREHENSIVE CODE AMENDMENTS TO ADDRESS THE KEY FINDINGS FROM THE NEEDS ANALYSIS

The following comprehensive amendments have been discussed by the task force for potential inclusion in the
strategic housing action plan. These amendments have been designed to address the key findings from the needs
assessment and will be reviewed, revised and vetted over the next several months. This is also not an exhaustive
list as additional solutions and strategies may emerge during the process.

ADDITIONAL AFFORDABLE RENTALS FOR RESIDENTS EARNING LESS THAN $25,000

e C(Create Opt-In Zoning District Overlays that allow a property owner to opt-in to a more intense
zoning district in exchange for a certain percentage of affordable units.

e Develop a Voluntary Inclusionary Zoning Program that provides incentives such as increased density,
reduced parking, fee waivers, additional height and clear path permitting processed in exchange for
a certain percentage of affordable units.

DISPLACEMENT PREVENTION

e Modify the Occupancy Restrictions to mitigate the effects of the ordinance on nontraditional or
flexible living arrangements such as unmarried adults buying a home together, coop or other
intentional living models of housing, intergenerational living, and artist/DYI space housing.

HOMES PRICED NEAR OR BELOW $200,000 AND INCREASED OWNERSHIP PRODUCT DIVERSITY

e C(reate Opt-In Zoning District Overlays that allow a property owner to opt-in to an equivalent
Neighborhood Density zoning district to provide diverse forms of ownership opportunities in Infill
Neighborhoods in exchange for a certain percentage of affordable units.

e Remove barriers within conventional residential zoning districts such as SF-6 to encourage diverse
housing types within existing neighborhoods. Barriers to be addressed include minimum lot sizes,
parking requirements, allowable building types, and density.

e Remove barriers in the development process for small scale residential development within existing
neighborhoods such as watershed protection plans and complete site permits. Process these
projects similarly to a single family home or duplex on an infill lot.

e Require all new larger scale residential communities to use character districts in order to deliver
more diverse housing options and improved development standards.

e Modify or waive the watershed and site planning requirements and processes for small residential
projects of less than 6 to 9 units to better reflect the environmental impact of smaller scale
projects, minimize cost, and encourage missing middle housing types.

IMPROVE THE CONDITION AND ACCESSIBILITY OF EXISTING HOUSING STOCK

e Modify the Rental Registration program to focus the program on the condition of rental units while
balancing continued affordability.
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CURRENT INCENTIVES FOR AFFORDABILITY

Background

The San Marcos Development Code was adopted in April of 2018. During the re-write process encouraging
affordable housing was brought up as an important element of the development code. As a result of this feedback
an affordable housing section was added as part of the third draft of the code. Following is a description of the code
elements.

Available Incentives

Under the code, incentives are available for developments that elect to incorporate affordable or workforce housing
into the development. The three incentives include:

e Bonus Density - A Bonus Density is allowed for HAXIMUM DENSITY =100 UNITS
developments where at least ten percent of the units AFFORDABLE HOUSING UNITS =12 UNITS (12 PERCENT)
are affordable. The Bonus is an increase to the DENSITY BONUS = 24 PERCENT (100X .24 =24 UNITS)
maximum density for the site based on the TOTAL UNITS = 124 UNITS

ercentage of affordable units being provided within
the development. &P TABLE 4.1 DENSITY BONUS

s . . . UNITS BoNus BoNus

workforce housing into a residential development is
one of the criteria that is considered when the City 10% 20% 10%
Council considers a request by a developer to 129, 249, 129,
increase the number of stories allowed. 149, 289% 149

e Reduced Parking - Residential developments that

. . 16% 32% 16%

elect to incorporate affordable or workforce housing
. . . 18% 38% 18%

are eligible for a reduction in the number of parking
20% or more 45% 20%

spaces to 1 per unit.
Eligibility Requirements:
In order to qualify for the incentives under this section the affordable or workforce housing that is offered must
meet several requirements including
e Period of Affordability - For-Sale and Rental products receiving incentives under this section must remain
affordable for a period of at least 30 years.
o Eligible Households - Affordable and Workforce Housing must meet the following requirements with
regards to eligibility:
o Affordable Housing is for households earning no more than 80% of the median family income.
o Workforce Housing is for households earning no more than 140% of the median family income.
o Notlocated in a purpose built student housing complex
o Targeted to residents that are 22 years of age or older
e Location Efficient Areas - Affordable and workforce housing must be located in an area that is accessible
and convenient.
e Dispersal of Units and Construction Phasing - When affordable and workforce housing is incorporated
within a development it must be dispersed throughout and not built as the last units.
o Enforcement: Prior to a building permit being issued restricted covenants and deed restrictions shall be
filed.
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THE CITY OF

SAN MARCOS

RECOMMENDATION RESOLUTION

Historic Preservation Commission

Recommendation Number: (2019-02RR): Management of the painting of historic buildings
including the prohibition against painting of historic masonry in certain circumstances.

WHEREAS, the City’s Comprehensive Plan, “Vision San Marcos: A River Runs Through Us,”
recognizes that the citizens of San Marcos “are conscious of preserving our rich historical past
and will pursue future cultural enrichment™; and

WHEREAS, toward that end, the City boasts seven locally designated historic districts and eight
locally designated landmarks while other structures and sites have been recognized at the
national and state levels for their historical or cultural significance; and

WHEREAS, to uphold the goals of the Comprehensive Plan, City Council’s Strategic Initiative
concerning Downtown Vitality, and to preserve the City’s historical and cultural resources for
future generations, the Historic Preservation Commission has explored policies for possible
management of the painting of historic buildings, including the prohibition against painting of
historic masonry in certain circumstances; and

NOW, THEREFORE, BE IT RESOLVED that the Historic Preservation Commission
recommends that the San Marcos City Council consider the management of painting historic
commercial buildings and masonry in the City. The Historic Preservation Commission further
recommends that, if the City Council concurs that management of paint for historic commercial
buildings and masonry should be explored, the City Council refer the matter of possible paint
management back to the Historic Preservation Commission for the development of more specific
recommendations for the adoption of ordinances, resolutions or programs. Upon the transmittal
of the final recommendations of the Historic Preservation Commission regarding paint
management in relation to historic commercial buildings and masonry to the City Council, the
Historic Preservation Commission respectfully requests that the City Council consider
implementation of the recommendations.

Date of Approval: March 14, 2019

Record of the vote: Unanimous on a 4-0 vote

Attest: 3’«% Sl
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THECITY OF
SAN MARCOS

BACKGROUND

When the City of San Marcos first adopted a historic preservation ordinance in 1984, it
was a requirement that exterior changes in color required a Certificate of
Appropriateness for structures within a local historic district or landmark. Through the
1990s and until the Land Development Code was adopted in 2004 this remained a
requirement. In 2004, changes in color to a structure’s exterior no longer required an
approved Certificate of Appropriateness. This requirement was carried over in Section
2.5.5.1(C)(1) of the newly adopted San Marcos Development Code in 2018. In recent
years, concerns have been raised about the painting of a few properties within the City’s
Historic Districts. Of specific concern was the painting of masonry.

