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Plan Amendment Application Case No.: 09001 
 
Council District: NA (CSMA)   City Council Meeting Date:  March 19, 2009 
 

Plan Amendment Map – Attachment 1     
Digital Ortho Image – Attachment 2                 

 
Summary:            
Neighborhood/Community/Perimeter Plan: City South Community Plan 
The applicant requests to amend the Land Use Plan designation from Rural Living to Agriculture 
and Light Industry for 25.37 acres located southwest of the intersection of Fischer Road and IH-335 
 
Background Information:           
Applicant: Salah Diab    
Owner: Miguel Vela 
Property Location: Located southeast of the intersection of Fischer Road and IH-35   
Acreage: 25.37                                            
Current Land Use of site: Vacant 
Adjacent Land Uses:  
   N: Vacant 
   S: Vacant 
   E:  Vacant 
  W:  Vacant 
    
Issue: 
LAND USE ANALYSIS: 
The subject property is located within the jurisdictional area of the City South Management Authority 
and is located to the southeast of the Fischer Road and IH-35 intersection. The subject property is 
currently undeveloped acreage and the properties to the north, south, east, and west are undeveloped 
as well. The subject property falls within the boundaries of the City South Community Plan. The 
applicant is proposing a truck-stop facility on a 25-acre portion of a 145-acre tract. The proposal also 
includes restaurant, motel, truck maintenance, and fairground facilities.  
 
The City South Community Plan currently classifies this property as Rural Living. The Rural Living 
land use classification supports the principles of preserving rural residential character while retaining 
open space and scenic corridors. This land use classification may also be utilized to provide a 
transitional area between urbanized, denser development and significantly rural, open, or agricultural 
uses.  The Rural Living classification recommends residential uses composed mainly of single-family 
dwellings on individual estate lots. This classification also recommends that Neighborhood and 
Community Commercial uses will directly serve residential areas while ensuring compatibility with 
adjacent residential areas. Uses recommended for the Agriculture and Light Industry land use 
classification include a mix of limited light industrial uses as well as retail, office, and service uses 
that directly service industrial agricultural uses. No residential uses are recommended for the 
Agriculture and Light Industry classification. Light industrial uses are only permitted adjacent to 
arterials, expressways, or railway lines. Proper screening, buffering, and off-street loading provisions 
will enhance compatibility with adjoining uses.  
 
The properties on the west side of IH-35 are in the United Southwest Communities Plan. The 
properties are classified as Industrial. According to the United Southwest Communities Plan Industrial 
areas include a mix of manufacturing uses, business park, and limited retail/service uses that serve the 
industrial uses. Examples of industrial uses include drug laboratories, furniture wholesalers, includes 
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lumberyards, tamale factories, and warehousing. The proposed change in land use classification would 
complement the existing Industrial classification on the west side of IH-35. This proposal would also 
serve to promote commercial and light industrial nodal development in the vicinity of the Fischer 
Road and IH-35 intersection. 
 
The property is adjacent to an electrical transmission line easement on the east side. The easement is 
approximately 100 feet in width and will serve as a buffer between the subject property and adjacent 
future uses. The applicant has also proposed additional natural buffers along the south and west 
boundaries of the parcel.  
 
The Guiding Principles of the City South Community Plan recommend provision of efficient 
transportation and delivery of goods and services. The proposed development would service the 
increasing number of trucks and other vehicular traffic transiting IH-35. Additionally, the proposal 
would also service the truck and vehicular traffic that will be entering and leaving the proposed Union 
Pacific multi-modal facility proposed for the property on the adjacent side of the freeway.  
  
 

Minimal Impact        Impact can be mitigated      Significant Impact  
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: IH-35 is a Freeway (250’ – 500’ ROW). Fischer Road is an 
Enhanced Secondary Arterial (120’ – 142’ ROW) 
 
Comments:  
The applicant has indicated that an acceleration lane will be installed at the northwest corner of the 
property. This acceleration lane is intended to allow trucks to attain sufficient speed to enter the 
freeway safely. Placement of the acceleration lane in this location would allow truck traffic to enter 
the freeway prior to reaching the Fischer Road interchange and alleviate traffic on that intersection. 
Access to the IH-35 frontage road would be subject to Texas Department of Transportation review. 
There are currently no VIA bus routes in the immediate vicinity.   
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
 
COMMUNITY FACILITIES ANALYSIS: 
Public Facilities: There are currently no public facilities within one mile of the boundary of the subject 
property. The subject property is located in the Southwest Independent School District.   
 
Comments: No residential uses are proposed. The project will pose a minimal impact to community 
facilities. 

Minimal Impact              Impact can be mitigated      Significant Impact 
 
            
Recommendation: 
STAFF RECOMMENDATION: 

 Approval                          Denial         Alternate Recommendation: 
 
Staff recommends approval of the land use change from Rural Living to Agriculture and Light 
Industry on 25.37 acres. 
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CITY SOUTH MANAGEMENT AUTORITIY BOARD RECOMMENDATION: 
Meeting & Public Hearing Date: November 25, 2008; Continued to the January 27, 2009 CSMA 
Board Meeting  

 Approval                Denial        
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009           

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: February 6, 2009 
No. Notices mailed 10 days prior to Public Hearing: 22 to owners of land within 200 feet; 80 to the 
City South Planning Team 
Registered Neighborhood Association(s) Notified: N/A 
 
 
CSMA ZONING SUPPLEMENTAL INFORMATION: 
Current zoning district: “RD” Proposed Zoning: Proposed Zoning: "MI-1 S" 

Mixed Light Industrial with a Specific Use 
Authorization for Fairgrounds.   

CSMA Zoning Public Hearing Date:  Applicant will submit zoning case application at a later date 
 Approval                Denial        

 
 
Planning Department Staff: 
Nina Nixon-Mendez, AICP            Planning Manager 
Roderick Sanchez, AICP, CBO   Director 
Patrick Howard, AICP    Asst. Director 
Case Manager: Tyler Sorrells, AICP  Planner   Phone No.: 207-7395 
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RESOLUTION NO.  
RECOMMENDING TO APPROVE / DENY THE AMENDMENT OF THE 
LAND USE PLAN CONTAINED IN THE CITY SOUTH COMMUNITY PLAN, 
A COMPONENT OF THE MASTER PLAN OF THE CITY, BY CHANGING 
THE USE FROM RURAL LIVING TO AGRICULTURE – LIGHT INDUSTRY 
ON APPROXIMATELY 25.37 ACRES LOCATED SOUTHEAST OF THE 
INTERSECTION OF IH-35 AND FISCHER ROAD MORE SPECIFICALLY 
DESCRIBED BY LEGAL DESCRIPTION AS BEING 25.375 ACRE TRACT OF 
LAND, OUT OF THE FRANCISCO RICARDO HERNANDEZ SURVEY NO. 6, 
ABSTRACT 6, COUNTY BLOCK 4301 AND A PORTION OF THAT 145.090 
ACRE TRACT AS DESCRIBED IN DEED OF RECORD IN VOLUME 10865, 
PAGE 206 OF THE OFFICIAL RECORDS OF BEXAR COUNTY, TEXAS. 

 
WHEREAS, City Council approved the City South Community Plan as an addendum to the Master Plan 
on June , 2003; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the 
Master Plan as specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may 
be amended by ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and 
APPROVED / DENIED the amendment on February 25; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the 
Master Plan as it pertains to land use intensity, compatibility, community facilities, and the transportation 
network and found the amended plan to be CONSISTENT / INCONSISTENT with City policies, plans 
and regulations and in conformance with the Unified Development Code, Section 35-420, therefore 
meeting all requirements; and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The amendment to the Arena District/Eastside Community Plan attached hereto and 
incorporated herein by reference is recommended to the City Council with this Commission’s 
recommendation for APPROVAL / DENIAL as an amendment to the City’s Comprehensive Master 
Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2009. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Cecilia G. Garcia, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: 09004 
 
Council District: 1     City Council Meeting Date:  4/02/2009 
 

Plan Amendment Map – Attachment 1     
Digital Ortho Image – Attachment 2                 

 
Summary:            
 
Neighborhood/Community/Perimeter Plan: Near Northwest Community Plan 
The applicant requests to amend the Land Use Plan designation from Urban Low-Density 
Residential to Community Commercial.   
   
Background Information:           
Applicant: Gerardo Menchaca   
Owner:  Vernon A. Behrendt  
Property Location:  1315, 1323, and 1327 W. Ridgewood Ct    
Acreage:  0.4131 acre                                            
Current Land Use of site: Urban Low Density Residential 
               
Adjacent Land Uses:  
N:  10 ft alley, Urban Low Density Residential on San Francisco St. 
E:  IH-10 ROW           
S:  Urban Low-Density Residential Neighborhood             
W: Urban Low-Density Residential Neighborhood 
 
Issue: 
DEFINITIONS: 
Urban Low-Density Residential Use:  Mainly includes single-family houses on individual lots.  
Detached and attached accessory dwelling units such as granny flats and garage apartments are 
allowed when located on the same lot as the principal residence.  Only one accessory dwelling is 
permitted per lot and should reflect the appearance of the main structure.  Certain non-residential uses, 
such as schools, places of worship and parks, are appropriate within these areas and should be 
centrally located to provide easy accessibility. 
 
