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550 Morningview 

Request to declare as surplus and sell vacant City parcel 

6,200 square feet (0.1423 acres) 
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1

City of San Antonio
Capital Improvements Management Services 

Department

September 14, 2011

Request to declare as 

surplus and sell a vacant 

City-owned lot

Petitioner:

Jose and Juanita Soliz

2

• Jose and Juanita Soliz are requesting 

the City declare as surplus and sell a 

vacant 6,200 square feet lot located at 

550 Morningview in City Council 

District 2

Planning Item
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3

Background

• The petitioners own property adjacent to 
the subject property

• The petitioners would like to acquire the 
subject property and incorporate it with 
their property

• If approved, the petitioner will use the 
property as additional yard space

4

Morningview – Site Map
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5

Coordination:

• Project has been canvassed through all 
interested City Departments and Utility 
Agencies.

• Project received conditional approval.

• Petitioner has agreed to comply with all 
conditions.

6

Fiscal Impact and Recommendation

• The appraised value is $4,030.00

• Staff recommends approval to declare 
this property as surplus and authorize the 
sale of property located at 550 
Morningview
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RESOLUTION # _____________________ 

 

 

A RESOLUTION SUPPORTING THE DECLARATION AS 

SURPLUS AND SALE OF PROPERTY LOCATED AT 550 

MORNINGVIEW, NCB 10697, BLOCK 19, LOT 1, WHEATLEY 

HEIGHTS ADDITION – SECOND FILING. 

 

*   *   *   *   * 

 
WHEREAS, the City Charter has empowered the Planning Commission to approve 
certain transactions as consistent with the Master Plan; and 
 
WHEREAS, the City Code further subjects approval of land use to public hearing and 
approval by act of City Council; and 
 

WHEREAS, Jose and Juanita Soliz filed an application requesting the City declare as 
surplus and sell 6,200 square feet of vacant City owned land located at 550 Morningview; 
and  
 

WHEREAS, after careful consideration and deliberation, the Planning Commission has 
elected to support the application and recommend its hearing and approval by City 
Council;  
 

 

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF SAN 

ANTONIO: 

 

SECTION 1.  The Planning Commission recommends City Council approve the attached 
application seeking declaration as surplus and sale of City-owned land located at 550 
Morningview, NCB 10697, Block 19, Lot 1, Wheatley Heights Addition – Second Filing. 
 

 

SIGNED this 14
th

 day of September, 2011 
 
 
 
            
      ____________________________________ 
      Amelia Hartman, Chair 
Attest: 
 
___________________________ 
Executive Secretary 
San Antonio Planning Commission  
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City of San Antonio Planning and Community Development Department 
Plan Amendment Recommendation 

Form created 7/13/06; revised 8/9/2011 

Plan Amendment Application Case No.: PA11054 
 
Council District: 2   Anticipated City Council Meeting Date:  October 20, 2011 
 

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

 

Summary:            
Neighborhood/Community/Perimeter/Sector Plan: Government Hill Neighborhood Plan 
Plan Approval Date: September 20, 2001 
Plan Update(s): October 16, 2008 (Phase I Update), November 4, 2010 (Phase II Update) 

The applicant requests to amend the Plan by adding the MidTown Brackenridge Plan as a supplement to 
the Neighborhood Plan and amend the Land Use Plan designations for multiple parcels from 
Neighborhood Commercial land use and Public/ Institutional land use to Mixed Use land use and 
Low Density Mixed Use land use. 

The MidTown Brackenridge Plan is available for review at: http://www.midtownbrackenridge.com/ 
 

Background Information:           
Applicant: City of San Antonio     
Owner: Multiple Owners  
Property Location: multiple parcels located within an area bound by East Josephine Street to the north, 
Interstate Highway 35 to the south, North Hackberry Street to the East, and Broadway to the west                           
Current Land Use of site: Retail, Office, Residential, Light Industrial   
Adjacent Land Uses:  
   N: designated Mixed Use; occupied by retail, office, residential, and light industrial uses 

E: designated Mixed Use and Low Density Mixed Use; occupied primarily by residential uses with 
some retail uses and parking lots 

   S: designated Mixed Use and Light Industrial; occupied by residential, retail, and industrial uses (on 
the south side of Interstate Highway 35) 

  W: designated Mixed Use; occupied by retail and office uses 
 

Issue: 
LAND USE ANALYSIS: 

MidTown Brackenridge Plan Background 
The MidTown Brackenridge Plan provides a unified vision for a 458-acre area that lies within the 
boundaries of five neighborhood plans.  The MidTown Brackenridge plan includes design guidelines for 
public and private improvements and implementation strategies.  The Plan area includes two major 
corridors, Broadway between Interstate Highway 35 and Burr Road and North St. Mary’s Street between 
Interstate Highway 35 and East Mulberry Avenue, as well as a large mixed use node anchored by the 
Pearl Brewery redevelopment project.  This area shares boundaries with the Midtown Tax Increment 
Reinvestment Zone (TIRZ) Number 31, which was designated by City Council in December 2008 to 
provide funding for eligible infrastructure projects including streets, sidewalks, streetscape, drainage, 
water, sewer, parking garages and other public improvements.  The TIRZ Board of Directors will use 
the MidTown Brackenridge Plan to coordinate public infrastructure projects and development incentives 
and set development standards that encourage long-term, high-quality investment. 
 