The Historic Preservation Commission has held discussions regarding adoption of a
color palette along with discussions of the painting of brick and masonry during regular
meetings as well as at the annual visioning workshop. To facilitate discussion among
the Historic Preservation Commission, Staff has outlined how other Texas cities
regulate painting of historic structures and has included best management practices for
preserving the exterior masonry of historic buildings.

PAINT MANAGEMENT OF HISTORIC STRUCTURES
Generally, cities choose one of the following processes:
1. Exterior paint color changes are not reviewed by Historic Preservation Officer or
Historic Preservation Commission.
2. Exterior paint color changes are administratively reviewed and approved by
Historic Preservation Officer using design guidelines.
3. Exterior paint color changes are reviewed and approved by Historic Preservation
Commission using design guidelines.

FEBRUARY 7, 2019 HISTORIC PRESERVATION COMMISSION DISCUSSION
Staff presented the Historic Preservation Commission with three different cities where
exterior paint color is managed through a Certificate of Appropriateness.

1. Galveston

o Administrative approval of Certificate of Appropriateness using an approved
palette (“Victorian” palette by Sherwin-Williams or paint from other paint
companies that the color is matched to the approved palette)

= |f using a different palette, must receive approval from Historic
Landmark Commission

e Only commercial properties within the Strand/Mechanic Historic District
(approximately 13 blocks) are reviewed

o Design standards are specific to historic paint and the exterior color of a
building (“EXHIBIT A")
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2. Grapevine:

e Administrative approval of Certificate of Appropriateness for a request to
change the color or placement of colors
= |f painting the same color, no Certificate of Appropriateness is required

e Historic paint color cards from all major paint manufacturers are allowed

e Both residential and commercial structures are reviewed

e Paint Guidelines are used to guide applicant with appropriate paint
combinations (‘EXHIBIT B”)

3. Georgetown:

e Administrative approval of Certificate of Appropriateness

e Both residential and commercial structures are reviewed

e No paint palette has been approved but staff reviews for historic appropriate
colors

e Chapter 11 of Georgetown’'s Design Guidelines are specific to historic color
schemes, accent colors, and when to paint (‘EXHIBIT C”)

PRESERVING HISTORIC MASONRY

Sealing or painting historically unpainted brick creates performance issues with the
material. The paint traps moisture in the brick, which compromises the face and
structural integrity of the brick, which leads to failure of the wall. The Secretary of the
Interior’'s Standards for Treatment of Historic Properties state that applying paint or
other coatings to masonry that has been historically unpainted or uncoated is not
recommended (“EXHBIT D”).

The following are a couple of best practices for historic masonry:

Preserve and maintain original brick, stone, terra cotta, cast concrete,
mortar and other masonry original to the building. Masonry exterior is a
character-defining feature, and its different textures, finishes and patterns
contribute to the building’s appearance. Preserve the building’s masonry to retain
your building’s historic character. Do not cover or conceal original masonry
surfaces with non-historic materials such as metal, exterior insulated finishing
systems or vinyl.

Keep the historic masonry visible and unpainted. Do not paint or seal the
masonry building if it has never been painted or sealed. The brick’s color and
texture is an important part of its appearance. Any paint applied to the brick will
require regular maintenance and periodic repainting. If the building is painted or
sealed, it may trap the moisture in the wall and cause the bricks to fail. It may
also cause moisture-related issues on the interior, such as mold. Silicone-based
sealants do not allow bricks to “breathe” and can trap moisture within walls. If
water is penetrating the historic masonry building, use one of the highly effective
non-paint related treatments available to strengthen the damaged or sandblasted
masonry and make it more water repellent and resistant to the elements.
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Many cities have written into their design guidelines that painting of historically
unpainted brick is prohibited; all three cities above have guidelines prohibiting painting
of unpainted masonry. However, if the building has already been painted, the Texas
Historical Commission Main Street Program provides guidance on removing paint
where feasible or selecting appropriate paint colors (‘EXHBIT E”).

RECOMMENDATION

In the majority of cases, regulation of paint is kept to commercial buildings using design
guidelines and administrative Certificates of Appropriateness and in all the cases
researched, unpainted masonry is prohibited from being painted.

To keep with this standard, Staff recommends the following, which was supported by
the Historic Preservation Commission at their February 7 Regular Meeting:

1. Amend the San Marcos Development Code to prohibit painting of previously
unpainted masonry;

2. Adopt the color palette from the National Trust for Historic Preservation in
Historic Design Guidelines, while allowing historic palettes from all major paint
manufacturers, and require an administrative Certificate of Appropriateness for
the current Downtown Historic District and potential future commercial historic
districts; and

3. Include educational guidance and information for residential properties within
guidelines and on website.

4. Strengthen the definition of primary materials in the San Marcos Development
Code to include the Secretary of the Interior Standard’s definition of masonry

EXHIBITS

City of Galveston Design Standards for All Historic Preservation Projects &
Commercial Properties and Appendix V. Approved Paint Palettes

City of Grapevine Paint Guidelines

City of Georgetown Design Guidelines for Colors in the Overlay Districts
Secretary of the Interior's Standards for Treatment of Historic Properties —
Recommendations for Preservation of Masonry

Texas Main Street Program Design Guide — Color Palette & Paint Guidelines

cow »

m
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CHAPTER 2: DESIGN STANDARDS FOR ALL HISTORIC PRESERVATION PROJECTS

Maintain protective coatings, such as

paint, on exposed metals.

Preserve significant architectural metal

features.

EXHIBIT

A

HisToRIC METAL

Metals were used for a variety of applications including columns,
roofs, fences and decorative features. They include cast iron, steel
and copper. Traditional metals should be preserved.

2.10 Preserve significant architectural metal
features.

Appropriate

» Provide proper drainage on metal surfaces to minimize water
retention.

s Maintain protective coatings, such as paint, on exposed metals.

2.11 Repair metal features by patching, splicing
or otherwise reinforcing the original metal
whenever possible.

Appropriate
e When replacement is necessary the new metal shall be com-
patible with the original.

KHisTORIC PAINT ¥

Historically, most wood surfaces on the exterior of a building were
painted to protect them from weathering. Concrete and stucco

Exterior Paintingand Colors structures were also sometimes painted.

The Landmark Commission does
not review exterior paint colors
in residential historic districts but
does review them in commercial
historic districts as described on
page 114,

When selecting colors, it may be
helpful to consider historic color
schemes on your street and block.
Generally, a simple color scheme
that does not include very dark
colors or stained surfaces is pref-
erable. White with green shutters
or soft earth tones with white
trim and dark shutters are often
compatible color cambinations.

Studies on paint colors used
in 19th and early 20th Century
Galveston are available from the
Galveston Historical Foundation.

"G

36

Note that all projects must meet lead-bhased paint requirements.

2.12 Plan repainting carefully.

Appropriate

e Always prepare a good substrate. Prior to painting, remove
damaged or deteriorated paint only to the next intact layer,
using the gentlest means possible.

» Use compatible paints. Some latex paints will not bond well
to earlier oil-based paints without a primer coat.