Community Commercial:  Includes medium and high intensity land uses that draw its customer base 
from a larger community.  This classification can include a mix of uses in the same building or the 
same development.  Community Commercial uses are typically located on arterials at major 
intersections (nodes) or in established commercial areas along arterials.  Examples of Community 
Commercial uses include Neighborhood Commercial uses, convenience stores with gas stations, 
grocery stores, plant nurseries, paint/carpet stores, offices, apartments and community shopping 
centers.  Drive-through establishments are permissible.  Community Commercial uses should 
incorporate well-defined and accessible entrances, shared internal circulation, limited curb cuts to 
arterial streets, ample sidewalks and shade trees in parking lots, landscaping on planter strips between 
the parking lot and street and well-designed, monument signage.  Community Commercial centers 
should be designed to create safe, attractive and convenient vehicular and pedestrian linkages with 
adjoining land uses. 
 
LAND USE ANALYSIS: 
The subject properties are located at 1315, 1323, 1327 W. Ridgewood Ct.; the properties are the first 3 
parcels to the west of Interstate Highway 10.  The existing structures on Lots 16 and 17currently serve 
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as single-family residential dwellings; Lot 15 is currently vacant.  The applicant is requesting a Plan 
Amendment and Zoning Change in order to establish a catering business.  The current land use 
designation of the subject property is Urban Low-Density Residential and the applicant is seeking a 
Plan Amendment to change the land use to Community Commercial.   
                                                                                                                                                                                      
Adjacent uses to the subject property include IH-10 Access road to the east, and single family 
residential to the west and south.  An alley separates the subject property from a single family 
residential property to the north. 
 
The Community Commercial designation would bring a significant increase in activity to the 
neighborhood.  Depending upon the various hours of operation, this could result in undesirable 
nuisances in the forms of increased light and noise concerns, odors, traffic, delivery trucks, and 
commercial refuse pick-up times. 
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Comments: Parking is proposed on the eastern most parcel (closest to IH-10) and would prove to have 
a slightly negative impact on the neighborhood.  W. Ridgewood Ct. is not listed on the City of San 
Antonio Major Thoroughfare Plan but connects to IH-10 which is a Primary Arterial Type A.  A high 
peak rate of traffic is not anticipated for the existing residential structures.  Should the site be used in 
the future for any Community Commercial uses such as retail, the peak traffic would be between 1.56 
to 4.97 trips per 1,000 square feet of the building size.  Consequently, this would potentially have a 
greater traffic volume, and it is highly likely that traffic will cut through the residential neighborhood, 
due to the location and proximity to Hildebrand and IH-10 W.  Additionally, it could increase traffic 
slowdowns on the IH-10 Access Road at peak times due to proximity of the parking lot to the 
intersection.   
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: NA 
Comments: Subject properties are located to the west of IH-10 Access Road. 
 

Minimal Impact      Impact can be mitigated       Significant Impact to Community Facilities 
Capacity 
 
Recommendation: 
STAFF RECOMMENDATION: 

 Approval                         Denial         Alternate Recommendation:       
Comments:  The proposed Land Use change request from Urban Low-Density Residential to 
Community Commercial would make the subject property incompatible to the surrounding single 
family neighborhood.  The Near Northwest Community Plan states:  “Objective 3.3 – Protect and 
preserve the Near Northwest’s unique housing character.”  “Action Step 2.2.2 – Encourage new 
business development to locate in existing commercial areas in need of revitalization and promote 
existing business enhancement.” 
 
This Plan Amendment is continued from the prior Planning Commission Public Hearing; January28, 
2009.  Two citizens spoke against the proposed amendment to the Near Northwest Community Plan:  
Mrs. Patricia Doria, President of the Los Angeles Heights-Keystone Neighborhood Association and 
Mr. Thomas Sanchez, resident of the 1300 Block of W. Ridgewood Ct. 
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PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: 1/9/2009 
No. Notices mailed 10 days prior to Public Hearing: 60 
No. of Noticed returned: 5 
Registered Neighborhood Association(s) Notified:  1 
Comments:  
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION: 
Current Zoning District:  O2, R4    Proposed Zoning District: C-1  
Zoning Commission Public Hearing Date:  February 3, 2009            

 Approval                Denial        
 
Planning Department Staff: 
Nina Nixon-Mendez, AICP               Planning Manager 
Case Manager:  Brad Smilgin      Planner       Phone No.: 207-7909  
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Planning Area
• North: Loop 410
• East: IH- 10
• South: Culebra, Saint 

Cloud and Bandera
• West: Callaghan
• Over 8 square miles
• City Council Districts 

1 and 7
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Amendment 09004

Plan as adopted: Proposed amendment:
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Amendment 09004

Aerial:
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Photo of Subject Properties

View of 1315 W. Ridgewood Ct. 
facing north
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Photo of Subject Properties

View of 1323 W. Ridgewood Ct. 
facing north
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Photo of Subject Properties

View of 1327 W. Ridgewood Ct. 
facing north
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Photo of Subject Property

View from site facing south 
towards Hildebrand



9

Photo of Subject Property

View from corner of IH-10 Access 
and W. Ridgewood Ct facing west
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Staff Recommendation

• Staff recommends denial of the Master Plan 
Amendment as it conforms to the criteria set forth in 
Sections 35-420 (g) (2) and 35-421 (d) (3) of the 
Unified Development Code.

• This Plan Amendment is continued from the prior 
Planning Commission Public Hearing; January28, 
2009.  Two citizens spoke against the proposed 
amendment to the Near Northwest Community Plan:  
Mrs. Patricia Doria, President of the Los Angeles 
Heights-Keystone Neighborhood Association and Mr. 
Arturo Sanchez, resident of the 1300 Block of W. 
Ridgewood Ct.
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Plan Amendment Application Case No.: 09005 
 
Council District: 7    City Council Meeting Date:  April 2, 2009 
 

Plan Amendment Map – Attachment 1     
Digital Ortho Image – Attachment 2                 

 
Summary:            
Neighborhood/Community/Perimeter Plan: Northwest Community Plan 
The applicant requests to amend the Land Use Plan designation from Community Commercial to 
Regional Commercial for 8.76 acres located northwest of the intersection of Bandera Road and 
Eckhert Road 
 
Background Information:           
Applicant: Kaufman & Killen, Inc    
Owner: A49, LLC 
Property Location: Located northwest corner of the intersection of Bandera Road and Eckhert Road 
Acreage: 8.76                                            
Current Land Use of site: Vacant 
Adjacent Land Uses:  
   N: Restaurant, Storage 
   S: Commercial 
   E:  Commercial 
  W:  Vacant 
    
Issue: 
LAND USE ANALYSIS: 
The subject property is located within the planning area of the Northwest Community Plan. The 
property under consideration is located at the northwest quadrant of the Bandera Road and Eckhert 
Road intersection and totals approximately 8.76 acres. The properties to the north are developed, with 
a restaurant and storage facility on site. The properties to the northwest contain industrial uses. The 
property immediately to the west of the subject is vacant and industrially zoned while the properties to 
the south all contain industrial uses. Eckhert Road serves as the boundary between the City of San 
Antonio and City of Leon Valley.  
 
The Northwest Community Plan defines Regional Commercial as uses, including offices, professional 
services, and retail uses, that draw on a regional customer base. Examples include big box retail, 
shopping malls, movie theaters, and medical or office complexes that are mid to high-rise. Regional 
Commercial uses are typically located at nodes formed by highways and major arterials, or two major 
arterials and are usually twenty acres in size or greater. Regional Commercial uses should include 
well-defined entrances, and shared internal circulation with appropriate landscaping and pedestrian 
amenities. Parking and pedestrian areas should be shaded with monument signage. Also, lighting 
controls should be in place to direct lighting on to the site, away from adjacent land uses, as well as 
providing reduction in glare and uplighting.  
 
Community Commercial is defined in the Northwest Community Plan as providing for offices, 
professional services, and retail uses of moderate intensity and impact. Examples of land uses 
appropriate for this classification include grocery stores, medical offices, nurseries, and mailing 
services store. Locations for Community Commercial uses include along arterials. Parking is 
encouraged to be located at the rear of buildings and shared access is required. Appropriate buffering 
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from adjacent land uses is also desired and includes landscaping, screening, and lighting controls. 
Monument signage, as well as pedestrian amenities, is recommended. 
 
The Northwest Community Plan designates a series of major nodes where commercial development is 
deemed to be appropriate. (p. 12) The Bandera/Eckhert intersection is included in the community plan 
as an existing major node. Major Nodes are defined as extending a distance of 1,200 feet from the 
intersection on either side of the road. The subject property is approximately 675 feet from the 
intersection of Bandera Road and Eckhert Road. 
 
The parcel immediately adjacent to the western boundary of the subject property is classified as High 
Density Residential. The classification of this property as High Density Residential will be further 
analyzed in a Five Year Review for the Northwest Community Plan which is anticipated for fiscal 
year 09. Staff will review the appropriateness of this land use adjacent to industrially and 
commercially classified properties. Additionally, the Community Commercial area to the south, which 
contains a mix of Regional Commercial and Community Commercial uses, will also be reexamined in 
the Five Year Review. 
 