MidTown Brackenridge Planning Process 
The MidTown Brackenridge Master Plan was developed through a community-based process that 
included multiple opportunities for input from area stakeholders.  The planning process was initiated 
through a collaborative effort by the San Antonio River Authority, the City of San Antonio, and the 

http://www.midtownbrackenridge.com/
http://www.midtownbrackenridge.com/
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Midtown TIRZ Board of Directors.  The Gateway Planning + Alamo Architects team, the project 
consultants, began work on the plan during the summer of 2010.  The team conducted stakeholder 
interviews, six planning team and technical advisory committee meetings, and three general public 
meetings to gather a wide range of input and feedback during the planning process.  The City of San 
Antonio Planning and Community Development Department held a series of meetings with area 
neighborhood associations, property owners, and neighborhood planning team members to specifically 
discuss adding the MidTown Brackenridge Plan as a supplement to each of the area’s neighborhood 
plans. 
 
MidTown Brackenridge Vision and Big Ideas 
The vision of the MidTown Brackenridge Plan is to create a: 

 Mixed use, mixed income neighborhood of appropriate urban character, scale and density 
 Walkable, bikeable and transit–oriented community 
 Lively district of economic, cultural, educational, residential and entertainment destinations 
 Mix of new construction, rehabilitation and adaptive reuse that exemplifies quality architecture 

and sustainable and green building practices, and 
 Model low impact district that protects the watershed and celebrates green spaces. 

 
The Plan reflects the strong preference of stakeholders to implement several big ideas: 

 Use 2010 Bond funds to reinvent Broadway as a great transit boulevard so that its livability is 
the best in Texas, as it is a regional asset that anchors cultural gems important not just to San 
Antonio but to the entire state. 

 Harness the eternal power of Brackenridge Park and the San Antonio River, not as an 
afterthought, but rather as the organizing principle of community life; the redesign of Broadway 
is critical to bringing the park and river literally and figuratively into the daily life of businesses 
and the neighborhoods of MidTown Brackenridge. 

 Make infill development as easy in MidTown Brackenridge (and eventually in all of the Central 
City) as it is to develop a conventional subdivision on the edge of the City, thereby leveraging 
the myriad of resources that are now and will be expended in the area; doing so will require a 
one-stop approach to business where the interaction of the City, Bexar County, VIA 
Metropolitan Transit (VIA), San Antonio River Authority (SARA), San Antonio Water System 
(SAWS), CPS Energy (CPS), Texas Department of Transportation (TxDOT) and the private 
sector is seamless and completely coordinated. 

 
Proposed Changes to the Government Hill Neighborhood Plan 
1. Add the MidTown Brackenridge Plan as a supplement to the Government Hill Neighborhood Plan.  
The proposed change would synchronize the Government Hill Neighborhood Plan with the unified 
vision for Broadway in the MidTown Brackenridge Plan.  The MidTown Brackenridge vision is 
consistent with the Land Use/ Revitalization Goal in the Government Hill Neighborhood Plan.  Adding 
the MidTown Brackenridge Plan as an appendix to the existing Neighborhood Plan will help ensure that 
the vision is communicated to residents, property owners, and elected and appointed officials.   

 
2. Amend the Land Use Plan designations for multiple properties located within the general 
boundaries of the MidTown Brackenridge Plan.   

The proposed change will ensure that the future land use designations in the Government Hill 
Neighborhood Plan are consistent with the vision in the MidTown Brackenridge Master Plan.  The 
proposed changes affect 92 parcels located within an area bound by East Josephine Street to the north, 
Interstate Highway 35 to the south, North Hackberry Street to the East, and Broadway to the west.  The 
majority of these parcels (91) are currently designated as Neighborhood Commercial land use.  The 
remaining parcel is currently designated as Public/ Institutional land use.  The proposed amendment 
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would change the land use designation of the majority of these parcels (72) to Mixed Use land use, 
while a smaller number of parcels (20) located northeast, southwest, and southeast of the intersection of 
Casa Blanca and North Alamo Streets would change to Low Density Mixed Use land use.  The majority 
of the parcels situated to the north, south, east, and west of the subject parcels are currently classified as 
Low Density Mixed Use or Mixed Use land use. 
 