CITY OF GALVESTON
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CHAPTER 4: DESIGN STANDARDS FOR COMMERCIAL PROPERTIES

Appropriate Color

Combinations

Three colors are generally suffi-
cient to highlight a building facade.

Base Color. This appears on
the upper wall and frames the
storefront. The major expanses
of space on a storefront will be
painted this color.

Major Trim. This defines the deco-
rative elements of the building and
ties the upper fagade trim with the
storefront. The major trim color
must complement the base or body
color. Elements include:

e Building and storefront cornice

e Window frames, sills and hoods

e Storefront frames, columns,
bulk-heads and canopies,

Minor Trim. This is intended to
enhance the color scheme es-
tablished by the base and major
trim colors and may be used for
window sashes, doors and selec-
tive details. It is typically a darker
shade of the major trim color.

Approval of Paint

Colors

Several paint colors have been pre-
approved by the Landmark Com-
mission for use in locally-designated
commercial historic districts. Paint-
ing projects using these colors, or
the original building colors may be
administratively approved by the
Historic Preservation Officer without
design review by the Commission.

Painting projects that do not use pre-
approved colors must bhe approved
by the Commission on a case-by-case
basis using the standards at left.

AT

114

EXTERIOR COLOR

The Landmark Commission reviews exterior color for projects in
locally-designated commercial historic districts.

Choosing the right combination of colors for a historic rehabilita-
tion or new construction project can unify building elements with
the facade and highlight important architectural detailing. Paint
color selection should be appropriate to the architectural style and
complement the building and its surroundings.

4.30 Use a facade color scheme that reads as a

single composition.

Appropriate

Use color schemes that are simple in character.

Use one base color for the building walls and another for
the roof.

Use one to three accent colors for trim elements.

Return the building to its historic paint colors if adequate
archival information is available.

Use muted base or background colors.

Appropriate

Use muted colors for building features.

Use harmonizing or contrasting colors for trim accents.
Use matte or low luster finishes instead of glossy ones.
Use non-reflective, muted finishes on all features if possible.

Inappropriate

Do not use accent colors that contrast so strongly as to not
read as part of the composition.

Do not paint unpainted stone, brickwork or terra-cotta.

Do not use sandblasting to clean historic surfaces and/or to
remove old paint. (See Treatment of Historic Materials and
Finishes in Chapter 2.)

CITY OF GALVESTON
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Appendix V. Approved Paint Palettes
The following paint palettes have been approved for use in the historic districts:
Strand/Mechanic Historic District: “Victorian” palette by Sherwin-Williams. Please see the Exterior
Color section on page 114 for more information on exterior painting projects.

All Historic Districts: The following colors are the approved palette for items in the right-of-way
such as cell nodes and associated ground equipment:

o Rookwood Dark Brown, SW 2808;

o Rookwood Medium Brown, SW 2807;

o Rookwood Shutter Green, SW 2809; and
o Black.

All paint shall be a satin or flat finish.
The paint palettes do not apply to structures located within the residential historic districts.

Please note that use of Sherwin-Williams paint is not required. Any paint company may be used
provided the color is matched to the approved palette.

Page A-28
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PAINT GUIDELINES

Adding Character

The exterior surfaces of historic buildings are painted for two primary reasons — to protect and preserve the
exterior materials and to create color schemes appropriate for the building’s architectural style. An appropriate
paint scheme on an historic building will accentuate its architectural details and add to the character of the
historic district.

The paint colors selected for a historic building will greatly contribute to the historic character of the building and
surrounding historic district, and as such should reflect the historical age, period and style of a building,
accentuate the architectural features of the design, and represent the current owner’s taste.

The articulation and details of exterior walls, window and door openings, trim, scale, and texture of exterior
materials can be enhanced or obscured by appropriate and inappropriate paint colors selected for a building.

Select and locate paint colors that are appropriate to the style, period, and type of building and its district or area.
Selection and location of paint colors based on research of historic finishes is encouraged. Paint colors should bg



complementary to each other and used to accentuate a building’s significant features.

This method of selecting colors and locations of colors does not mean that every house or building in a historic
district or of a particular period or style should be painted the same color. There is a wide range of attractive
colors, which may be combined in hundreds of ways to provide for individuality with overall continuity.

While Grapevine did not have as great a selection of historic paint colors (most houses in town were painted
white, both body and trim, while window screens or shutters were painted dark green or black), the selected
colors are based on paint companies’ available color palettes for the period when Grapevine’s historic buildings
were being constructed.

Note

Original stone or masonry surfaces should be maintained and not be painted, unless severe deterioration of the
brick or stone can be shown to require painting and other consolidation or stabilization methods cannot be shown
to be appropriate. If masonry was previously painted, it is often not appropriate or possible to remove paint and
appropriate repainting should be considered.

Paint Color Location
Having selected a base or body color that is appropriate to the period and style of your historic building, the next
decision is for a trim color to contrast and compliment that of the body color.

Trim

Nearly all houses and some commercial buildings built in Grapevine prior to WWII were defined by trim colors.
Trim color, for houses, was used to define wood elements such as porch features, corner boards, window, and
door trim and fascia boards. All of these elements were usually painted the trim color to provide a contrast or to
define the main body (or base) color of the house.

Porches were also painted a trim color to provide an outline or contrast of color to the main body color.

Commiercial buildings typically had their body color defined by the material the building was constructed of (i.e.
brick and stone) while a trim color was utilized for defining windows, doors and other architectural elements such
as cast iron. Body and trim colors should not be similar in hue or tone intensity (i.e. two shades of colors that are
closely related like green and red or two dark or light shades of color that are similar in darkness or lightness).

Accent

A third color, commonly called an accent color, was quite often utilized to accentuate or highlight a particular
feature of a house or building. On houses, the accent color typically was painted on doors, window sashes or
special decorative wood trim. It was also common to see the front doors stained a natural color so as to
accentuate the natural grain of the wood on the door. On commercial buildings, the accent color was also used to
highlight particular architectural features of the building facade.

Color Palettes
The Grapevine Historic Preservation Commission has approved the following paint manufacturer’s preservation
color palettes for Historic Landmarks and buildings within Historic Districts:

o Sherwin Williams - Preservation Palette

o Pittsburgh Paints - Historic Paints

o Do It Best Paints - American Historical Restoration Colors (Exteriors only) 51



o Valspar - American Tradition Hlstoric Colors (Lights only)

A good rule of thumb to follow is the simpler the design of the building or house, the fewer colors used.

Certificate of Appropriateness

Any exterior modifications, including new paint colors, to buildings and properties that are designated Historic
Landmarks or within Grapevine's Historic Districts require a Certificate of Appropriateness (CA) be approved
before modifications may begin.

Many modifications are simple and routine and can be approved by City of Grapevine Staff within a few days
after the CA application is submitted. More significant projects require review and approval by the Historic
Preservation Commission, which meets monthly. The Commission has approved various preservation color
palettes to assist the building owner with appropriate colors for their historic buildings.

For further information on approved color palettes or Grapevine's Historic Preservation Programs, or to obtain a
Certificate of Appropriateness application package, please contact the Historic Preservation Office at
817.410.3197.