Minimal Impact        Impact can be mitigated      Significant Impact  
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations:  
Bandera Road is a Primary Arterial Type A (120’); Eckhert is a Secondary Arterial Type A (86’) 
Comments:  
There are four VIA bus stops in the immediate vicinity of the subject property. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
COMMUNITY FACILITIES ANALYSIS: 
Public Facilities: No community facilities are in the immediate vicinity of the subject property 
Comments: No residential uses are proposed. The project will pose a minimal impact to community 
facilities. 

Minimal Impact              Impact can be mitigated      Significant Impact 
 
            
Recommendation: 
STAFF RECOMMENDATION: 
Staff recommends approval of Plan Amendment 09005 

 Approval                          Denial         Alternate Recommendation:      
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009           

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: February 6, 2009 
No. Notices mailed 10 days prior to Public Hearing: 18 to owners of land within 200 feet; 60 to the 
Northwest Planning Team 
Registered Neighborhood Association(s) Notified: N/A 
 
ZONING SUPPLEMENTAL INFORMATION: 
Current zoning district: C2 Proposed Zoning: C3 
Zoning Commission Meeting: March 3, 2009 

 Approval                Denial        
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Planning Department Staff: 
Case Manager: Tyler Sorrells, AICP  Planner   Phone No.: 207-7395 
Nina Nixon-Mendez, AICP            Planning Manager 
Roderick Sanchez, AICP, CBO   Director 
Patrick Howard, AICP    Asst. Director 
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RESOLUTION NO.  
 

RECOMMENDING TO APPROVE / DENY THE AMENDMENT OF THE 
LAND USE PLAN CONTAINED IN THE NORTHTWEST COMMUNITY 
PLAN, A COMPONENT OF THE MASTER PLAN OF THE CITY, BY 
CHANGING THE USE FROM COMMUNITY COMMERCIAL LAND 
USE TO REGIONAL COMMERCIAL LAND USE FOR AN AREA 
DESCRIBED BY THE LEGAL DESCRIPTION NCB 18560 BLK 2 LOT 1 
NORTHWEST CORRIDOR BUSINESS PARK LTD UT-1 AND NCB 18560 
P-66A 

 
WHEREAS, City Council approved the Northwest Community Plan as an addendum to the Master Plan 
on September 24, 1998; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the 
Master Plan as specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may 
be amended by ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and 
APPROVED / DENIED the amendment on February 25; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the 
Master Plan as it pertains to land use intensity, compatibility, community facilities, and the transportation 
network and found the amended plan to be CONSISTENT / INCONSISTENT with City policies, plans 
and regulations and in conformance with the Unified Development Code, Section 35-420, therefore 
meeting all requirements; and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The amendment to the Northwest Community Plan attached hereto and incorporated herein 
by reference is recommended to the City Council with this Commission’s recommendation for 
APPROVAL / DENIAL as an amendment to the City’s Comprehensive Master Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2008. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Cecilia G. Garcia, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: 09008 
 
Council District: 3      City Council Meeting Date:  4/2/2009 
 

Plan Amendment Map – Attachment 1     
Digital Ortho Image – Attachment 2                 

 
Summary:            
Neighborhood/Community/Perimeter Plan: South Central San Antonio Community Plan 
The applicant requests to amend the Land Use Plan designation from Low Density Residential to 
Mixed Use.   
 
Background Information:           
Applicant: Yolanda Rodriguez     
Owner: Yoland Rodriguez 
Property Location: 2011 Probandt   
Acreage: 0.3099                                            
Current Land Use of site: Vacant       
Adjacent Land Uses:  
   North and West: Low density residential occupied by single family residential 

East: Right-of-way and low density residential occupied by single family residential 
South and Southwest: Right-of-way and mixed use occupied by auto related uses 

   Southwest and Northwest:  Mixed use occupied by religious organizations 
Northeast: Right-of-way and low density residential occupied by a light industrial use 

 
Issue: 
LAND USE ANALYSIS: 
The subject property is bounded by the right-of-ways of Probant to the west and Thelka to the south.   
The existing surrounding land uses are mixed.  Within the block where the subject property is located, 
to the north and west is single family residential.  To the northwest is a public institutional use.  The 
southwest corner of the block is a community commercial use.  Across the street from the subject 
property on Probandt are light industrial to the northeast, single family residential to the east, and auto 
related uses to the south and southwest.  Also to the southwest is a public institutional use. 
 
The South Central San Antonio Community Plan designates Low Density Residential land use for the 
subject parcel which includes single-family houses on individual lots and may include accessory 
dwelling units.  
 
The proposed Mixed Use land use provides for a concentrated blend of residential, retail, professional 
service, office, entertainment, leisure, and other related uses at increased densities to create a 
pedestrian-oriented environment.  This land use category allows for a mix of uses in the same building 
or in the same development.  New buildings should create a strong street presence and a quality 
pedestrian environment, with facades facing the street with common, landscaped parking areas located 
behind buildings.  Additionally, the plan states, “mixed uses are desired along the corridors S. Flores 
Street, Cevallos, S.W. Military Drive, S. Presa Street, Pleasanton Road, Probandt Street, and 
Roosevelt Avenue” (South Central San Antonio Community Plan Update, p. 5). 
 
Because of the existing mix of uses in the vicinity of the subject property and its proximity to mixed 
use future land use, the change of the future land use from low density residential to mixed use will 
have minimal impact. 
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Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 

 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: Probandt is a Secondary Arterial Type B requiring 70 to 86 
feet of ROW 
Other streets: Thelka is a local residential street. 
Comments:  

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: none 
Comments:       

Minimal Impact              Impact can be mitigated      Significant Impact to Community 
Facilities Capacity 

            
Recommendation: 
STAFF RECOMMENDATION: 

 Approval                          Denial         Alternate Recommendation:       
Comments:   
The requested plan amendment from low density residential to mixed use land use is recommended 
because of the current mix of existing uses neighboring the subject property, the proximity to a mixed 
use corridor off of South Flores, and the property’s location along a secondary arterial type B with 
significant amount of street frontage to allow for safe ingress and egress into and out of the property. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: February 6, 2009 
No. Notices mailed 10 days prior to Public Hearing: 47 
Registered Neighborhood Association(s) Notified: Roosevelt Park Neighborhood Association, 
Mission San Jose Neighborhood Appearance and Safety Comm., East Pyron/ Symphony Lane 
Neighborhood Association, Riverside Neighborhood Association, King William Association, and 
Riverside South Neighborhood Association 
Comments: The subject property is not located within or within 200 feet of any neighborhood 
association 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION: 
Current zoning district:  R-6    Proposed zoning district: NA   
Zoning Commission Public Hearing Date:  No zoning change application has been received at this 
time 

 Approval                Denial        
 
Planning and Development Services Department Staff: 
Rod Sanchez, AICP, CBO   Director 
Patrick Howard, AICP   Assistant Director 
Nina Nixon-Mendez, AICP               Planning Manager 
Case Manager: Rebecca Paskos     Senior Planner   Phone No.: 207-7816  
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RESOLUTION NO.  
 

RECOMMENDING TO APPROVE THE AMENDMENT OF THE LAND 
USE PLAN CONTAINED IN THE SOUTH CENTRAL SAN ANTONIO 
COMMUNITY PLAN, A COMPONENT OF THE MASTER PLAN OF 
THE CITY, BY CHANGING THE USE FROM LOW DENSITY 
RESIDENTIAL TO MIXED USE FOR AN AREA OF APPROXIMATELY 
0.3099-ACRES LOCATED AT 2011 PROBANDT STREET. 

 
WHEREAS, City Council approved the South Central San Antonio Community Plan as an addendum to 
the Master Plan on November 10, 2005; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the 
Master Plan as specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may 
be amended by ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and 
APPROVED the amendment on February 25; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the 
Master Plan as it pertains to land use intensity, compatibility, community facilities, and the transportation 
network and found the amended plan to be CONSISTENT with City policies, plans and regulations and 
in conformance with the Unified Development Code, Section 35-420, therefore meeting all requirements; 
and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The amendment to the South Central San Antonio Community Plan attached hereto and 
incorporated herein by reference is recommended to the City Council with this Commission’s 
recommendation for APPROVAL as an amendment to the City’s Comprehensive Master Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2009. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Cecilia G. Garcia, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
 
 



RESOLUTION NO.  
 

RECOMMENDING TO DENY THE AMENDMENT OF THE LAND USE 
PLAN CONTAINED IN THE SOUTH CENTRAL SAN ANTONIO 
COMMUNITY PLAN, A COMPONENT OF THE MASTER PLAN OF 
THE CITY, BY CHANGING THE USE FROM LOW DENSITY 
RESIDENTIAL TO MIXED USE FOR AN AREA OF APPROXIMATELY 
0.3099-ACRES LOCATED AT 2011 PROBANDT STREET. 