The subject parcels are currently classified as Neighborhood Commercial land use and Public/ 
Institutional land use.  The Neighborhood Commercial land use classification includes low to moderate 
intensity, small-scale retail, office and service uses.  Example of uses include convenience store, small 
insurance or doctor’s office, bakery, small restaurant, bookstore, antique shop, copy service, 
veterinarian’s office, or small, neighborhood-sized grocery store.  Appropriate locations for 
Neighborhood Commercial include the intersections of residential streets, within established commercial 
areas, along collectors, and within walking distance of residential areas.  Parking is encouraged in the 
rear of the buildings, and should be appropriately buffered from adjacent residential uses through 
landscaping, screening and lighting controls. Pedestrian amenities are strongly encouraged.  The 
Public/Institutional land use classification includes public, quasi-public, and institutional uses that 
facilitate the containment or delivery of local, state, or national governmental or non-profit services. 
Examples include post offices, libraries, schools, fire stations, museums, churches, and community 
gathering facilities.  The location for these services include where they currently reside, as well as where 
they meet the future needs of the community. 
 
The proposed amendment would change the land use classification of 20 parcels located northeast, 
southwest, and southeast of the intersection of Casa Blanca and North Alamo Streets to Low Density 
Mixed Use land use.  The Low Density Mixed Use land use classification provides for a mix of low 
intensity residential and commercial uses.  These may be located in adjacent lots or integrated in one 
structure.  The mix of uses within a block or building should promote compatibility between commercial 
and residential uses.  Shared parking located to the rear of structures, limited curb cuts and monument 
signs are encouraged. Building and architectural design of a mixed use development should stress 
quality, including open space, landscaping, and a safe, attractive, and pedestrian and bicycle friendly 
environment.  Examples include professional/personal services, shop front retail with restaurants, cafes, 
and gift shops.   
 
The proposed amendment would change the land use classification of the remaining parcels to Mixed 
Use land use.  The Mixed Use land use classification allows for a concentrated, well structured, and 
integrated blend of higher density residential, retail, professional service, office, entertainment, and 
other land uses. The integration of uses should occur within structures, as well as across the site, with 
commercial uses situated primarily along the higher order roadways, and on the ground floor level of 
individual structures. Shared parking located near the rear of the facilities, accessory dwelling and 
live/work units are encouraged.  Mixed Use is preferred along arterials, preferably in a nodal pattern 
with proximity to a major transit stop or node. Residential uses exceeding 40 dwelling units per acre 
should be located on primary arterials or higher order roadways. When placed along a higher order 
roadway, the mixed use development should decrease in density with distance from the roadway.  
Building and architectural design of a mixed use development should stress quality, including open 
space, landscaping, and a safe, attractive, and pedestrian and bicycle friendly environment. 
 

The proposed land use changes would enhance the redevelopment potential of the subject properties by 
allowing for a mix of residential, retail, and office uses on properties abutting Broadway, North Alamo 
Street and parts of Austin Street.  The existing Neighborhood Commercial land use classification does 
not allow the mix of residential, retail, and office uses that has proven successful at Pearl.  The proposed 
Mixed Use land use classification would allow for slightly more intense retail and office uses and high 
density residential uses in buildings that are larger and taller than what is called for in the Neighborhood 
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Commercial land use classification.  This type of development is appropriate along major roadways like 
Broadway, North Alamo Street, and Austin Street that are buffered from lower density residential uses 
in the neighborhood core.  The Low Density Mixed Use land use classification allows for the same mix 
of residential, retail, and office uses as the Mixed Use land use classification, but at a lower intensity.  
The Low Density Mixed Use land use classification is appropriate for the parcels located northeast, 
southwest, and southeast of the intersection of Casa Blanca and North Alamo Streets where there is an 
existing mix of 1-story single-family residences, studios, and smaller retail uses.  The proposed Mixed 
Use and Low Density Mixed Use land use classifications are consistent with the land use classifications 
for surrounding parcels, many of which are currently designated as Mixed Use land use.  The proposed 
changes align with the Land Use/ Revitalization Goal in the Government Hill Neighborhood Plan. 
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: Broadway is a Primary Arterial Type B.  North Alamo Street is 
an Arterial Type C south of Interstate Highway 35 
Other Streets: North of Interstate Highway 35 North Alamo Street functions as a collector.  Austin Street 
is a local street.  This area has access to multiple freeways including Interstate Highway 35, Interstate 
Highway 37, and US Highway 281.   
Transit: There are three VIA bus routes that run along Broadway with stops near the subject properties. 
 