Contact Us

David Klempin
Historic Preservation Officer
Manager, Heritage Programs & Preservation

Grapevine Convention & Visitors Bureau
636 S. Main St.
Grapevine, TX 76051

817.410.3197
Email

Hours
Monday - Friday
8am — bpm
FAQs

« What are the advantages of owning_property in a historic district or an individual landmark?

. How do | know if | own propetty in a designated historic district or landmark?

« Is being.designated a City_of Grapevine Historic District or Landmark different from being listed on the
National Register of Historic Places?

View All
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CHAPTER 11

DEsIGN (GUIDELINES FOR

EXHIBIT

-

CoLORS IN THE OVERLAY DISTRICTS

This chapter presents design policies and guide-
lines that apply to paint colors. The City of George-
town does not have a specific color palette. Paint
color changes to single-family and two-family resi-
dential properties in the Old Town Overlay District
do not require design review.

Historic Color Schemes

When renovating an historic building, first con-
sider returning to the original color scheme, which
can be discovered by carefully cutting back paint
layers. Accurately determining the original color
scheme requires professional help, but one may
get a general idea of the colors that were used by
scraping back paint layers with a penknife. Since
the paint will be faded, moisten it slightly to get a
better idea of the original hue. It is not necessary,
however, to use the original color schemes of the
building. An alternative is to use colors in ways that
were typical of the period or architectural style, and
with them create a new color scheme.

With respect to the treatment of color on individual
historic buildings, colors that represent the ap-
propriate period of history are preferred, but not
necessarily required. Color does not damage the
historic materials or alter significant details and
can always be changed in the future and thus its
application is not as critical as some other design
options.

Inappropriate applications of color, however, may
hinder one’s ability to perceive the character of the
building’s architecture. For example, if a building
with jig-saw brackets and moldings is painted solid
black, with no contrast between the background
and the details, and little opportunity for expression
of shadows, the perception of the character of the
building may be diminished.

--------------------------------------

: In This Chapter: :
:  Color schemes 118
. Accent colors 19 -
- When to paint 120

---------------------------------------

This concern for perception of character is more
relevant in the context of the Downtown Overlay
District, where assemblage of buildings on the
street is important to one’s perception of the char-
acter of the streetscape. In this sense, one building
that stands out from the rest with an inappropriate
color scheme will impede one’s perception of the
continuity in the district. For this reason, the city
reviews the use of color as part of its consideration
of design issues. In general, HARC will consider
color on a case-by-case basis, and in context with
the building’s location.

page 117
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City of Georgetown

Policy:In general, bright colors used on large surfaces are
discouraged. In all cases, the following standards for use of
color shall apply.

11.1 Develop a color scheme for the entire

building that coordinates all the facade ele-

ments.

. Using the historic color scheme is encour-
aged.

¥ Choose a base color that will link elements
of the entire building face together. It can
tie signs, ornamentation, awnings, and en-
trances together. It can also help the building
better relate to others on the block.

. Asingle color scheme should be used for the
entire exterior so upper and lower floors and
subordinate wings of buildings are seen as

: ——— = components of a single structure.

Develop a color scheme for the entire building that - For a newer building in the Overlay Districts,

coordinates all the fagade elements. a color scheme that complements the historic

character of this district should be used.

e ——— e

11.2 Paint colors should enhance individual

building elements while creating a unified,

coordinated appearance for the entire struc-
ture.

. Paint colors and placement should create a
cohesive look for the structure. There should
be one main color on the body of the building
to unify the fagade.

. Choose colors for trim, accents, and archi-
tectural details that complement the main
color on the body of the structure.

. Consider the palette of surrounding struc-
tures to create a harmonized appearance
along the block face.

. Background and accent colors should be

Choose colors for trim, accents, and architectural consistent within separate buildings, where
details that complement the main color on the body a number of buildings are attached or where
of the structure. unity in theme is desired.

page 118
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Design Guidelines for Colors

11.3 A muted color is preferred for the base
color of most buildings.

Use muted colors to minimize the apparent
scale of buildings and blend them with the
natural colors of area.

Matte finishes are preferred to glossy
ones.

11.4 Roof colors must complement the style
and overall color scheme of the structure.

Policy: Focus attention to a building’s decorative details and
entrances.

11.5 In general, use bright colors for accents

only.

Colors of a vivid saturation are not appropri-
ate for the body of commercial buildings.
Overly strong or bold colors are not appropri-
ate for the main body of a structure. Reserve
the use of strong, bright colors for accents
when you want to draw the customer’s eye,
such as to the sign, the building’s ornamenta-
tion or entrance.

In most cases only one or two accent col-
ors should be used in addition to the base
color.

Doors may be painted a bright accent color
or they may be left a natural wood finish.
Historically, many of the doors would have
simply had a stain applied.

Window sashes, casings, and trims are also
an excellent opportunity for accent color.
Brilliant luminescent or day-glow colors are
not appropriate.

Minimize the metallic shine of aluminum and
door frames.

11.6 Paint colors should highlight architec-
tural details.

Plan painting to use more than one color. Itis
inappropriate to allow architectural details to
be camouflaged by painting them the same
color as the background of the structure
Strong or bold colors can be appropriate for
trim, accents, and architectural details.

Bright colors can be used to identify a building
entrance.

Paint colors should highlight architectural details

page 119
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City of Georgetown

Policy:It is important to know when to paint buildings and
when to leave the material in its natural state or color.

11.7 Wooden structures must be painted.

. Historically wooden structures in George-
town were painted and would not have been
left exposed wood.

% Stained wood is inappropriate for the body
of a structure.

. Certain wooden details, such as doors and
windows, may remain unpainted. But the
wood must not be exposed to the elements,
so the materials need to be treated.

. The use and color of stain must be a typical
style for the period of the structure.

- : =8  11.8 Leave natural masonry finishes unpainted

Leave natural masonry finishes unpainted when when feasible.

feasible. . Where the natural color of the materials ex-
ists, such as with stone or brick, they should
be left unpainted.

. Painting an unpainted brick or stone wall may
trap moisture inside the walls and will drasti-
cally alter its character and appearance.

. For other parts of the building that do require
painting, select colors that will complement
those of the natural materials.

11.9 Where brick has been painted historically

it should remain painted.

% If a wall is made of porous brick, which has al-
ways been painted, it should remain painted.
Removing the paint will expose the brick to
weather, accelerating its deterioration.

. If a building was originally plain brick, but
was painted sometime in the past, consider
applying new paint colors that simulate the
original brick color.

page 120
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EXHIBIT

TEXAS MAIN STREET PROGRAM DESIGN GUIDE

Color Palette + Paint

When visiting Main Street communities one of the most frequently asked questions by building owners
is “What color should | paint my building?” For those brick and stone buildings that have not been
painted or have less than 50% painted, the answer is easy. DO NOT PAINT! Remove the paint that is
there, then give your entire building a good washing. The results will surprise you when all the years of
dirt and smog that have collected are removed. But, if your building is already painted and the paint will
not come off without further deteriorating the brick, you now have paint color options for stone, brick,
wood and metal trim.