 
WHEREAS, City Council approved the South Central San Antonio Community Plan as an addendum to 
the Master Plan on November 10, 2005; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the 
Master Plan as specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may 
be amended by ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and 
APPROVED the amendment on February 25; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the 
Master Plan as it pertains to land use intensity, compatibility, community facilities, and the transportation 
network and found the amended plan to be INCONSISTENT with City policies, plans and regulations 
and in conformance with the Unified Development Code, Section 35-420, therefore meeting all 
requirements; and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The amendment to the South Central San Antonio Community Plan attached hereto and 
incorporated herein by reference is recommended to the City Council with this Commission’s 
recommendation for DENIAL as an amendment to the City’s Comprehensive Master Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2009. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Cecilia G. Garcia, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: 09010 
 
Council District: 1     City Council Meeting Date:  April 2, 2009 
 

Plan Amendment Map – Attachment 1     
Digital Ortho Image – Attachment 2                 

 
Summary:            
Neighborhood/Community/Perimeter Plan: Greater Dellview Area Community Plan 
The applicant requests to amend the Land Use Plan designation from Parks/ Open Space to 
Community Commercial 
 
Background Information:           
Applicant: Gerardo Menchaca    
Owner: Guide Dogs of Texas, Inc. 
Property Location: 1503 Allena Drive; Located west of the intersection of Allena and San Roman 
Drives   
Acreage: 3.9750                                            
Current Land Use of site: Administration offices and guide dog training facility 
Adjacent Land Uses:  
   N: Olmos Creek 
   S: Unimproved Alley (Single-family residences beyond) 
   E:  Allena Drive (Single-family residences beyond) 
   W:  Unimproved Alley (Single-family residences beyond) 
    
Issue: 
LAND USE ANALYSIS: 
 
The subject property is located in the northwestern section of the Greater Dellview Area Community 
Plan planning area and is sandwiched between a single-family residential neighborhood and Olmos 
Creek.  The subject property is currently designated for Parks/ Open Space land use, but is privately 
held and lies outside of the 100-year floodplain.  The parcels to the west and south are designated for 
Low Density Residential land use and are occupied by single-family residences.  The parcels to the 
east (across Allena Drive) are designated for Parks/ Open Space land use; single-family residences 
were constructed on several of these parcels within the past 5 years.  The applicant is requesting to 
change the land use designation on the subject property from Parks/ Open Space to Community 
Commercial to support a rezoning request to C-2 with a Conditional Use for “Dog Training – Outdoor 
Permitted.” 
 
The Parks/ Open Space land use category includes both parks and open space.  Parks include public or 
private land uses that encourage passive or active outdoor recreation.  Examples include public 
pocket, regional, or linear parks, hike and bike trails, as well as private parks associated with 
subdivisions and homeowner’s associations.  Open space includes land set aside for conservation, 
aesthetic, or functional purposes, but not necessarily recreational purposes.  Examples include 
conservation easements, floodplains, or drainage rights of way. 
 
The Community Commercial land use category provides for medium intensity commercial uses that 
serve a market on the scale of a community comprised of two or more medium sized neighborhoods.  
Community Commercial uses should be located in a nodal fashion, near the intersection of collectors 
and arterials, the intersection of two arterials, or along arterials where already established.  Examples 
of community commercial land uses include convenience stores with gasoline, car washes, minor auto 
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repair and servicing, grocery stores up to 65,000 sq. ft., plant nurseries, medium sized restaurants, and 
community shopping centers. 
 
While the existing land use category may reflect the desire of the community to create new parks or 
open space near Olmos Creek, this designation does not allow for an economically viable use of the 
subject property, which is privately held and not located in the floodplain.  Consequently, a change in 
land use would be acceptable.  However, the requested land use designation (Community 
Commercial) would allow for intense commercial activities that are incompatible with adjacent single-
family residential uses.  The requested conditional use, “Dog Training – Outdoor Permitted,” may be 
compatible with adjacent properties given the size of the parcel, the location of the subject property 
along a creek and the separation from adjacent residences afforded by the undeveloped alleys to the 
west and south.  However, the higher intensity commercial uses that would be permitted by right with 
a change in land use to community commercial and a subsequent rezoning to C-2 would not be 
compatible with the adjacent single-family residential uses. 
 

Minimal Impact        Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: Allena Drive is a local street 
 
Comments:  The subject property does not have sufficient access to transportation infrastructure to 
support community commercial uses.  The subject property is located on a cul-de-sac with limited 
frontage along a local street. 
 
The nearest VIA bus stop is one block south of the subject property. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
 
COMMUNITY FACILITIES ANALYSIS: 
Public Facilities: This established residential neighborhood is served by existing schools, parks, fire 
stations and other community facilities. 
 
The subject property is located in the Northeast Independent School District.  Olmos Elementary is 
located 3 blocks south of the subject property. 
 
Comments: It is expected Community Commercial development would have little to no impact on 
community facilities. 
 

Minimal Impact              Impact can be mitigated      Significant Impact 
 
            
Recommendation: 
STAFF RECOMMENDATION: 

 Approval                          Denial         Alternate Recommendation: 
 
Staff recommends denial of the requested land use change to Community Commercial and approval 
of a land use change to Low Density Residential.  The existing Parks/ Open Space land use 
designation does not allow for an economically viable use of the subject property, which is privately 
held and not located in the floodplain.  However, the Community Commercial land use category is 
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inappropriate given the proximity of the subject property to existing low density residential land uses 
and the lack of transportation infrastructure necessary to support the types of commercial uses allowed 
within the Community Commercial land use category.  The Low Density Residential land use 
category is consistent with the existing adjacent Low Density Residential land use classifications and 
will allow for economically viable development on the subject property that is compatible with 
adjacent uses.  With a low density residential land use designation, the applicant could apply for “RD” 
zoning with a Conditional Use for “Dog Training – Outdoor Permitted.”  This would allow for the 
applicant’s planned use while ensuring the use of the property would return to low density residential 
should this conditional use expire. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009         

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: February 6, 2009 
No. Notices mailed 10 days prior to Public Hearing: 42 to owners of land within 200 feet; 29 to the 
Greater Dellview Area Community Plan Planning Team 
Registered Neighborhood Association(s) Notified: Dellview Area Neighborhood Association, North 
Central Neighborhood Association, Los Angeles Heights/ Keystone Neighborhood Association, 
Northwest Los Angeles Heights Neighborhood Association 
 
ZONING SUPPLEMENTAL INFORMATION: 
Current zoning district: “R-4”  
Proposed zoning district: “C-2” (CD- Dog Training – Outdoor Permitted) 
Zoning Public Hearing Date:  March 3, 2009 

 Approval                Denial        
 
 
Planning & Development Services Department Staff: 
Roderick Sanchez, AICP, CBO  Director 
Patrick B. Howard, AICP   Assistant Director 
Nina Nixon-Mendez, AICP            Planning Manager 
Case Manager: Michael Taylor, AICP Senior Planner   Phone No.: 207-0145 
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RESOLUTION NO.  
 

RECOMMENDING TO APPROVE / DENY THE AMENDMENT OF THE 
LAND USE PLAN CONTAINED IN THE GREATER DELLVIEW AREA 
COMMUNITY PLAN, A COMPONENT OF THE MASTER PLAN OF 
THE CITY, BY CHANGING THE USE FROM PARKS/ OPEN SPACE 
LAND USE TO COMMUNITY COMMERCIAL LAND USE FOR AN 
AREA OF APPROXIMATELY 3.9750 ACRES LOCATED AT 1503 
ALLENA DRIVE MORE SPECIFICALLY DESCRIBED BY LEGAL 
DESCRIPTION: LOT 1, BLOCK 1, NCB 11692 

 
WHEREAS, City Council approved the Greater Dellview Area Community Plan as an addendum to the 
Master Plan on September 29, 2005; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the 
Master Plan as specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may 
be amended by ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and 
APPROVED / DENIED the amendment on February 25, 2009; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the 
Master Plan as it pertains to land use intensity, compatibility, community facilities, and the transportation 
network and found the amended plan to be CONSISTENT / INCONSISTENT with City policies, plans 
and regulations and in conformance with the Unified Development Code, Section 35-420, therefore 
meeting all requirements; and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The amendment to the Greater Dellview Area Community Plan attached hereto and 
incorporated herein by reference is recommended to the City Council with this Commission’s 
recommendation for APPROVAL / DENIAL as an amendment to the City’s Comprehensive Master 
Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2009. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Cecilia G. Garcia, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Adjacent Properties

Single-Family Residence to the West Olmos Creek to the North

Single-Family Residence to the East Undeveloped Alleys Border Property
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Land Use

Single-Family Residential

Single-Family Residential

Olmos Creek
Single-Family Residential
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Plan Amendment Application Case No.: 09011 
 
Council District: 3     City Council Meeting Date:  4/2/2009 
 

Plan Amendment Map – Attachment 1     
Digital Ortho Image – Attachment 2                 

 
Summary:            
Neighborhood/Community/Perimeter Plan: Highlands Community Plan 
The applicants request to amend the Land Use Plan designation from Low-Density Residential to 
Community Commercial.  The applicants’ original request was Regional Commercial and they 
would like to amend to Community Commercial. 
   