The proposed Mixed Use and Low Density Mixed Use land use classifications could increase traffic 
volume along Broadway and alter peak traffic flow volumes when compared to the existing 
Neighborhood Commercial and Public/ Institutional land use classifications.  The MidTown 
Brackenridge Plan estimates that traffic could increase 20% to 38,000 vehicles a day on Broadway if 
development occurs in accordance with the Plan.  This would still be well below the 46,000 vehicles a 
day that are expected on a 6-lane roadway such as Broadway.  Additionally, mixed use developments 
often generate fewer vehicle trips than single-use developments because residential, retail, and office 
uses are within walking and bicycling distance. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: schools, colleges, libraries, parks, and hospitals are all within close proximity 
to this near-downtown neighborhood.  The existing community facilities are generally underutilized and 
have the capacity to serve any increase in users resulting from the proposed land use changes. 
 

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

 Approval                          Denial         Alternate Recommendation:       
 
Adding the MidTown Brackenridge Plan as a supplement to the existing Government Hill 
Neighborhood Plan will synchronize the Neighborhood Plan with the unified vision for Broadway in the 
MidTown Brackenridge Plan and help ensure that the vision is communicated to residents, property 
owners, and elected and appointed officials. 
 
The proposed land use changes would enhance the redevelopment potential of the subject properties by 
allowing for a mix of residential, retail, and office uses on properties abutting Broadway, North Alamo 
Street and parts of Austin Street.  The proposed Mixed Use and Low Density Mixed Use land use 
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classifications are consistent with the land use classifications for surrounding parcels, many of which are 
currently designated as Mixed Use land use.  The existing transportation infrastructure and public 
facilities are generally under utilized and could support additional users.  The proposed changes align 
with the Land Use/ Revitalization Goal in the Government Hill Neighborhood Plan, are consistent with 
the MidTown Brackenridge Plan character areas, and provide the best opportunity for redevelopment in 
the area. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: September 14, 2011            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: August 26, 2011 
No. Notices mailed 10 days prior to Public Hearing: 170 to owners of subject property and property 
within 200 feet; 12 to members of the planning team 
Registered Neighborhood Association(s) Notified: Government Hill Alliance Neighborhood Association 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION:  
No zoning action is proposed at this time. 
 
Planning and Community Development Department Staff: 
David L. Ellison                 Interim Director 
Christopher Looney, AICP   Interim Assistant Director 
Case Manager: Michael Taylor, AICP  Planning Coordinator  Phone No.:207-0145  
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Master Plan Amendment 11054

Government Hill 
Neighborhood Plan

Planning Commission
September 14, 2011
Agenda Item No. XX 

2

• Dec 2008:  Midtown Tax Increment Reinvestment Zone 
(TIRZ) established

• Early 2010: master planners hired to develop a plan for the 
TIRZ area (MidTown Brackenridge)

• July 2010:  Planning Team & Advisory Committee formed for 
the MidTown Brackenridge Plan process

• Aug – Dec 2010: planning team and public meetings

• April 2011: MidTown Brackenridge final document

• May 2011: Meetings with neighborhood associations

• July – Aug 2011:  Additional public meetings with 
neighborhood associations, property owners, and planning 
team members

MidTown Brackenridge Master Plan
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3

MidTown Brackenridge Contents

Chapter 1: The Vision for MidTown Brackenridge

Chapter 2: Physical Master Plan

Chapter 3: Public Improvements Needed for the Vision

Chapter 4: Implementation

4

• Mixed use, mixed income 
neighborhoods of appropriate 
urban character, scale and density

• A walkable, bikeable and transit–
oriented community

• A lively district of economic, 
cultural, educational, residential 
and entertainment destinations

• A mix of new construction, 
rehabilitation and adaptive reuse 
that exemplifies quality 
architecture and sustainable and 
green building practices, and

• A model low impact district that 
protects the watershed and 
celebrates green spaces.

MidTown Brackenridge Vision
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5

MidTown Brackenridge Character Areas

6

MidTown Brackenridge Existing Plans

• Government Hill 
Neighborhood Plan

• Mahncke Park 
Neighborhood Plan

• River Road 
Neighborhood Plan

• Tobin Hill 
Neighborhood Plan

• Westfort Alliance 
Neigborhood Plan
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1. Add the MidTown Brackenridge Plan as a 
supplement to the Neighborhood Plan

2. Change the land use designation of multiple 
parcels bound by East Josephine Street to 
the north, IH-35 to the south, North 
Hackberry Street to the East, and Broadway 
to the west from Neighborhood 
Commercial land use and Public/ 
Institutional land use to Mixed Use land 
use and Low Density Mixed Use land use 

Proposed Amendments to the 
Government Hill Neighborhood Plan

8

MidTown Brack. – Lower Broadway

mq03256
Text Box



5

9

Amendment 11054

Plan as adopted: Proposed amendment:

10

Surrounding Land Uses

Residences

Pearl Mixed 
Use

Retail & 
Office

Vacant

Vacant

SAISD 
Maintenance 

& Storage

Residences 
& Studios

Service Uses

Retail & 
Office

Retail & 
Residences
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Staff Recommendation

Approval of the request to 1) Add the MidTown
Brackenridge Plan as a supplement to the 

Neighborhood Plan, and 2) Change the land use 
designation of multiple parcels bound by East 
Josephine Street to the north, IH-35 to the 

south, North Hackberry Street to the East, and 
Broadway to the west from Neighborhood 

Commercial land use and Public 
Institutional land use to Mixed Use land use 

and Low Density Mixed Use land use

mq03256
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RESOLUTION NO.  
 
 

RECOMMENDING TO APPROVE THE AMENDMENT OF THE 
GOVERNMENT HILL NEIGHBORHOOD PLAN, A COMPONENT OF 
THE MASTER PLAN OF THE CITY, BY ADDING THE MIDTOWN 
BRACKENRIDGE PLAN AS A SUPPLEMENT TO THE 
NEIGHBORHOOD PLAN AND AMENDING THE LAND USE PLAN BY 
CHANGING THE USE FROM NEIGHBORHOOD COMMERCIAL LAND 
USE AND PUBLIC INSTITUTIONAL LAND USE TO MIXED USE LAND 
USE AND LOW DENSITY MIXED USE LAND USE FOR MULTIPLE 
PARCELS LOCATED WITHIN AN AREA BOUND BY EAST 
JOSEPHINE STREET TO THE NORTH, IH-35 TO THE SOUTH, NORTH 
HACKBERRY STREET TO THE EAST, AND BROADWAY TO THE 
WEST. 

 
 

WHEREAS, City Council approved the Government Hill Neighborhood Plan as an addendum to the 
Master Plan on September 20, 2001 and approved updates to the Government Hill Neighborhood Plan on 
October 16, 2008 and November 4, 2010; 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 September 14, 2011 and 
APPROVED the amendment on September 14, 2011; 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 Government Hill Neighborhood 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 14th DAY OF SEPTEMBER 2011. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Amelia Hartman, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: PA11055 
 
Council District: 2, 9   Anticipated City Council Meeting Date:  October 20, 2011 
 

Plan Amendment Text – Attachment 1 
Plan Amendment Maps – Attachment 2     
Digital Ortho Image – Attachment 3                 

 

Summary:            
Neighborhood/Community/Perimeter/Sector Plan: Mahncke Park Neighborhood Plan 
Plan Approval Date: September 27, 2001 
Plan Update(s): October 24, 2007 (No Update Warranted) 

The applicant requests to amend the Plan by adding the MidTown Brackenridge Plan as a supplement to 
the Neighborhood Plan and amend the Land Use Plan by adding a Low Density Mixed Use land use 
classification, updating the existing text in the land use plan section, and changing designations for 
multiple parcels from Neighborhood Commercial land use to Mixed Use land use and Low Density 
Mixed Use land use. 

The MidTown Brackenridge Plan is available for review at: http://www.midtownbrackenridge.com/ 
 

Background Information:           
Applicant: City of San Antonio     
Owner: Multiple Owners  
Property Location: multiple parcels located within an area bound by Burr Road to the north, 
Brackenridge Avenue to the south, North New Braunfels Avenue, Catalpa, Bellview, Milton, Margaret, 
and North Pine Streets to the east, and Broadway and Avenue B to the west  
Current Land Use of site: residential, retail, office, institutional, and park uses  
Adjacent Land Uses:  
   N: no land use designation; property within the City of Alamo Heights 

E: designated Urban Single Family Residential, Urban Multi-Family Residential, Compact 
Multifamily Residential, and Parks/ Open Space; occupied by single-family and multi-family 
residential uses and parks 

   S: designated Neighborhood Commercial; occupied by retail and office uses 
  W: designated Parks and Open Space; occupied by golf course and park 
 

Issue: 
LAND USE ANALYSIS: 

MidTown Brackenridge Plan Background 
The MidTown Brackenridge Plan provides a unified vision for a 458-acre area that lies within the 
boundaries of five neighborhood plans.  The MidTown Brackenridge plan includes design guidelines for 
public and private improvements and implementation strategies.  The Plan area includes two major 
corridors, Broadway between Interstate Highway 35 and Burr Road and North St. Mary’s Street between 
Interstate Highway 35 and East Mulberry Avenue, as well as a large mixed use node anchored by the 
Pearl Brewery redevelopment project.  This area shares boundaries with the Midtown Tax Increment 
Reinvestment Zone (TIRZ) Number 31, which was designated by City Council in December 2008 to 
provide funding for eligible infrastructure projects including streets, sidewalks, streetscape, drainage, 
water, sewer, parking garages and other public improvements.  The TIRZ Board of Directors will use 
the MidTown Brackenridge Plan to coordinate public infrastructure projects and development incentives 
and set development standards that encourage long-term, high-quality investment. 
 
