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Goals

Guiding 
Principles 

and Existing 
Conditions

Citywide 
Growth 
Scenario

Planning Elements 
and 

Recommendations

Area Plans and 
Implementation 

Strategies

Plan 
Drafting and 
Finalization

Project Phases (from Public Engagement Plan)

We are here!
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Objective:
Establish a preferred growth scenario to inform 
and shape Comprehensive Plan element goals 
and policies, as well as Area Plans, throughout 
the rest of the planning process.



Overview
• Role of the Comprehensive Plan

• Vision and Guiding Principles

• Scenario Inputs and Methodology

• Overview of Detailed Scenarios

• Overview of Stations
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Role of the Comprehensive Plan
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Role of the Comprehensive Plan
• Will establish the vision, goals, and policy direction for the next 20 years

• An umbrella document that will integrate high level direction from past 
and current planning efforts.

• Will establish the types of neighborhoods and districts we want moving 
forward.
• What types of housing, workplaces, and shopping do we want and 

where should they go? 
• What amenities and infrastructure do these places need?

• An implementation strategy with specific phasing and action items.
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How does the Comprehensive Plan fit in 
with other efforts?
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Comprehensive Plan Process & Approach

In association with: TJKM TRANSPORTATION CONSULTANTS | ECONOMIC & PLANNING SYSTEMS The City of San Marcos | Comprehensive Plan Rewrite     10

STEP 1:   Vision & Values

STEP 2:   Guiding Principles

STEP 3:   Planning Elements

STEP 4:   Implementation Strategies

Community established aspirations for the next 
20 years in San Marcos

Statements to measure recommendations and 
strategies against

Detailed recommendations – for a variety of 
topics – to positively shape the quality of life & 

place for the community

Mechanisms to help realize the vision of the 
San Marcos community



Vision and Guiding Principles
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Draft Vision & Guiding Principles Development
Outreach Events:
• CPSC Meeting #1: November 12th

• City Council Workshop #1: November 17th

• CPSC Meeting #2: January 14th

• Community Workshop #1: February 25th

• Virtual Open House: February 26th to March 
30th

• CPSC Social: April 22nd

• Focus Group Meeting #1: April 28th

• CPSC Short Survey: Sent to CPSC on May 5th

• Focus Group Meeting #2: May 12th

• CPSC Meeting #3: May 27th
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Excerpt from the Virtual Open House “virtual room”
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Key Takeaways:
• Equitable
• Inclusive Community
• Protect and Value Natural 

Resources
• Intentional & Responsible Growth
• Diversity & Affordability of 

Housing
• Preservation of Quality of Life

Excerpt from the Virtual Open House in which 
participants were asked for their “one word vision for 

San Marcos”

Draft Vision & Guiding Principles Development



Draft Vision Statement

“San Marcos is a complete community of diverse 
and inclusive neighborhoods that protects and 

celebrates the river and the City’s other rich 
natural and historical assets; retains its small-

town feel, charm and quality of life; and leverages 
growth to continue building a sustainable 
community that benefits existing and new 

businesses and residents.”
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Draft Guiding Principles
• Sustainable and Resilient – San Marcos strives to promote and balance economic, 

environmental, and social sustainability and resiliency for current residents and future 
generations.

• Equitable, Diverse and Inclusive – San Marcos strives to maintain and create 
opportunity, choice, and a sense of belonging for all residents, regardless of race, ethnicity, 
age, gender, ability, income, education, sexual orientation, religious beliefs, or political 
affiliation.

• Unique and Complete – San Marcos will improve access to employment and essential 
goods and services throughout San Marcos while respecting individual preferences and 
protecting the unique character of existing neighborhoods and places.

• Supported and Connected – San Marcos will ensure that existing and new 
development throughout the community has sufficient infrastructure and access to critical 
amenities to support residents, employees and visitors now and in the future.

• Strategic and Complementary – San Marcos will ensure that new development adds 
to the greater whole of the community and that the long-term impacts of development are 
considered in short-term decision making.
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Scenario Inputs and Methodology
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Updating the Growth Framework
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Population 2000 2019 Total Ann. # Ann. %

San Marcos 34,733 69,731 34,998 1,842 3.7%
Hays County 97,589 228,364 130,775 6,883 4.6%

City as % of Hays County 35.6% 30.5% 26.8%
Austin-Round Rock-Georgetown MSA 1,249,963 2,223,897 973,934 51,260 3.1%

Source: Texas Demographic Center; U.S. Census; Economic & Planning Systems

2000-2019

Population Growth

 San Marcos 
accounts for 
about 30% of 
Hays County

 San Marcos 
captured 27% 
of population 
growth since 
2000

69,700 residents in San Marcos in 2019 
Population, 2000-2019
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Growth Framework