The selection of paint colors is a personal decision, as future changes can be made to the palette
without impacting the integrity of the historic building. It's a common rule of thumb to select 3 colors or
less to compose the palette and in these general proportions: body color (60%), major trim (30%), minor
trim / accent (10%). To select colors, a handful of factors can guide the decision-making process.

Consider the history of the building and the historic context. Research on the building era will reveal a
range of commonly used colors. Historic photographs may indicate the original palette and/or color
relationships if the images are black-and-white. On-site investigation, including scraping of a small area
to uncover hidden layers, may reveal the original color. Look closely at the natural landscape, street, and
block your building is a part of, noticing the larger color palette that your building is a part of. Your final
paint selections will impact your neighbors and visual appearance of the area. Identify any local
guidance and/or regulations in your community regarding paint colors in the historic district.

With a historical perspective in-hand, consider your priorities and the starting point for your selection
process. If exposed building materials, such as brick or stone, or roof materials are a visual component
of the facade, these static colors and textures should be considered at the start. For example, the color
of a brick facade would automatically be the body color to base the selection of the other colors on.
Other starting points from your process might be a business logo or branding scheme and an awning
fabric that you'd like to incorporate into the fagade.

A strong palette pulls together the visual appearance of the building, connecting fagade design with the
current use and interior space. The body color, the largest proportion of the facade, is likely a neutral or
color similar to the original facade material. This background allows the trim and accent colors to
highlight notable elements on the fagade or signage to stand out. In general, A lighter body color causes
a building to appear visually larger, while a darker color causes a building to appear smaller. The body
color also impacts heat gain, as the darker colors will cause heat to be absorbed, rather than reflected
by lighter colors. The accent color, the smallest portion of the fagade, is commonly the visual pop or
color used to highlight smaller elements on the facade. In some cases, an accent color is not used —
allowing the body and trim color to compose the palette.

There are many resources available to assist in your color selection. Roger Moss in his book “Paint in
America: The Color of Historic Buildings” surveys 250 years of paint history. Many major paint
companies have composed historic paint palettes for use by consumers, as well as tools to visualize
paint colors on your building’s facades. You may consider hiring a design and historic preservation
professional to provide a color consultation for more complex projects.
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To test your selections, purchase quart or smaller quantities of paint to cover a portion of the facade.
Review the selections over several days in natural light, both in full sun and shade, to determine any
differences. Remember, colors can’t be seen in isolation. When selecting colors with paint chips, you'll
be visually influenced by other colors on the surrounding chips, light conditions, etc. Similarly, the colors
and materials around your building will impact the way your building is seen — such as the sky, sidewalk,
street, plants, neighboring buildings, etc. You'll likely need to adjust your selections once you've tested
the palette in place.

Painting the Building

Painting can be one of the most impactful improvements you can make to your building. Understanding
the proper process is necessary before you begin, to ensure the paint is long lasting and visually
appealing. In your planning, consider the time of year and temperature to identify the best times to
undertake the project.

To prepare for painting, all needed repairs should be addressed, such as replacing rotten wood,
repointing brick mortar, and repairing window putty. On all surfaces to be painted, peeling and loose
paint should be removed. A wire brush, scraper, or heat gun can be used carefully and with the
appropriate safety precautions. If the building was painted before 1978 years old, the paint may contain
lead and should be tested. The Environment Protection Agency’s website provides guidance on the
appropriate removal of lead-based paint.

Following any paint removal, the surfaces should be washed by hand or with a pressure washer set to
less than 200 psi. At a minimum, bare surfaces should be primed before applying the new coats of paint.
If possible, all surfaces should be primed increase the likelihood the new paint will properly adhere.

In selecting the paint, consider the advantages and disadvantages of oil and latex paints. Oil paints are
more durable and may adhere better, yet they are more difficult to clean up. Latex paints are less
durable, easier to apply, and easier to clean up. Problems can arise in switching back and forth between
the different types of paint, so it is important to investigate the previous type of paint used. Also,
consider the level of shine: gloss, semi-gloss, eggshell, or matte. Follow all manufacturer’s instructions
when applying.

Note on Color Interactions:

Color, either found inherently in building materials or applied with paint, can never be viewed in
isolation. Our eyes always see color in combination and our perception is affected. It's helpful to have a
basic understanding of complementary colors and the way they interact. The basic color wheel sets up
three complementary color pairings: red + green, orange + blue, purple + yellow. If a red swatch is
placed next to a blue-green swatch - because red and green are complementary - the blue-green will
appear more green, as our eye pulls the green out. Also, our eyes prefer to view each of the
complementary colors in varying portions. For example, our eyes prefer 5 parts red to 5 parts green, yet
only one-part yellow to 9 parts purple. These interactions and proportions explain why we prefer certain
color schemes over others.
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NEIGHBORHOOD COMMISSION RECOMMENDATION
RESOLUTION NO. 2019-001R

A RECOMMENDATION RESOLUTION OF THE NEIGHBORHOOD
COMMISSION TO THE CITY COUNCIL TO ADVISE THE CITY
MANAGER TO LOOK INTO THE SIDEWALK PLAN AND ENSURE
CLEAR COMMUNICATION AMONGST ALL CITY DEPARTMENTS
AND ALL AFFECTED CITIZENS INVOLVED IN THIS PROJECT; IN
PARTICULAR WE ASK THAT COUNCIL BE SENSITIVE TO
SIDEWALKS AFFECTING OUR IRREPLACEABLE HISTORIC AREAS.

WHEREAS, the Neighborhood Commission wishes to recommend that the City Council
advise the City Manager to look into the sidewalk plan and ensure clear communication amongst
all City departments and all affected citizens involved in this project; in particular we ask that
council be sensitive to sidewalks affecting our irreplaceable historic areas.

NOW THEREFORE, BE IT RESOLVED BY THE NEIGHBORHOOD COMMISSION OF
THE CITY OF SAN MARCOS, TEXAS:

PART 1. It is recommended that the City Council advise the City Manager to look into the
sidewalk plan and ensure clear communication amongst all City departments and all affected
citizens involved in this project; in particular we ask that council be sensitive to sidewalks affecting
our irreplaceable historic areas.

PASSED AND ADOPTED on \«/’}4%1_ & ,2019.

Attest: Lizbeth Dobbins

(' %S Z, f \ Chair i
Tammy Strakos b of /bb’%%
Staff Liaison
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NEIGHBORHOOD COMMISSION RECOMMENDATION
RESOLUTION NO. 2019-002R

A RECOMMENDATION RESOLUTION OF THE NEIGHBORHOOD
COMMISSION TO THE CITY COUNCIL AND PLANNING AND
DEVELOPMENT SERVICES STAFF REVIEW THE DENSITY LEVEL
AND USE OF ZONING REGULATIONS FOR NEIGHBORHOOD
DENSITY - 3 (ND-3) AND NEIGHBORHOOD DENSITY - 3.5 (ND-3.5)
AFFECTING EXISTING NEIGHBORHOODS.

WHEREAS, the Neighborhood Commission wishes to recommend that the City Council
review density levels and use of ND 3 and ND 3.5 affecting existing neighborhoods.