Background Information:           
Applicant: Ricky Patel & Pat Burch   
Owner:  Hillje Joint Venture  
Property Location:  644 Avondale Avenue    
Acreage:  1.43 acres                                            
Current Land Use of site: Low Density Residential 
            
Adjacent Land Uses:  
N:  IH-37 
E:  IH-37           
S:  Low-Density Residential             
W: Low Density Residential  
 
Issue: 
LAND USE ANALYSIS: 
The existing land use surrounding the subject property is Low Density Residential.  However there is 
a Community Commercial node directly southeast of the proposed site. Low Density Residential is 
composed of single-family houses on individual lots.  Community Commercial development includes 
moderate-intensity, convenience retail or service uses, generally serving the area community.  
 
The subject property is located at 644 Avondale Avenue.  Community Commercial is the proposed 
land use.  The site is west of Interstate Highway 37 and currently vacant, with the exception of power 
lines.  The applicant is seeking this particular designation to develop a hotel. The development’s use 
and location deem the land use suitable. Community Commercial uses depend on a greater volume of 
vehicular traffic. These uses are typically located at nodes on arterials at major intersections. 
Community Commercial uses should incorporate well-defined and accessible entrances, shared 
internal circulation, limited curb cuts to arterial streets, ample sidewalks, shade trees in parking lots, 
landscaping on planting strips between parking lot and streets, and well-designed monument signage. 
Appropriate buffering is required if this use abuts a residential use.  
 
The proposed area is surrounded by a vacant lot, single family homes, an auto repair/tire shop, and a 
motel.  Despite being adjacent to Interstate Highway 37, it does not have direct access.  Hot Wells 
Boulevard and Hillje Street are the sole entrances to the proposed development.    
 
The existing neighborhood would be buffered from IH-37 to the east, by the proposed hotel 
development. There are two other hotel developments directly to the Southeast: Super 8 and Motel 6.  
Both existing hotels are designated Community Commercial and located at the intersection of Hot 
Wells and IH-37.  The existing site plan shows the building orientated in a manner that would cause 
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minimal impact to the abutting residential use.  Landscape buffering will further reduce the impact of 
this development. 
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: Interstate Highway 37, a freeway (250’-500’) and Hot Wells, 
a secondary arterial Type B (70’-86’) 
Comments: The proposed site does not have direct access to Interstate Highway 37.   Access to the 
property will be from Hot Wells and Hillje.  Located away from the neighborhood, parking is 
proposed on the north-eastern area of the parcel (closest to IH-37).  A high peak rate of traffic is not 
anticipated for the existing residential structures. However, should the site be used for other  
Community Commercial uses such as retail, the peak traffic would be between 1.56 to 4.97 trips per 
1,000 square feet of the building size.  Consequently, this would potentially have a greater traffic 
volume and it is highly likely that traffic will increase along one block of Hillje between Hot Wells 
and Avondale.   Because of proximity to Hot Wells, which meets with IH-37, additional cut through 
traffic is not anticipated.  A drainage right-of-way would buffer this development from residential 
uses to the west.  

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: NA 
Comments: NA 

Minimal Impact      Impact can be mitigated       Significant Impact to Community Facilities 
Capacity 
 
Recommendation: 
STAFF RECOMMENDATION: 

 Approval                         Denial         Alternate Recommendation:       
Comments:  The original application for Regional Commercial land use was considered too intense 
for the parcel size and proximity to adjacent residential area.  The applicants amended their request to 
Community Commercial. This would make the subject property more compatible with existing land 
uses.  It shall be noted that the applicants have worked with area neighborhood organizations and 
received letters supporting this development.  
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: April 2, 2009            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: 2/6/2009 
No. Notices mailed 10 days prior to Public Hearing: 70 
No. of Noticed returned:  
Registered Neighborhood Association(s) Notified: Highland Hills, Highland Park, Pecan Valley, and 
Southeast Citizens Committee  
Comments:  
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION: 
Current Zoning District:  R-4    Proposed Zoning District: C-2S  
Zoning Commission Public Hearing Date:  March 3, 2009            

 Approval                Denial      
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Planning Department Staff: 
Roderick Sanchez, AICP CBO  Planning Director 
Patrick Howard, AICP   Assistant Planning Director 
Nina Nixon-Mendez, AICP               Planning Manager 
Case Manager: Loretta N. Olison      Senior Planner             Phone No.: 207-7919 



Land Use Plan As Adopted:                     Attachment 1  
 

 

 

 



Proposed Amendment:  
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RESOLUTION NO.  
 

RECOMMENDING TO APPROVE / DENY THE AMENDMENT OF THE 
LAND USE PLAN CONTAINED IN THE HIGHLANDS COMMUNITY 
PLAN, A COMPONENT OF THE MASTER PLAN OF THE CITY, BY 
CHANGING THE USE FROM LOW DENSITY RESIDENTIAL LAND 
USE TO COMMUNITY COMMERCIAL LAND USE FOR AN AREA OF 
APPROXIMATELY 1.43 ACRES LOCATED AT 644 AVONDALE.  

 
WHEREAS, City Council approved the Highlands Community Plan as an addendum to the Master Plan 
on April 4, 2002; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the 
Master Plan as specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may 
be amended by ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and 
APPROVED / DENIED the amendment on February 25; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the 
Master Plan as it pertains to land use intensity, compatibility, community facilities, and the transportation 
network and found the amended plan to be CONSISTENT / INCONSISTENT with City policies, plans 
and regulations and in conformance with the Unified Development Code, Section 35-420, therefore 
meeting all requirements; and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The amendment to the Highlands Community  Plan attached hereto and incorporated herein 
by reference is recommended to the City Council with this Commission’s recommendation for 
APPROVAL / DENIAL as an amendment to the City’s Comprehensive Master Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2009. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Cecilia G. Garcia, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Adoption 
 
Council District: 3    City Council Meeting Date:  4/2/09 
 

Plan – Attachment 1     
Plan Summary – Attachment 2                 

 
Summary:            
Stinson Airport Vicinity Land Use Plan  
 
The purpose of this sector plan is to establish goals and strategies to promote compatible land uses 
adjacent to Stinson Municipal Airport.  The plan reflects land uses that are beneficial to airport 
operations and public safety, and promote future economic development and neighborhood 
sustainability.   
 
On June 19, 2003, through Ordinance No. 97815, the City Council of San Antonio initiated a study to 
establish guidelines regarding land use compatibility and development for areas surrounding both San 
Antonio International Airport and Stinson Municipal Airport.  The initial study was conducted by 
Llewelyn-Davies Sahni consultants and was further supplement with an analysis by the Aviation and 
Planning and Development Services Departments.   
 
The land use plan identifies the preferred development for the area.  The plan also provides strategies 
related to improving transportation capacity and providing an attractive experience for residents and 
airport patrons alike.   
 
Key land use concepts include: 

• Protecting airport operations and expansion 
• Cultivating airfront development immediately east of the airport along Mission Road 

frontage 
• Establishing a business park south of the airport, 
• Preserving historic and environmental resources, 
• Preserving neighborhood integrity and preventing commercial encroachment, 
• Discouraging residential development north of the airport, 
• Encouraging compatible commercial uses along corridors that serve the neighborhoods and 

more intense commercial uses at major intersection nodes, 
• Promoting a mixed use node at Loop 410 and Roosevelt Avenue, which could serve as a 

major gateway for the area 
 

Background Information:           
 
Plan Boundaries: 
 N:  SW Military Dr., SE Military Dr. 
 E:  IH 37 
 S:  Loop 410 
 W:  Pleasanton, Gladnell, and Loleta   
Size: approximately 10.2 square miles 
Population:  20,227 (2000 U.S. Census)                                            
Current Land Use: Varies   
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Planning Process:  The planning process included public meetings, stakeholder meetings, a technical 
review committee, and interdepartmental review.  Public input meetings were held on February 18, 
2004, and February 29, 2004.  Additional stakeholder meetings were held on February 29, 2004 and 
March 25, 2004.  Area neighborhoods were notified of the meetings and a public meeting 
announcement was printed twice in the San Antonio-Express News Metro Section.  A City Council B 
session was held on November 19 2008, at Stinson Airport, with 50 stakeholders in attendance.  A 
community open house was held on January 6, 2009, with 120 in attendance to encourage further 
commentary on the plan.     
 
Issue: 
Currently there is no adopted land use compatibility plan for the area surrounding the Stinson 
Municipal Airport. FAA requires that local governments assure appropriate actions have been made to 
restrict use of land adjacent to or near the airport and to protect any future Federal investment to meet 
air travel needs of citizens and businesses.    
 