Households 2000 2020 Total Ann. # Ann. %

San Marcos 13,248 23,058 9,810 491 2.8%
Hays County 33,410 82,767 49,357 2,468 4.6%

City as % of Hays County 39.7% 27.9% 19.9%
Austin-Round Rock-Georgetown MSA 471,855 867,862 396,007 19,800 3.1%

Source: U.S. Census; Esri Business Analyst; Economic & Planning Systems

2000-2020

Growth Framework

Average Household Size
2.26 people per household
2.75 average in Hays County

Households, 2000 to 2020Household Growth
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Hays County Population and Household 
Forecast, 2020 to 2050
Description Factor 2020 2050 Total # Ann. # Ann. %

Forecast
Population 234,896 746,149 511,253 17,042 3.9%

Pop per HH 2.84 2.60
Households 82,767 287,268 204,501 6,817 4.2%
Housing Units 5% Vacancy 89,176 301,632 212,456 7,082 4.1%

Source:  State of Texas; Economic & Planning Systems

Change 2020-2050

 Hays County Forecast to grow by 
212,500 housing units by 2050

 San Marcos has historically 
captured 20% to 30%

Equates to 42,000 
to 54,000 new units 
by 2050



Growth Framework

Hays County Forecast Employment by Sector Type, 2020 to 2050

Sector 2019 2030 2040 2050 Total Ann. # Ann. %

Driving Industries 31,251 51,331 83,948 106,155 74,904 2,416 4.0%
Business Support Industries 18,246 32,237 54,299 70,804 52,558 1,695 4.5%
Community Support Industries 23,838 36,645 54,340 66,376 42,538 1,372 3.4%

Total 73,335 120,213 192,587 243,335 170,000 5,484 3.9%

Source: Texas State Demographer;BLS QCEW; BEA; Economic & Planning Systems

Change 2020-2050
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 Hays County forecast to 
grow at 3.96% annually by 
the Capital Metropolitan 
Planning Organization 
(CAMPO)

 Estimated 170,000 new 
jobs by 2050

 San Marcos accounts for 
30% of jobs in the county

Employment Forecast

Equates to 
approximately 51,000 
new jobs by 2050
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Overlays
Historic Resource Overlay
Cultural Resource Overlay
Environmental Overlay
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Historic Resource
• Utilized the My Historic SMTX 

Resources Survey from 2019 and 
designated 

• Historic Districts Designated 
historic districts were included 
in their entirety

• For other areas in the Historic 
Resources Survey, a contiguous 
area was created that included 
all properties ranked Medium 
and High priority

• For the scenario mapping and 
modeling exercise, jobs and 
housing were only allocated to 
vacant parcels within the 
Historic Resources Overlay
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Cultural Resource
• Used the Cultural Resource 

data layers originally included 
in the prior Land Use 
Suitability map (except for 
Historic Districts as those 
were included in the Historic 
Resource Overlay)

• These included: 
• City Parks
• Fish Hatcheries, and 
• Cemeteries

• No housing and no jobs were 
allocated to any area mapped 
within the Cultural Resource 
Overlay



The City of San Marcos | Comprehensive Plan Rewrite     24In association with: TJKM TRANSPORTATION CONSULTANTS | ECONOMIC & PLANNING SYSTEMS

Environmental
• Updated portions of the City's Land Use Suitability Map (LUS) 

• Cultural and Historic Resource input data was removed as they are 
included in their own overlays

• Input layers included in the draft updated LUS are related to:
• The Edwards Aquifer; 
• Endangered and Threatened Species; 
• Floodplains; 
• Priority Watersheds; 
• Sensitive Feature Protection Zone; 
• Steep Slopes; 
• Erosive Soils; 
• Vegetation; 
• Water Quality Zone and Buffer; and 
• the River Corridor and Protection Zone. 

• These inputs were used to recalculate environmentally constrained 
areas on a scale of 1 (Least Constrained) to 5 (Most Constrained)

• The Environmental Overlay includes all areas scoring a 5 within the 
City Limits and all areas scoring a 4 or 5 outside the City Limits, but 
within the Extraterritorial Jurisdiction (ETJ). 

• A maximum of 50% of areas within the environmental overlay were 
"developed" with allocations of housing and jobs. 