 

http://www.midtownbrackenridge.com/
http://www.midtownbrackenridge.com/
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MidTown Brackenridge Planning Process 
The MidTown Brackenridge Master Plan was developed through a community-based process that 
included multiple opportunities for input from area stakeholders.  The planning process was initiated 
through a collaborative effort by the San Antonio River Authority, the City of San Antonio, and the 
Midtown TIRZ Board of Directors.  The Gateway Planning + Alamo Architects team, the project 
consultants, began work on the plan during the summer of 2010.  The team conducted stakeholder 
interviews, six planning team and technical advisory committee meetings, and three general public 
meetings to gather a wide range of input and feedback during the planning process.  The City of San 
Antonio Planning and Community Development Department held a series of meetings with area 
neighborhood associations, property owners, and neighborhood planning team members to specifically 
discuss adding the MidTown Brackenridge Plan as a supplement to each of the area’s neighborhood 
plans. 
 
MidTown Brackenridge Vision and Big Ideas 
The vision of the MidTown Brackenridge Plan is to create a: 

 Mixed use, mixed income neighborhood of appropriate urban character, scale and density 
 Walkable, bikeable and transit–oriented community 
 Lively district of economic, cultural, educational, residential and entertainment destinations 
 Mix of new construction, rehabilitation and adaptive reuse that exemplifies quality architecture 

and sustainable and green building practices, and 
 Model low impact district that protects the watershed and celebrates green spaces. 

 
The Plan reflects the strong preference of stakeholders to implement several big ideas: 

 Use 2010 Bond funds to reinvent Broadway as a great transit boulevard so that its livability is 
the best in Texas, as it is a regional asset that anchors cultural gems important not just to San 
Antonio but to the entire state. 

 Harness the eternal power of Brackenridge Park and the San Antonio River, not as an 
afterthought, but rather as the organizing principle of community life; the redesign of Broadway 
is critical to bringing the park and river literally and figuratively into the daily life of businesses 
and the neighborhoods of MidTown Brackenridge. 

 Make infill development as easy in MidTown Brackenridge (and eventually in all of the Central 
City) as it is to develop a conventional subdivision on the edge of the City, thereby leveraging 
the myriad of resources that are now and will be expended in the area; doing so will require a 
one-stop approach to business where the interaction of the City, Bexar County, VIA 
Metropolitan Transit (VIA), San Antonio River Authority (SARA), San Antonio Water System 
(SAWS), CPS Energy (CPS), Texas Department of Transportation (TxDOT) and the private 
sector is seamless and completely coordinated. 

 
Proposed Changes to the Mahncke Park Neighborhood Plan 
1. Add the MidTown Brackenridge Plan as a supplement to the Mahncke Park Neighborhood Plan.  
The proposed change would synchronize the Mahncke Park Neighborhood Plan with the unified vision 
for Broadway in the MidTown Brackenridge Plan.  The vision for MidTown Brackenridge is consistent 
with Neighborhood Development Goal 2 in the Mahncke Park Neighborhood Plan which states: 
“Encourage the commercial development and redevelopment of Broadway with particular attention to: 
1) the shopping and employment needs of neighborhood residents; and 2) a transition from commercial 
to residential uses which does not damage the character of the neighborhood.”  Adding the MidTown 
Brackenridge Plan as a supplement to the existing Neighborhood Plan will help ensure that the vision is 
communicated to residents, property owners, and elected and appointed officials.   
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2. Add a Low Density Mixed Use land use classification and update the existing text in the land use 
plan section.   

The proposed amendment will add the Low Density Mixed Use land use classification to the land use 
palette in the Mahncke Park Land Use Plan.  The proposed text includes a description of Low Density 
Mixed Use land use as well as a list of related zoning districts.  Similar to the existing Mixed Use land 
use classification, the Low Density Mixed Use land use classification allows for a mix of residential, 
office, and retail uses, but at a less intense scale and intensity.  This less intense scale and intensity 
allows the Low Density Mixed Use land use classification to be placed adjacent to single-family uses.  
The proposed amendment will also update the existing language for the Mixed Use land use 
classification for consistency with more recently adopted plans.  The proposed text amendments are 
shown in Attachment 1. 
 
3. Amend the Land Use Plan designations for multiple properties located within the general 
boundaries of the MidTown Brackenridge Plan.   