NOW THEREFORE, BE IT RESOLVED BY THE NEIGHBORHOOD COMMISSION OF
THE CITY OF SAN MARCOS, TEXAS:

PART 1. It is recommended that the City Council review density levels and use of ND3
and ND3.5 affecting existing neighborhoods.

PASSED AND ADOPTED on "m au, 9 , 2019,

Attest: Lizbeth Dobbins
2;% ; Chair

Tdmmy Strakos " J}U"W%

Staff Liaison \/3 A{ZZ
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Secticn 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of town
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root ¢ause of increased property valuation, gentrification, and housing
insecurity

{2) No more rent-by-the-bedroom {purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city, RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only aliowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
“affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
fates in San Marcos. *

(3) Do not use any corridors or gateways as an excuse or justification o up-grade or up-zone to any
non-SF-8 zoning, including commercial and mutti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.

Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) Al Accessory Dwelling Units {ADU) need to be approved through C.U.P's

Section ~4.2.1.2

Reason - Numerous ADU’s will stress established neighborhoods by creating excessive traffic, noise, and
parking problems, These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

{5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woads) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would detefiorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Nelghborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established naighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted another story of units in exchange for 10% of atfordable
housing.
Section 4.3.1.2
Reason: Giving developers another story of units in exchangs for affordable housing will not resuit in
Kfliable affordable housing. This proposal is not a realistic plan o increase affordable housing in San

arcos.
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1) Eiminate alt ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Secticn 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Aliowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

{2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students, Example:
The students are charged for 12 rmonths yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
“affordable rental rates". Exarnple: By charging high prices per bedroom, they are driving up alf rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone fo any
non-SF-8 zoning, including commercial and multi-family, within existing neighborhoods. Such a zening
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.

Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems, These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2,3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire nelghborhaods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

{6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Qur current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in fivability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum helght for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not aflow developers to be granted another story of units in exchange for 10% of affordable
housing.
Section 4.3.1,2
Reason: Giving developers another story of units in exchange for affordable housing will not result in
K;Iabie affordable housing. This proposal is not a realistic plan fo increase affordable housing in San

arcos.




1) EHlminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2,7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stabiiity and
neighborhoods in the entire town of San Marcos. Thess zoning options are attractive to out of town
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
woulld alter an aréa, which Is a root cause of increased property valuation, gentrification, and housing
insecurity

{2) No more rent-by-the-bedroom (purpose built student housing) apariments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs atso lend themselves to predatory practices which victimize students. Exampie:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"aifordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

{3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example; Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

{4) All Accessecry Dwelling Units {ADU) need to be approved through C.U.P's

Section - 4.2.1.2 '

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, nolse, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
nelghbarhoods.

(5) increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3,1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entite neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule,

{6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current fransition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livabifity and property value,

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not aitow developers to be granted another story of units in éxchange for 10% of affordablé
housing.
Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not resutt in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San

T 7 113 Deerfal TE
{‘,,/MALL@;;% % o




1) Eliminate ali ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.6 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apariments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatoty practices which victimize students. Example:

The students are charged for 12 months yet are only allowed 1o live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
“affordable rental rates”. Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zoneto any
non-SF-6 zoning, including commaercial and mutti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Exampie: Hopkins Street,

Section 4.4.2.4

Reason - We need 10 keep stable, established neighborhoods in tact.

{4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stfess established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods,

(5) Increase the size of the Personal Notification Area when propetty rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zohe should be since large

~ construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Tratisitions with the following:

The maximum height for a commercial bullding, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not aliow developers 1o be granted another story of units in exchange for 10% of affordable
housing.

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not resutt in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San

Marcos.
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1) Eliminate ail ND3, ND3.5, ND4, and Neighborhood District Main Street {Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stablhty and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more reni-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason -~ we have enough of this type of siructure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-8F-6 zoning, including commercial and muiti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section-4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential io impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and wouid deteriorate all
neighborhoods surrounding downtown both in livability and property vaiue.

Replace the current LDC Neighborhood Transitionis with the following:

The maximum height for a commercial buiiding, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing.

Section 4.3.1.2
Reason: Giving developers another story of units in exchahge for affordable housing will not result in
viable affordable housmg This proposal is not a realistic plan to increase affardable housing in San
Marcos.
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street {Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2,7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom {purpose built student housing) apariments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per badroom, they are driving up ail rental
rates in San Marcos.

(3) Do not use any corridors or galeways as an excuse or justification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need 1o keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
nelghborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4,4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would detericrate alt
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the strest from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted ancther story of units in exchange for 10% of affordable
housing.
Section 4.3.1.2
Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This propesal is not a realistic plan to increase affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section £.4.2.4

Reason - These designations threafen the stability, purpose, and function of areas of stability and
neighborhoaods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity ‘

{2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this fype of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselvas to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates”. Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or jusiification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4 ‘

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU} need to be approved through C.U.P's

Section-4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traific, noise, and
parking problems. These ADUS are more likely fo be rentals which will change the character in existing
neighborhoods. ’

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1 )

Reason - The larger the incoming siructure the larger the nofification zone should be since large
construction projects (such as The Wocds) have the potential to impact entire neighborhoods and
surrounding businesses. The larger natification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This cne-siory height applies to the first block.

{7) Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing. :

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not resuft in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
Marcos.
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1) Eliminate ait ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2,7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, genfrification, and housing
insecurity

{2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this fype of struciure and need to keep a batance of housing types
throughout the cify. RBBs alfso lend themselves 1o predatory practices which victimize students. Example:
The students are charged for 12 months yet are only alfowed {o live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates”. Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

{3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zorie to any
non-SF-6 zoning, including commercial and mutti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need {o keep stable, established neighborhoods In tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2 '

Reasor - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

{5} Increase the size of the Personal Notification Area when property rezoning is requested,
Section - 2,3.1.1

Reason - The larger the incoming structuré the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 519 rule. '

{6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would detericrate alt
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be ne more than one-story. This one-story height applies o the first block.

(7) Do not allow developers to be granted another §tory of units in exchange for 10% of affordable
housing.

Section 4.3.1.2

Reason: Giving developers anocther story of units in exchange for affordable housing will not resuit in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
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1) Eliminate alf ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and.
neighborhoods in the entire town of S8an Marcos. These zoning options are afiractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom [purpose built student housing) apartments.

Section - 5.1.4.7 _

Reason -'we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental markst in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone 1o any
non-8F-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4 ‘

Reason - We need 10 keep stablé, established neighborhoods in tact.

(4) Alt Accessory Dwelling Units {ADU) need to be approved through C.U.P's

Section - 4.2.1.2 '

Reason - Numerous ADU's will siress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which wili change the character in existing
neighborhoods. '

(5) Increase the size of the Personal Notification Area when propefty rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses, The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimat and ineffective and would deteriorate alll
neighborhoods surrounding downitown both in livabitity and property value.

Replace the current LDC Neighborhood Transitions with ihe following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted aniothier stofy of Units in exchange foF 10% of affordable

housing.