Land Use
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Development Types

Land Use

Mobility & 
Access

Parks, 
Open 

Space & 
Trails

Built Form
Urban 

Design & 
Placemaking

Private
Realm

Public
Realm
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Development Types
Screenshot of 
matrix included in 
packet; not 
intended for 
reading
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Development Types
Lower Density Neighborhood Medium Density Neighborhood

Primary Land Use/s: Detached Single Family Residential 
Secondary Land Use/s: Attached Single Family; 
Public/Institutional; Parks
Housing Density: 3-6 DU/acre (4.5 DU /acre for modeling 
purposes)

Primary Land Use/s: Attached SF; Low to Medium-Scale 
Multifamily Residential 
Secondary Land Use/s: Public/Institutional; Parks and Open 
Space; Mixed Use Commercial 
Housing Density: 6-12 DU/acre (9 DU/acre for modeling 
purposes)



The City of San Marcos | Comprehensive Plan Rewrite     28In association with: TJKM TRANSPORTATION CONSULTANTS | ECONOMIC & PLANNING SYSTEMS

Development Types
Higher Density Neighborhood Neighborhood Commercial/Center

Primary Land Use/s: Medium to Higher-Scale Multi-Family; 
Attached Single Family
Secondary Land Use/s: Public/Institutional; Parks and Open 
Space; Mixed Use Commercial
Housing Density: 12+ DU/acre (15 DU/acre for modeling 
purposes)

Primary Land Use/s: Small to Medium-Scale General 
Commercial and Mixed Use
Secondary Land Use/s: Small Scale Office; Live-Work; Parks 
and Open Space; Public/Institutional
Jobs Density: 10 jobs/acre
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Development Types
Community Activity Center Highway Commercial

Primary Land Use/s: Medium to Higher-Scale Mixed Use; 
Hospitality; Medium to Higher-Scale MF
Secondary Land Use/s: Public/Institutional; Parks and Open 
Space; Mixed Use Commercial; Attached SF
Housing Density: 12+ DU/acre (15 DU/acre for modeling)
Jobs Density: 25 jobs/acre

Primary Land Use/s: Small to Large-Scale General 
Commercial; Hospitality
Secondary Land Use/s: Medium-Scale MF; Parks and Open 
Space
Jobs Density: 15 jobs/acre
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Development Types
Lower Density Employment Medium Density Employment

Primary Land Use/s: Light to Heavy Industrial; Warehouse 
and Distribution; Lower Density Office
Secondary Land Use/s: Supportive Service Commercial; 
Parks and Open Space
Jobs Density: 8 jobs/acre

Primary Land Use/s: Medium to Higher-Scale Office and 
other Commercial
Secondary Land Use/s: Supportive Service Commercial; 
General Commercial; Medium to Higher Intensity Mixed 
Use; Parks and Open Space; Hospitality
Jobs Density: 30 jobs/acre
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Development Types
Campus Parks/Open Space/Natural Areas

Primary Land Use/s: Public/Institutional (Civic, Educational, 
etc.); Medical; Parks and Open Space
Secondary Land Use/s: Commercial; Medium to Higher 
Intensity MF and Mixed Use; Hospitality
Housing Density: 8 DU/acre
Jobs Density: 20 jobs/acre

Primary Land Use/s: Parks and Open Space
Secondary Land Use/s: Public/Institutional



Overview of Detailed Scenarios
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Trend Scenario - Characteristics
• Single historic downtown
• Auto-oriented commercial along corridors outside of downtown
• Traditional subdivisions and multifamily housing where opportunity exists or can be 

created
• Suburban style expansion east of IH-35
• Continued project by project debate over appropriateness of development
• Continued reliance on key corridors resulting in increased congestion 
• Walkability will remain a desired condition only realized in downtown or in specific 

subdivisions/projects
• Housing demand outpacing employment growth resulting in more pronounced 

“bedroom community” position
• Continued pressure to develop in a piecemeal fashion impacting environmentally 

sensitive areas
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Trend Scenario
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Trend Scenario
New Housing New Jobs
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Trend Scenario
Land Consumption: 23,664 acres
Jobs to Housing Balance: 1.01
Lane Miles of New Roadways: 450 miles
Acres of New Impervious Cover: 10,929
Walkability: 122 intersections/square mile
Development in Overlays:
• Historic Resource: 243 new housing units + jobs
• Cultural Resource: 0 new housing units + jobs
• Environmental: 38,148 new housing units + jobs
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Scenario A – Second City Center – Select Goals
Land Use Goal 1: Conserve historic assets and reduce pressure on existing developed and undeveloped areas 
by establishing a second, higher density City Center east of existing city development.
Community Design and Character Goal 2: Encourage distinct places and neighborhood character across San 
Marcos with a hierarchy of destinations with services and amenities.

Economic Development Goal 1: Support existing businesses and employment areas with improved access, 
services and amenities.
Economic Development Goal 2: Promote a new regional employment hub in and around the second City 
Center.
Housing Goal 1: Concentrate medium-to-high density housing in and adjacent to the second City Center to 
meet a large portion of projected housing needs.