The proposed change will ensure that the future land use designations in the Mahncke Park 
Neighborhood Plan are consistent with the vision in the MidTown Brackenridge Master Plan.  The 
proposed changes affect 144 parcels located within an area bound by Burr Road to the north, 
Brackenridge Avenue to the south, North New Braunfels Avenue, Catalpa, Bellview, Milton, Margaret, 
and North Pine Streets to the east, and Broadway and Avenue B to the west.  These parcels are currently 
designated as Neighborhood Commercial land use.  The proposed amendment would change the land 
use designation of 67 parcels located on the west side of Broadway and on the east side of Broadway 
near the intersections of East Hildebrand Avenue and East Mulberry Avenue to Mixed Use land use and 
change the land use designation of the 77 parcels located on the East side of Broadway to Low Density 
Mixed Use land use.   
 
The subject parcels are currently classified as Neighborhood Commercial land use.  The Neighborhood 
Commercial land use classification provides small areas for offices, professional services, service and 
shopfront retail uses that can be served by pedestrian access.  Neighborhood Commercial should have a 
service area radius of approximately a half-mile, and should serve a population of approximately 2,000 
to 5,000 people.  The classification allows for a limited group of commercial uses that serve the 
neighborhood while protecting the abutting residential areas.  Neighborhood Commercial should be 
located at the intersection of a collector and arterial street or where an existing commercial area has been 
established.  Examples of Neighborhood Commercial services are gasoline service stations, convenience 
stores, restaurants, neighborhood shopping centers with one anchor (i.e. grocery, general merchandise, 
or pharmacy), car washes, minor automobile repair and service, amusement establishments such as 
theaters, arcades and fitness centers, medical clinics, day care centers, motels, tourist courts, bed and 
breakfasts, rooming houses, social assistance services, and office or bank buildings (stand alone). Drive-
through establishments are not desired.  Live/work units, allowing for residential use above commercial 
space, are acceptable.  
 

The proposed amendment would change the land use classification of 77 parcels located on the East side 
of Broadway to Low Density Mixed Use land use.  The Low Density Mixed Use land use classification 
provides for a mix of low intensity residential and neighborhood serving commercial uses that are 
complementary and mutually supportive.  May be located within adjacent lots or integrated within one 
structure. The mix of uses within a block or building should promote compatibility between commercial 
and residential uses and reinforce the existing character of adjoining neighborhoods.  Uses within this 
category should be well integrated with and meet the everyday needs of a neighborhood and be designed 
in a manner that encourages walking to the different uses.  Shared parking located to the rear of 
structures, limited curb cuts and monument signs encouraged. Building and architectural design of a 
mixed use development should stress quality, including open space, landscaping, and a safe, attractive, 
and pedestrian and bicycle friendly environment. Examples include medium density residential uses, 
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professional/personal services, neighborhood-scale shop front retail with restaurants, cafes, and gift 
shops. 
 
The proposed amendment would change the land use classification of 67 parcels located on the west side 
of Broadway and on the east side of Broadway near the intersections of East Hildebrand Avenue and 
East Mulberry Avenue to Mixed Use land use.  The Mixed Use land use classification provides for a 
concentrated blend of residential, retail, service, office, entertainment, leisure, and other related uses at 
increased densities to create a pedestrian-oriented environment where people can enjoy a wide range of 
fulfilling experiences in one place.  Nodal development is preferred around a transit stop, where the 
density would decrease towards the edge of the node.  Mixed Use should be located at the intersection of 
a collector and arterial streets, two arterial streets, or where an existing commercial area has been 
established.  New development and redevelopment should appropriately transition to adjoining 
residential uses, taking into consideration noise, lighting and privacy along with the appropriateness of 
building height and scale.  This classification incorporates a mix of uses in the same building or in the 
same development such as small offices (dentists, insurance professionals, non-profits, etc.), small 
storefront retail establishment (coffee shops, cafes, shoe repair shops, gift shops, antique stores, 
specialty retails shops, hair salons, day care, drug stores, etc.) and residential uses (live/work units, 
medium-scale apartment buildings, townhomes, etc.)   
 