Section 4.3.1.2
Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San

Marcos. .
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2,7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an aréa, which is a root cause of increased property valuation, gentrification, and housing
insecurity

\"(-2) No mare rent-by-the-bedroom (purpose buiit student housing) apartments.

Sestion 4 5.1.4.7 _

- we have enough of this type of structure and need to keep a balance of housing types

ut the city. RBBs aiso lend themselves to predatory practices which victimize students. Example:
ts are charged for 12 months yet are only allowed fo live there for a much shorter period of

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone fo any
non-SF-6 zoning, including commercial and multi-family, within existing neighborhcods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Heason - We need to keep stable, established neighborhoods in tact.

(4} All Accessory Dwelling Units {ADU) need to be approved through C.U.P's

Section - 4.21.2 _

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character In existing
neighborhoods.

(5} Increase the size of the Personal Notification Area when property rezoning is requesied,
Section - 2.3.1.1

Reason - The targer the Incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

{6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Qur current transition requirements dre minimal and ineffective and would detericrate ali
neighborhoods surrounding downtown both in livability and property value,

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

{7) Do not aliow dév'éioﬁéfé {o he granted anofhier story of units in exchange for 10% of affordabile
housing.

Section 4.3.1.2

Reason: Giving developers ahother story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods In the entlre town of San Marcos. These zoning options are attractive to out of fown
invesiors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

{2) No more rent-by-the-bedroom (purpose built student housing) apariments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only aliowed to live there for a much shorter period of
time. RBBs also arifiicially inflate the rental market in San Marcos by upwardly skewing the perception of
raffordable rental rates". Example: By charging high prices per badroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone fo any
non-SF-B zoning, including commercial and multi-family, within existing nelghborhoods. Such a zoning
change would drasticaily and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Heason - We need to keep stable, established neighborhoods in tact.

(4) Ali Accessory Dweilling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive fraffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone sheuld be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(8) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reasaon: Our currerit transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown bath in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighbarhoed or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow develspers o be granted another story of units ifi exchange for 10% of affordablé
housing.

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing wilf not resuit in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an aréa, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartmenis.

Section - 5.1.4.7

Reason - we have enough of this type of struciure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also arfificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4} All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2,1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely {o be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification Zone should be since large
construction projects (such as The Woods) have the potential to impact entite neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livabitity and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

{7) Do not aliow developers {6 be granted another story of usits it exchange foF 10% of afférdable
housing. '

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
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1) Eliminate aft ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2,7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, genfrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section -5.1.4.7

Reason - we have enough of this type of structure and need {o keep a balance of housing types
throughout the city. RBBs also lend themselves io predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter petiod of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the percéption of
"affardable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos,

(3) Do not use any corridors or gateways as an excuse or justification fo up-grade or up-zone to any
non-SF-6 zaning, including commercial and mutti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need 1o keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need io be approved through C.U.P's

Section - 4.2.1.2 '

Reason - Numerous ADU's will stress established neighborhioods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large .
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule. ‘

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current fransition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story haight appiies to the first block.

(¢ D’G fiot atiow deveélopérs to beé granted ancther story of units in exchangeé for 10% of affordable
housing.
Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic ptan to increase affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street {Commetrcial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attraciive fo out of tlown
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments,

Section -5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months vet are only allowed 1o live there for a much shorter period of.
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates”. Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse of justification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and muliti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

{4) All Accessocry Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4,.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are mare likely to be rentals which will change the character in existing
neighborhoods.

{5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

{6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: OQur current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commarcial building, across the street from an established neighborhiood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing.

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
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1) Eliminate afl ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
néighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of iown
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an aréa, which is a root cause of increased property valuation, gentrification, and housing
insecurity

{2) No more rent-by-the-bedroom (purpose built student housing) apariments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves fo predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zorie to any
non-SF-6 zoning, including commércial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighbarhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

{(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section -~ 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by ¢reating excessive traffic, noise, and
parking probiems. These ADUS are more likely to be rentals which wili change the character in existing
neighborhoods,

(5) Increase the size of the Personal Notification Area when propetty rezoning is requested.
Section - 2.3.1.1

Reason - The targer the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborheods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

{6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requiremenis are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transtitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of siability, shall be no more than one-story. This one-story height applies to the first biock.

(7) Do not allow developers to be granted anciher story of units in ex¢liange for 10% of affardablé
housing.

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
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1) Eliminate alt ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial}
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

NDA4 - Section 4.4.2,4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atfractive to out of town
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

{2) No more rent-by-the-bedroom {purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves io predatory practices which victimize students. Exampie:
The students are charged for 12 months yei are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in 8an Marcos by upwardly skewing the perception of
"affordable rentai rates”. Example: By charging high prices per bédroom, they are driving up all rentai
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-SF-6 zoning, includirig commercial and multi-family, within existing neighborhaods. Such a zoning
change would drastically and negatively impact the neighborhood. Examplé: Hopkins Street.
Section 4,4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section -~ 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woads) have the potential to impact entire neighborhocods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

() Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current fransition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property valus.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block,

(7) Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing.
Section 4.3,1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposat is not a realistic plan to increase affordable housing.in San
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1) Eliminate ail ND3, ND3.5, ND4, and Neighborhood Distriet Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stabiiity and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom {purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a baiance of housing types
throughout the city, RBBs also lend themselves to predatary practices which victimize students. Example:
The students are charged for 12 mionths yet are only allowed to five there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices pér bedroom, they are driving up alf rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification fo up-grade or up-zone 1o any
non-SF-6 zoning, including commercial and mufti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.

Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section -4.2,1.2

Reason - Numerous ADU’s will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large

- construction projects (such as The Woods) have the potential io impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and Ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximurn height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7} Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing.
Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordabie housing will not resutt in
viable affordable housing. This proposal is not a reaiigtic pian to mcrease affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire fown of San Marcos. These zoning options are atiractive to out of fown
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
“affordable rental rates". Example: By charging high prices per bédroom, they are driving up all rental
rates in San Marcos.

(3) Do nat use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
‘non-8F-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Examplé: Hopkins Street,
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2 '

Reason - Numerous ADU's will stréss established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

{5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2,3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in fivability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow dévelopers to be granted another story of units in exchange for 10% of affordable
housing.
Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
- viable affordable housing. This proposal is not a realistic plan fo increase affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of aréas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of town
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom {purpose built student housing) apartmenis.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need 1o keep a batance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students, Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also arifficially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates”. Example: By charging high prices per bedroom, they are driving up alf rental
rates in San Marcos,

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone 1o any
non-SF-6 zoning, including commercial and multi-farhily, within existing neighborhoods. Such 2 zoning
change would drastically and negatively impact the neighborhood. Exampie: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwslling Units (ADU) need to be approved through C.U.P's

Section - 4.2,1.2

Reason - Numerous ADU's will siréss established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1 '

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% ruls.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted another story of units in exchange for 10% of affordable

housing.