Transportation Goal 2: Minimize the need for cross-city and cross-regional driving trips by locating goods, 
services and employment closer to where people live.
Environment and Resource Protection Goal 1: Limit planned development in environmentally sensitive areas 
by planning and developing higher intensity places in San Marcos.
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Scenario A
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Scenario A Housing Compared to Trends
Trends Scenario A



The City of San Marcos | Comprehensive Plan Rewrite     40In association with: TJKM TRANSPORTATION CONSULTANTS | ECONOMIC & PLANNING SYSTEMS

Scenario A Jobs Compared to Trends
Trends Scenario A
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Scenario A – Second City Center
Metric Trends Scenario Scenario A
Land Consumption 23,664 acres 18,518 acres

Jobs-Housing Balance 1.01 0.99

Lane Miles of New Roadways 450 lane miles 374 lane miles

Acres of New Impervious Cover 10,929 acres 10,104 acres

Walkability (Intersection Density) 122 per square mile 166 per square mile

Development in Overlays

Historic Resource 243 housing units + jobs 237 housing units + jobs

Cultural Resource 0 0

Environmental 38,148 housing units + jobs 28,764 housing units + jobs
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Scenario B – Corridors and Nodes – Select Goals
Land Use Goal 1: Conserve historic assets and reduce pressure on existing neighborhoods by 
focusing medium intensity development along transportation corridors.
Land Use Goal 2: Maintain Downtown as the primary mixed use center serving San Marcos and 
foster smaller commercial and mixed use nodes along arterials and at major intersections.
Community Design and Character Goal 1: Protect character of existing neighborhoods and 
districts by focusing majority of future growth and development to major corridors and 
undeveloped areas
Economic Development Goal 2: Strengthen and expand existing industries and areas already 
identified for employment in San Marcos and coordinate regionally for additional opportunities.
Housing Goal 1: Concentrate medium density housing along major corridors.
Housing Goal 2: Develop low density housing in new neighborhoods on the periphery of San 
Marcos to meet remaining housing need.
Transportation Goal 1: Provide multi-modal transportation options along corridors to leverage 
investments and connect people to the places they want to go.
Environment and Resource Protection Goal 2: Facilitate an overall land use strategy that clusters 
development in more places to reduce the burden on any single watershed. 
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Scenario B
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Scenario B Housing Compared to Trends
Trends Scenario B
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Scenario B Jobs Compared to Trends
Trends Scenario B
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Scenario B – Corridors and Nodes
Metric Trends Scenario Scenario B
Land Consumption 23,664 acres 24,368 acres

Jobs-Housing Balance 1.01 0.94

Lane Miles of New Roadways 450 lane miles 504 lane miles

Acres of New Impervious Cover 10,929 acres 11,946 acres

Walkability (Intersection Density) 122 per square mile 147 per square mile

Development in Overlays

Historic Resource 243 housing units + jobs 243 housing units + jobs

Cultural Resource 0 0

Environmental 38,148 housing units + jobs 44,996 housing units + jobs



The City of San Marcos | Comprehensive Plan Rewrite     47In association with: TJKM TRANSPORTATION CONSULTANTS | ECONOMIC & PLANNING SYSTEMS

Side-by-Side Comparison
Screenshot of 
matrix included in 
packet; not 
intended for 
reading
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Scenarios A & B Comparison
Metric Scenario A Scenario B
Land Consumption 18,518 acres 24,368 acres

Jobs-Housing Balance 0.99 0.94

Lane Miles of New Roadways 374 lane miles 504 lane miles

Acres of New Impervious Cover 10,104 acres 11,946 acres

Walkability (Intersection Density) 166 per square mile 147 per square mile

Development in Overlays

Historic Resource 237 housing units + jobs 243 housing units + jobs

Cultural Resource 0 0

Environmental 28,764 housing units + jobs 44,996 housing units + jobs
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Scenario A & B Housing Comparison
Scenario A Scenario B
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Scenario A & B Jobs Comparison
Scenario A Scenario B
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Side-by-Side Comparison
Other Notable Differences:

• Housing Capacity 95,603 91,252
• Jobs Capacity 91,241 85,546

• Capture in City Limits
• Housing 27.1% 20.9%
• Jobs 53.2% 62.1%

Scenario A Scenario B
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Side-by-Side Comparison
Other Notable Differences:

0
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Side-by-Side Comparison
Other Notable Differences:
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Open House Stations
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Station 1: About the Project
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Station 2: Overlays
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Station 3: Development Types
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Station 4: Trend Scenario
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Station 5: Scenario A
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Station 6: Scenario B
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Station 7: 10 Elements + Next Steps



Next Steps
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• Preferred Growth Scneario
• Plan Element Goals & Policies
• Small Area Plans

Next Steps
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Comprehensive Plan Rewrite
Community Meeting #2 – September 15, 2021
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