            
Recommendation: 
STAFF RECOMMENDATION: 

 Approval                          Denial         Alternate Recommendation:       
 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: 2/6/09 
Community Open House, January 9, 2009:   notification of 4996 property owners and including 
Kingsborough Ridge Neighborhood Association and the District 3 email listing, apprx. 120 in 
attendance 
City Council B Session, Nov. 19, 2008:  50 in attendance 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION:  N/A 
 
Planning & Development Services Department Staff: 
Roderick Sanchez, AICP   Planning Director 
Patrick Howard, AICP   Assistant Director 
Nina Nixon-Mendez, AICP               Planning Manager 
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Stinson Airport Vicinity Land Use Plan Summary 

L A N D  U S E  

Goal I:  Protect the quality of life of residents including health, 
safety and welfare 

Objective 1.1 Protect integrity of exiting residential neighborhoods 

 Objective 1.2 Discourage developments of incompatible uses on vacant land 

Objective 1.3 Enhance quality of the environment in existing neighborhoods 
that are impacted by airport noise 

Goal II:  Encourage economic growth that enhances airport 
operations and development   

Objective 2.1 Upgrade and enhance airfront commercial property that is 
declining, is currently vacant, or is underutilized 
Objective 2.2 Encourage commercial development that respects the 
integrity of existing residential development    
Objective 2.3 Respect natural features and promote sustainability during 
the airport environs development process                    

 

T R A N S P O R T A T I O N & G A T E W A Y  I M A G E  

Goal III:  Improve multi-modal transportation systems and 
capacity to service the airport and its vicinity  

Objective 3.1   Maintain and improve the Interstate/Highway System, 
major arterials and local streets as warranted 

Objective 3.2 Maintain and improve the multi-modal systems including 
bus, bicycle and pedestrian access 

Goal IV:  Encourage a unique experience for airport patrons by 
creating gateways and enhancing the airport vicinity’s image 
through urban design 

Objective 4.1 Create a sense of place that represents local culture and 
heritage 

Objective 4.2 Develop a design theme for the airport and its adjacent 
corridors 
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      Objective 4.3 Incorporate green space by developing greenways along 
creeks to link neighborhoods, parks and     schools 

 

I M P L E M E N T A T I O N  

Goal V: Implement land use strategies and transportation 
improvements in a coordinated, phased process 

 



RESOLUTION NO. _________ 
 

RECOMMENDING THE STINSON AIRPORT VICINITY LAND USE PLAN, AN 
APPROXIMATELY 10.2 SQUARE MILE AREA BOUND BY SW MILITARY DR. AND SE 
MILITARY DR TO THE NORTH; IH 37 TO THE EAST; LOOP 410 TO THE SOUTH, AND 
PLEASANTON, GLADNELL AND LOLETA TO THE WEST TO CITY COUNCIL TO 
BECOME A COMPONENT OF THE CITY’S COMPREHENSIVE MASTER PLAN. 

 
WHEREAS, the 1997 Master Plan Neighborhood Policy 2c recommends to “promote 
alternative neighborhood and sector planning processes that will address the needs of all areas in 
the City;” and 
 
WHEREAS, on June 19, 2003, through Ordinance No. 97815, the City Council of San Antonio 
initiated a study to establish guidelines regarding land use compatibility and development for 
areas surrounding both San Antonio International Airport and Stinson Municipal Airport; and  
 
WHEREAS, the Unified Development Code (adopted May 3, 2001), Section 35-105, 
“Consistency with Master Plan,” sets forth provisions for city master plan elements and 
requirements for conformity with the Master Plan; and  
 
WHEREAS, the San Antonio Planning Commission has reviewed the Stinson Airport Vicinity 
Land Use Plan and found the plan to be consistent/inconsistent with City policies, plans and 
regulations and in conformance with the Unified Development Code, Section 35-105, therefore 
meeting all requirements; and  
 
WHEREAS, a public hearing was held on February 25, 2009. 
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY 
OF SAN ANTONIO: 
 
SECTION 1: The Stinson Airport Vicinity Land Use Plan attached hereto and incorporated herein by 
reference is to be submitted to the City Council with this Commission’s recommendation for 
approval/denial by the City Council that it be adopted as a component to the City’s Comprehensive 
Master Plan.  
 
PASSED AND APPROVED ON THIS 25th day of February 2009. 
 

Approved: 
 
 
____________________________ 
Cecilia Garcia 
Chairman, 

Attest:  San Antonio Planning Commission 
 
___________________________ 
Executive Secretary 
San Antonio Planning Commission 
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Stinson Airport Vicinity Stinson Airport Vicinity 
Land Use PlanLand Use Plan

Planning Commission Public HearingPlanning Commission Public Hearing
February 25, 2009February 25, 2009
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Stinson Airport Vicinity Land Use PlanStinson Airport Vicinity Land Use Plan

Background

June 19, 2003 - Through Ordinance No. 
97815, the City Council of San Antonio 
initiated a study to establish guidelines 
regarding land use compatibility and develop-
ment for areas surrounding both San Antonio 
International Airport and Stinson Municipal 
Airport

Purpose of the Land Use Plan

Promote compatible land uses adjacent to Stinson Municipal Airport to benefit airport 
operations, as well as the area’s neighborhoods, economic development, and cultural 
resources

Protect current aviation investments including the new terminal expansion and runway 
expansion

Recommend regulatory strategies and public investment opportunities to support the goals of 
the plan

Provide a land use plan that requires future rezonings to be consistent
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Background

Airport Land Use

Chapter 241 of the Local Government Code that grants political subdivisions, 
including cities, the authority to control and regulate land use in an area extending 1.5 
miles out from the centerline of the runway and 5 miles out from the end of the 
runway. 

Stinson Airport Vicinity Planning Area

North:  SW & SE Military Dr.
East:    IH 37
South:  Loop 410
West:   Pleasanton, Gladnell and Loleta

Population: 20, 227
Area:  10.2 square miles
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Land Use Goals and Objectives

Goal I:  Protect the quality of life of residents including health, safety and 
welfare

Objective 1.1 Protect integrity of exiting residential neighborhoods

Objective 1.2 Discourage developments of incompatible uses on vacant land

Objective 1.3 Enhance quality of the environment in existing neighborhoods that are 
impacted by airport noise
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Stinson Airport Vicinity Land Use PlanStinson Airport Vicinity Land Use Plan

Land Use Goals and Objectives

Goal II:  Encourage economic growth that enhances airport operations and 
surrounding development  

Objective 2.1 Upgrade and enhance airfront commercial property that is declining, is 
currently vacant, or is underutilized

Objective 2.2 Encourage commercial development that respects the integrity of 
existing residential development   

Objective 2.3 Respect natural features and promote sustainability during the airport 
environs development process                   
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Stinson Airport Vicinity Land Use PlanStinson Airport Vicinity Land Use Plan
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Key Land Use Concepts 

Park and Agriculture designations on both sides of the San Antonio River to provide a 
protective buffer  

Regional Commercial Node at SE Military and IH 37

Community Commercial Node at SE Military and S. Flores

Mixed Use Node at Roosevelt and Loop 410 

Transition uses to Business Park use south of Ashley 

Mixed Use along S. Presa

Neighborhood Commercial Corridor along Roosevelt

Protect/Preserve Existing Low Density Residential Neighborhoods – low density along 
the lower section of Espada Road within the River Improvement Overlay District to 
provide an additional buffer to the SA Historic Missions National Park and the SA River 
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Noise Exposure Map
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Stinson Airport Vicinity Land Use PlanStinson Airport Vicinity Land Use Plan

Implementation Actions – Land Use & Economic Development

Ensure Future Zoning Consistency with Land Use Plan

Initiate Comprehensive Rezoning of Major Corridors to Ensure Compatible 
Uses (Roosevelt, S. Presa, S. Flores)

Promote High-quality Mixed Use Development at Roosevelt at Loop 410 to 
Enhance Gateway

Promote Ad Valorem Tax Phase-In for potential location or expansion of 
aviation-related industries near Stinson

Add airfront development to the city’s Incentive Scorecard

Develop Greenways along Creeks Linking Neighborhoods, Schools and the 
San Antonio River 

Incorporate Natural Features into Future Urban Design and Protect 
Sensitive Natural Features with Riparian Zones

Develop Noise Attenuation Standards to Address New Construction, if 
warranted in the future
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Transportation Goals and Objectives

Goal III:  Improve multi-modal transportation systems and capacity to 
service the airport and its vicinity

Objective 3.1   Maintain and improve the Interstate/Highway System, major 
arterials and local streets as warranted

Objective 3.2  Maintain and improve the multi-modal systems including bus, 
bicycle and pedestrian access
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Implementation Actions – Transportation

Improve Directional Signage for Access to Stinson Municipal Airport from 
all Approach Directions 

Study for Potential Loop 410/Ashley Connector Road

Sidewalks and ADA access along Roosevelt, S. Flores, & S. Presa

Alignment Study for Mission and Graf Roads

Improve Goliad Road from SE Military to Loop 410

Safety Improvements at Major Intersections

Install Shelters, Sidewalks, and Pads at Busiest Bus Stops

Study extension of VIA Bus Route along Goliad Rd.
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Gateway Image Goals and Objectives

Goal IV:  Encourage a unique experience for airport 
patrons by creating gateways and enhancing the 
airport vicinity’s image through urban design

Objective 4.1 Create a sense of place that represents 
local culture and heritage

Objective 4.2 Develop a design theme for the airport 
and its adjacent corridors

Objective 4.3 Incorporate green space by developing 
greenways along creeks to link neighborhoods, parks 
and schools
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Implementation Actions –
Gateway/Image

Install Mission Trail Amenities across 

from Terminal Entrance on Mission Road

Keep Rural Nature of Mission and Espada 

Roads South of Airport 

Create Gateway at Loop 410 and 

Roosevelt through Public Art and 

Landscaping

Streetscape enhancements along Roosevelt, S. Flores, Ashley, and S. 
Presa – Street trees, distinctive sidewalks and crosswalks, seating, etc.