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in

\l\:;ab!e affordable housing. This proposal is not a realistic plan to increase affordable housing in San
arcos.
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1} Eliminate alf ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial) Ws. T Tl
designations in the code. ey

ND3 - Section 4.4.2.1 5-5-1%

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpase, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of sfructure and need to keep & balance of housing types |
throughout the city. RBBs also lend themselves to predatory practices which victimize studenis. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorer period of
time. RBBs also artificially inflate the rental market in 8an Marcos by upwardly skewing the perception of
"affordable rental rates”. Exarnple: By charging high prices per bedroom, they are driving up afl rental
raies in San Marcos.

(38) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-8F-6 zoning, including commercial and mufti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively Impact the neighborhood. Exampié: Hopkins Street.

Section 4.4.24

Reason - We need {0 keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5} Increase the size of the Personal Notification Area when propetty rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our curtent fransition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDG Neighborhood Tranisitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7} Do not allow dévelopers to be granted another story of units in exchange for 10% of affordable
housing.

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
Marcos.
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

NDS3 - Seciion 4.4.2.1

ND3.5 -~ Section 4.4,2,7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stabifity and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of fown
investors who often do rict share the best interest of our citizens. Allowing these types of zoning changes
wouid alter an area, which is a root cause of increased property valuation, genirification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section -5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types

throughout the city. RBBs aiso lend themselves to predatory practices which victimize students. Example:

The students are charged for 12 months yet are only allowed to live there for a much shorter period of

time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and mutti-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Exampie: Hopkins Streef.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by treating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

{5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1
Reason - The larger the incoming structure the larger the notification zone should be since large

- eonstruction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing.
Section 4.3.1.2
Reason: Giving developers another story of units in exchange for affordable housing will not result in
'K;Iable affordable housing. This proposal is not a realistic plan to increase affordable housing in San

arcos.
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1} Eliminate alf ND3, ND3.5, ND4, and Neighborhood District Main Street (Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
irsecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates”. Example: By charging high prices per bedroom, they are driving up afi rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-SF-6 zoning, including commercial and multi-family, within existing neighbothoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dweliing Units (ADU} need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5} Increase the size of the Personal Notification Area when property rezoning is requested,
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zohe should be since large

- construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would detefiorate all
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7} Do not ailow developers to be granted another story of units in exchange for 10% of atiordabie
housing.
Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to ircrease affordable housing in San
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street {Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stabifity, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are atiractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
would alter an arsa, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section - 5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves fo predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone 1o any
non-SF-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4} All Accessory Dweilling Units (ADU) need to be approved through C.U.P's

Section - 4.2.1.2 '

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhioods.

(8} Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule,

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirementis are minimal and ineffective and would detetiorate ali
neighborhoods surrounding downtown both in livability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum height for a commercial building, across the street from an established neighborhood or
area of stabifity, shall be no more than one-story. This one-story height applies o the first block,

(7) Do not allow developers t6 be granted anothier story of units in exchange for 10% of affordable
housing. '

Section 4.3.1.2

Reason: Giving developers another story of units in exchange for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
Marcos.
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1) Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street {Commercial)
designations in the code.

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4 _

Reason - These designations threaten the stability, purpose, and function of areas of stability and
neighborhoods in the entire town of San Marcos. These zoning options are attractive to out of town
investors who often do not share the best interest of our citizens. Allowing these types of zoning changes
waould alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroon: (purpose built student housing) apartments.

Section -5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up alf rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-grade or up-zone to any
non-8F-6 zoning, including commercial and multi-family, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4,4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Units (ADU} need to be approved through C.U.P's

Section - 4.2.1.2

Reason - Numerous ADU's will stréss established nelghborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely fo be rentals which will change the character in existing
neighborhoods.

(5) Increasge the size of the Personal Notification Area when property rezoning is requested.
Section - 2.3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhoods and
surrounding businesses. The larger notification zone will not be used when determining the 20% rule and
the 51% rule.

(6} Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in fivabifity and property value.

Replace the current LDC Neighborhood Trarisitions with the following:

The maximum helight for a commercial building, across the street from an established neighborhood or
area of stabllity, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers o be granted another story of units in exchange for 10% of affordable
housing.

" viable affordable housing. This proposal is not a realistic plan to increase affordable housing in Sart

Section 4.3.1.2
Reason: Giving developers another story of units in exchange for affordable housing will not result in l :
Marcos. W
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1} Eliminate all ND3, ND3.5, ND4, and Neighborhood District Main Street {Commercial)
designations In the code,

ND3 - Section 4.4.2.1

ND3.5 - Section 4.4.2.7

ND4 - Section 4.4.2.4

NDMS _Section 4.4.2.4

Reason - These designations threaten the stability, purpose, and function of areas of stability ard
neighborhoods in the entire town of San Marcos. These zoning options are attractive io out of fown
investors who often do not share the best interest of our citizens, Allowing these types of zoning changes
would alter an area, which is a root cause of increased property valuation, gentrification, and housing
insecurity

(2) No more rent-by-the-bedroom (purpose built student housing) apartments.

Section ~5.1.4.7

Reason - we have enough of this type of structure and need to keep a balance of housing types
throughout the city. RBBs also lend themselves to predatory practices which victimize students. Example:
The students are charged for 12 months yet are only allowed to live there for a much shorter period of
time. RBBs also artificially inflate the rental market in San Marcos by upwardly skewing the perception of
"affordable rental rates". Example: By charging high prices per bedroom, they are driving up all rental
rates in San Marcos.

(3) Do not use any corridors or gateways as an excuse or justification to up-~grade or up-zone to any
non-SF-6 zoning, including commercial and mulii-farnily, within existing neighborhoods. Such a zoning
change would drastically and negatively impact the neighborhood. Example: Hopkins Street.
Section 4.4.2.4

Reason - We need to keep stable, established neighborhoods in tact.

(4) All Accessory Dwelling Uniis (ADU) need to be approved through C.U.P's

Section - 4.2.1.2 '

Reason - Numerous ADU's will stress established neighborhoods by creating excessive traffic, noise, and
parking problems. These ADUS are more likely to be rentals which will change the character in existing
neighborhoods.

(5) Increase the size of the Personal Notification Area when property rezoning is requested.
Section - 2,3.1.1

Reason - The larger the incoming structure the larger the notification zone should be since large
construction projects (such as The Woods) have the potential to impact entire neighborhcods and
surrounding businesses. The larger notification zone wilt not be used when determining the 20% rule and
the 51% rule.

(6) Redact Section 4.4.4.1, 4.4.4.2, and Section 7.2.2.3 Neighborhood Transitions

Reason: Our current transition requirements are minimal and ineffective and would deteriorate all
neighborhoods surrounding downtown both in fivability and property value.

Replace the current LDC Neighborhood Transitions with the following:

The maximum helght for a commercial building, across the street from an established neighbdrhood or
area of stability, shall be no more than one-story. This one-story height applies to the first block.

(7) Do not allow developers to be granted another story of units in exchange for 10% of affordable
housing.

Section 4.3.1.2

Reason: Giving developers ancther story of units in exchangs for affordable housing will not result in
viable affordable housing. This proposal is not a realistic plan to increase affordable housing in San
Marcos.
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