Consider Corridor Overlay District along Loop 410 & Roosevelt Ave. to 
Airport to Promote Quality Development 
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Public Involvement 

2004 Initial series of public meetings to develop goals and objectives 

Feb. 18 & 19

2004 Series of stakeholder meetings

Feb. 29

Mar. 25

2006-2008  Aviation and Planning and Development Services Department 
draft plan and distribute for interdepartmental and agency review 

2008 

Nov 19 – City Council B Session and Stinson Airport Ribbon Cutting –
50 in attendance

2009

Jan 6 – Community Open House & Draft Plan Review – 120 in 
attendance
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Stinson Airport Stakeholders

Alamo Area Council of Governments

Bexar County

Brooks Development Authority

Harlandale ISD

San Antonio Conservation Society

San Antonio Missions National Historical Park

SA-Bexar County Metropolitan Planning Organization

South San Antonio Chamber of Commerce

San Antonio River Authority

Stinson Neighborhood representative – Manuel Fuentes

VIA
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Coordination

Aviation
Planning and Development Services
City Attorney’s Office
Public Works
CIMS
Bexar County

Next Steps

Feb. 25 - Planning Commission Public Hearing 

Apr. 2 - City Council Consideration

Staff recommends approval.
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Downtown Neighborhood Plan Update, River North District 
Council District: 1     City Council Meeting Date:  3/19/2009 
 

Summary:            
Neighborhood/Community/Perimeter Plan: Downtown Neighborhood Plan Update, River North 
District 
 

Background Information:           
Applicant: City of San Antonio     
Owner: Various 
Plan Boundaries: 
North: IH 35 
South: Travis, Navarro, Houston, Main 
East: IH 37 
West: IH 35, Navarro 
Size:   Aproximately 377 acres 
Current Land Use of site: Various       
Adjacent Land Uses: Various 
 

Issue: 
 
Background:   
The River North District Master Plan is a component of the Downtown Neighborhood Plan, adopted 
as part of the City’s Master Plan in 1999.  The Downtown Neighborhood Plan consists of several 
distinct districts and is segmented into 5 neighborhoods: North, East, South, West, and Central.  The 
majority of the subject area falls within the North Neighborhood and a small portion (Municipal 
Auditorium and Travis Park) within the northern part of the Central Neighborhood.  The North 
Neighborhood includes the current districts A. “North River Neighborhood;” B. “Lower Broadway 
Neighborhood;” C. “Irish Flats Neighborhood;” R “Madison Square / Medical District;” and a portion 
of S. “Riverbend”.     
 
The plan update addresses the guidelines set out in the Community Building and Neighborhood 
Planning Program, adopted by City Council in October 1998 and further specified in Article IV of the 
Unified Development Code adopted in 2001 and amended in 2004.  The update process of the 
Downtown Neighborhood Plan has been segmented into phases in order to consider the specific 
conditions of each geographic district. 
 
Planning Process: 
The need for a plan update for the River North area was identified in 2006 as a result of the 
establishment, in collaboration with the Downtown Alliance, of a Tax Increment Reinvestment Zone 
(TIRZ #27), and the funding of the Museum Reach San Antonio River Improvements Project. In April 
2007, the Downtown Alliance issued a Request for Proposals (RFP) for the preparation of a master 
plan, and in June 2007 consultant were selected.  From June 2007 – January 2008, the consultants 
held a series of public workshops, charrettes, and presentations to create a master plan for the area 
including: Discovery Workshops on August 29-30, 2007, a Charrette on September 24-29, 2007, and 
public meetings on December 3, 2007 and January 8, 2008. 
 
To facilitate additional public review of the master plan, City Council approved the purchase of the 
draft plan and the creation of the River North Planning Team on June 8, 2008.  From July 2008 to 
February 2009 the planning team held eleven meetings to review the plan and recommend changes 
and public meetings were held on August 25 and December 8, 2008 to garner additional public input. 
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Purpose, Concepts, and Vision: 
The general purpose and planning principles of the River North District Master plan are: 

• Leverage the River Improvements as a means of further developing the area;  
• Create mixed-income, mixed-use, urban residential neighborhoods;  
• Invest in great streets and public spaces;  
• Implement the plan through public/private cooperation; 
• Create lively arts districts;  
• Establish effective transit; 
• Form a park once utility; 
• Plan for a full range of neighborhood-serving uses;  
• Guide incremental development through a corresponding zoning code; and  
• Deliver sustainable projects and places.   
 

The River North District Master Plan highlights the uniqueness of the area and ties the Vision to the 
River Corridor and four distinct neighborhoods; the Performing Arts Neighborhood, the Museum 
Neighborhood, the Broadway Neighborhood, and the Madison Square Park Neighborhood.  The plan 
also identifies catalytic projects to spur additional investment in the area and realize the vision 
concept.  The catalytic projects include proposals for improvements to existing and potential open 
spaces; infrastructure improvements including streets and streetscapes; and addressing urban parking 
and additional public transit needs.   
 
Proposed Changes to the Downtown Neighborhood Land Use Plan: 
1. Proposal to incorporate the boundaries of districts A. North River Neighborhood; B. Lower 

Broadway; C. Irish Flats; R. Madison Square / Medical District; and a portion of S. Riverbend, 
into one district: A. River North. 

 
2. Change a portion of the land use of District S. Riverbend from Office/Commercial/Mixed to 

Mixed Use Land Use. 
 

Mixed Use 
A concentrated blend of residential, retail, professional service, office, entertainment, leisure 
and other related uses at increased densities to create a pedestrian oriented environment. Mixed 
Use should incorporate high quality architecture and urban design features such as attractive 
streetscapes, parks/plazas, and outdoor cafes. A majority of the ground floor façade should be 
composed of windows.  This classification allows for a mix of uses in the same building or in 
the same development such as small offices, small retail establishments, professional offices 
and high-density residential uses. 

 
Text Amendments to the Land Use Plan: 
A.  River North District - *See River North District Master Plan. North River Neighborhood Low and 
mid-rise mixed use / arts neighborhood along the San Antonio River with active and passive 
recreational spaces.  Low rise at 3-stories at a maximum density of 40 units per gross acre with 
residential on the ground floor; and mid-rise at 5-stories at a maximum density of 50 units/ gross acre.  
 
B.  Reserved.  Lower Broadway – Mid-to-high rise mixed use buildings with some entertainment 
destinations.  Mid-rise at 5-stories at a maximum density of 50 units per gross acre; no maximum 
density limit on high-rise development.  
 
C.  Reserved.   Irish Flats – Continued new infill and rehabilitation development of residential mixed 
uses, commercial and some warehousing.  
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R.  Reserved.  Madison Square / Medical District – Infill and rehab residential structures in existing 
area north of Madison Square Park.  Low-rise mixed uses at 3-stories and a maximum of 40 units per 
gross acre surrounding Madison Square Park.  Commercial uses can focus on medical activities, 
neighborhood retail and art galleries along St. Mary’s Street. 
 
Proposed Change to the Downtown Neighborhood Plan, Neighborhood Plans Section 
Add the River North District Master Plan as a chapter to supplement the Neighborhood Plans Section 
of the Downtown Neighborhood Plan.  
            
Recommendation: 
 
STAFF RECOMMENDATION: 

 Approval                          Denial         Alternate Recommendation:       
Comments:   
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: February 25, 2009 

 Approval                   Denial                Resolution Attached 
 
Newspaper Publication Date of Public Hearing: February 6, 2009 
No. Notices mailed 10 days prior to Public Hearing: 615 
Registered Neighborhood Association(s) Notified: Downtown Residents Association, Tobin Hill 
Neighborhood Association, Tobin Hill Residents Association, Five Points Neighborhood Association, 
Dignowity Hill Neighborhood Association, Government Hill Neighborhood Association 
 
Planning Department Staff: 
 
Rod Sanchez, AICP, CBO, Director 
Patrick Howard, AICP, Assistant Director 
Nina Nixon-Mendez, AICP, Planning Manager 
Case Manager: Andrea Gilles, Senior Management Analyst 
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ADOPTED LAND USE PLAN 

 
 
 
PROPOSED LAND USE PLAN 
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RESOLUTION NO._____  
 

RECOMMENDING TO APPROVE / DENY AN AMENDMENT TO UPDATE THE 
LAND USE ELEMENT AND NEIGHBORHOOD PLANS SECTION OF THE 
DOWNTOWN NEIGHBORHOOD PLAN, A COMPONENT OF THE MASTER PLAN 
OF THE CITY BY, 1) INCORPORATING THE BOUNDARIES OF DISTRICTS A. 
NORTH NEIGHBORHOOD, B. LOWER BROADWAY, C. IRISH FLATS, R. MADISON 
SQUARE/MEDICAL DISTRICT, AND A PORTION OF S. RIVERBEND, INTO ONE 
DISTRICT:  RIVER NORTH; 2) TECHNICAL CORRECTION TO THE PORTION OF 
S. RIVERBEND TO BE INCORPORATED INTO THE RIVER NORTH DISTRICT BY 
CHANGING THE LAND USE FROM OFFICE/COMMERCIAL/MIXED TO MIXED 
USE LAND USE; AND 3) TEXT AMENDMENT TO REFLECT THE BOUNDARY 
CHANGES AND ADD THE RIVER NORTH DISTRICT MASTER PLAN AS A 
CHAPTER TO SUPPLEMENT THE NEIGHBORHOOD PLANS SECTION,  FOR AN 
AREA OF APPROXIMATELY 377-ACRES, GENERALLY BOUND BY IH 35 TO THE 
NORTH, IH 37 TO THE EAST, NAVARRO, TRAVIS, MAIN, AND HOUSTON TO THE 
SOUTH AND IH 35 AND NAVARRO TO THE WEST. 

 
WHEREAS, City Council approved the Downtown Neighborhood Plan as an addendum to the Master Plan on May 13, 
1999; and 
 
WHEREAS, the May 3, 2001 Unified Development Code requires consistency between zoning and the Master Plan as 
specified in Sections 35-105, 35-420 (h), and 35-421 (d) (3); and 
 
WHEREAS, Chapter 213.003 of the Texas Local Government Code provides that the Master Plan may be amended by 
ordinance following a public hearing and review by the Planning Commission; and   
 
WHEREAS, the San Antonio Planning Commission held a public hearing on February 25, 2009 and APPROVED / 
DENIED the amendment on February 25, 2009; and 
 
WHEREAS, the San Antonio Planning Commission has considered the effect of this amendment to the Master Plan and 
found the amended plan to be CONSISTENT / INCONSISTENT with City policies, plans and regulations and in 
conformance with the Unified Development Code, Section 35-420, therefore meeting all requirements; and    
 
NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF SAN 
ANTONIO: 
 
SECTION 1: The amendment to update the land use element and Neighborhood Plans Section of the Downtown 
Neighborhood Plan attached hereto and incorporated herein by reference is recommended to the City Council with this 
Commission’s recommendation for APPROVAL / DENIAL by the City Council that it be adopted as an amendment to the 
City’s Comprehensive Master Plan.  
 
PASSED AND APPROVED ON THIS 25th DAY OF FEBRUARY 2009. 
 

Approved: 
 

____________________________ 
Attest:       Cecilia G. Garcia, Chairperson 
  San Antonio Planning Commission 
___________________________ 
Executive Secretary 
San Antonio Planning Commission 
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Proposal Scope

• Update to the 1999 Downtown Neighborhood Plan 

• Change in Land Use Map
• Amend the boundaries including districts A, B, C, R 

and part of S to include the entire River North District
• Technical correction in the Land Use in a portion of 

Section S from Office/Commercial/Mixed to Mixed Use

• Text Amendment
• Reflects the boundary change to correspond with the 

amended boundaries and incorporate the River North 
District Master Plan
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Existing Land Use Proposed Land Use

Land Use Plan Update

4

Text Amendment
Text as adopted:
A. North River Neighborhood - Low & mid-rise mixed use/arts neighborhood along River 
w/active & passive recreational spaces.  Low rise at 3-stories, max density 40 
units/gross acre w/residential on the ground floor; & mid-rise at 5-stories, max density 
50 units/gross acre.

B. Lower Broadway - Mid-to-high rise mixed use buildings w/some entertainment 
destinations.  Mid-rise at 5-stories at max density of 50 units/ gross acre; no max 
density limit on high-rise.

C. Irish Flats - Continued new infill and rehabilitation development of residential mixed 
uses, commercial and some warehousing.

R. Madison Square/Medical District - Infill & rehab residential structures in existing area 
N. of Madison Square Park. Low-rise mixed uses at 3-stories & max 40 units/gross acre.  
Commercial uses – medical, neighborhood retail & art galleries along St. Mary’s

Proposed text amendment:
A.   River North District - *See River North District Master Plan
B.   Reserved
C.   Reserved
R.   Reserved
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River North Plan Area

The area is bound by:
North/Northwest: IH 35 
East: IH 37
South: Houston & Travis
West: Main and Navarro

Area Facts:
• 377 Acres
• All within the 1999 

Downtown 
Neighborhood Plan

6

Project Background

Final Planning Team MeetingFeb. 2, 2009
Initial Review of draft Development CodeJan. 2009
2nd Public MeetingDec. 2008
Planning Team Review Complete; Revised DraftNov. – Dec. 2008
1st Public MeetingAug. 25, 2008

Planning Team Review of draft Master Plan; Changes 
Recommended

July – Dec. 2008

City Council approves purchase of draft plan and 
approves Planning Team composition

June 2008
Draft River North Master Plan preparedDec. 2007
Public workshops, charrettes, and presentationsJuly 2007 – Jan. 2008

Request for Proposals - Moule & Polyzoides selected 
as master planners

April – June 2007
Tax Increment Reinvestment Zone (TIRZ) #27December 2006
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Public Participation

• Planning Team Formed at the 
Direction of City Council – 29 
members and 4 alternates

• 11 Open Planning Team Meetings 
July 2008 - Feb. 2009

• 2 Public Meetings – Aug. 25 and 
Dec. 8, 2008

• Master Plan Chapters 1-3 
Reviewed, Recommended 
Changes Presented, Consensus 
Reached

8

Master Plan

• Chapter 1 – Introduction

• Chapter 2 – Form and Character
• 2.1 – Vision and Plan
• 2.2 – Open Space and 

Streetscape Plan
• 2.3 – Mobility Plan

• Chapter 3 – Implementation

• Appendix
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Recommended Changes

Main Changes Summary

Plan is not basis for use of 
eminent domain; plan is 
conceptual / a guide

Does not address eminent 
domain

1.1 Plan Purpose

Adjustments in building heights 
and intensities

River Corridor & 4 Neighborhood 
Sections

1.6 & 2.1 Vision 
for Revitalization

Park-Once General Location RadiiPark-Once Garages Identified2.3 Mobility

Street Realignment Study AreasProposed New/Removed Streets2.3 Mobility

Add Public Art SectionN/A2.2 Open Space

Transit Corridor Study AreaStreet Trolley Loop: Core- Ave. B2.1 Vision

A System of Green and Open 
Spaces

A String of River Parks2.1 Vision

ChangeOriginalSection

10

Vision Concept

• River Corridor and Four Neighborhoods
Vision for Revitalization
•• River CorridorRiver Corridor
•• Performing Arts Performing Arts 

NeighborhoodNeighborhood
•• Museum Museum 

NeighborhoodNeighborhood
•• Broadway Broadway 

NeighborhoodNeighborhood
•• Madison Square Madison Square 

Park NeighborhoodPark Neighborhood
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Vision Concept
River Corridor

• Mixed Use – Residential, Office, Retail
• Mid to High-Rise Buildings
• Maintains Shades and Shadows Study (RIO)
• Link to Lower Broadway Area
• Distinct character from downtown

Performing Arts Neighborhood
• Pedestrian-oriented civic spaces
• Mid-Rise Mixed Use 
• Integrated trolley service & parking garages
• Restore/renovate notable historic structures

Museum Neighborhood
• Arts-oriented, mixed use
• Mid to High-Rise
• Integrated trolley service & parking garages
• Public Art Installations
• Deleted reference to Museum Park

12

Vision Concept
Broadway Neighborhood - three distinct corridors:

• Avenue B – Low to Mid-Rise, residential  
address, some mixed use

• Broadway – Mid to High-Rise, mixed use, 
pedestrian-oriented

• Alamo Street – Low-Rise infill, in scale with 
historically significant buildings

• Deleted reference to River Road

Madison Square Park Neighborhood
• Diverse urban neighborhood with historic 

assets
• Low to Mid-Rise infill near Madison Square
• More intense development near southern end 

and along I-35
• Expanded employment opportunities
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A String of River Parks A System of Green & 
Open Spaces

14

Street Trolley: Ave. B Transit Corridor Study Area
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Recommended 
Street Interventions

Street Realignment 
Study Areas

16

Chapter 3: Catalytic Projects

• Projects Outlined in Chapter 3 to spur additional 
investment to realize the plan’s Vision

1. The River Improvements
2. Broadway Street Improvements
3. Avenue B Street Improvements
4. Street Trolley
5. Performing Arts Neighborhood & Park-Once Utility
6. Museum Neighborhood & Pearl Brewery/Lower 

Broadway Connection
7. Alamo Street Improvements and Madison Square 

Park Neighborhood Infill
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Review Summary

• Planning Team agreed with the basic 
structure, overall vision and content of the 
plan, and the general approach as prepared by 
the consultants

• Consensus reached with the inclusion of 
recommended changes to remove specific 
references, both in text and graphics, to public 
projects (parks and parking structures) on 
private property.

18

Next Steps

• March 19, 2009 – City Council

• River North District Master Plan Consideration

• Request to initiate the rezoning process via 
resolution utilizing the draft Development Code 
and planning team recommendations as the 
foundation for the process
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Recommendation

Staff Recommends Approval
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