The proposed land use changes would enhance the redevelopment potential of the subject properties by 
allowing for a mix of residential, retail, and office uses on properties abutting Broadway.  The existing 
Neighborhood Commercial land use classification does not fully support the mix of residential, retail, 
and office uses that has proven successful at Pearl.  The proposed Mixed Use land use classification 
would allow for slightly more intense retail and office uses and high density residential uses in buildings 
that are larger and taller than what is called for in the Neighborhood Commercial land use classification.  
This type of development is appropriate along major roadways like Broadway that are not immediately 
adjacent to lower density residential uses in the neighborhood core.  The Low Density Mixed Use land 
use classification allows for the same mix of residential, retail, and office uses as the Mixed Use land 
use classification, but at a lower intensity.  The Low Density Mixed Use land use classification is 
appropriate for the parcels that abut single-family residential uses.  The proposed Mixed Use and Low 
Density Mixed Use land use classifications are consistent with the land use classifications for areas to 
the north and south, which are currently designated as Mixed Use land use.  The proposed changes align 
with Neighborhood Development Goal 2 in the Mahncke Park Neighborhood Plan.  Goal 2 states: 
“Encourage the commercial development and redevelopment of Broadway with particular attention to: 
1) the shopping and employment needs of neighborhood residents; and 2) a transition from commercial 
to residential uses which does not damage the character of the neighborhood.” 
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: Broadway is a Primary Arterial Type B.  East Hildebrand 
Avenue is a Secondary Arterial Type B.   
Other Streets: East Mulberry Avenue functions as a collector.  This area has access to multiple freeways 
including Interstate Highway 35, Interstate Highway 37, and US Highway 281.    
Transit: There are three VIA bus routes that run along Broadway with stops near the subject properties. 
 
The proposed Mixed Use and Low Density Mixed Use land use classifications could increase traffic 
volume along Broadway and alter peak traffic flow volumes when compared to the existing 
Neighborhood Commercial land use classification.  The MidTown Brackenridge Plan estimates that 
traffic could increase 20% to 38,000 vehicles a day on Broadway if development occurs in accordance 
with the Plan.  This would still be well below the 46,000 vehicles a day that are expected on a 6-lane 
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roadway such as Broadway.  Additionally, mixed use developments often generate fewer vehicle trips 
than single-use developments because residential, retail, and office uses are within walking distance. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
 
COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: schools, colleges, libraries, parks, and hospitals are all within close proximity 
to this near-downtown neighborhood.  The existing community facilities are generally underutilized and 
have the capacity to serve any increase in users resulting from the proposed land use changes. 
 

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

 Approval                          Denial         Alternate Recommendation:       
 
Adding the MidTown Brackenridge Plan as a supplement to the existing Mahncke Park Neighborhood 
Plan will synchronize the Neighborhood Plan with the unified vision for Broadway in the MidTown 
Brackenridge Plan and help ensure that the vision is communicated to residents, property owners, and 
elected and appointed officials. 
 
The proposed land use changes would enhance the redevelopment potential of the subject properties by 
allowing for a mix of residential, retail, and office uses on properties abutting or adjacent to Broadway.  
The proposed Mixed Use and Low Density Mixed Use land use classifications are consistent with the 
land use classifications for areas to the north and south, which are currently designated as Mixed Use 
land use.  The existing transportation infrastructure and public facilities are generally under utilized and 
could support additional users.  The proposed changes align with Neighborhood Development Goal 2 in 
the Mahncke Park Neighborhood Plan, are consistent with the MidTown Brackenridge Plan character 
areas, and provide the best opportunity for redevelopment in the area. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: September 14, 2011            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: August 26, 2011 
No. Notices mailed 10 days prior to Public Hearing: 294 to owners of subject property and property 
within 200 feet; 24 to members of the planning team 
Registered Neighborhood Association(s) Notified: Mahncke Park Neighborhood Association 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION:  
No zoning action is proposed at this time. 
 
Planning and Community Development Department Staff: 
David L. Ellison                 Interim Director 
Christopher Looney, AICP   Interim Assistant Director 
Case Manager: Michael Taylor, AICP  Planning Coordinator  Phone No.:207-0145  
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Attachment 2 
Land Use Plan as adopted: 

 
 

Proposed Amendment: 
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Master Plan Amendment 11055

Mahncke Park 
Neighborhood Plan

Planning Commission
September 14, 2011
Agenda Item No. XX 

2

• Dec 2008:  Midtown Tax Increment Reinvestment Zone 
(TIRZ) established

• Early 2010: master planners hired to develop a plan for the 
TIRZ area (MidTown Brackenridge)

• July 2010:  Planning Team & Advisory Committee formed for 
the MidTown Brackenridge Plan process

• Aug – Dec 2010: planning team and public meetings

• April 2011: MidTown Brackenridge final document

• May 2011: Meetings with neighborhood associations

• July – Aug 2011:  Additional public meetings with 
neighborhood associations, property owners, and planning 
team members

MidTown Brackenridge Master Plan
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MidTown Brackenridge Contents

Chapter 1: The Vision for MidTown Brackenridge

Chapter 2: Physical Master Plan

Chapter 3: Public Improvements Needed for the Vision

Chapter 4: Implementation

4

• Mixed use, mixed income 
neighborhoods of appropriate 
urban character, scale and density

• A walkable, bikeable and transit–
oriented community

• A lively district of economic, 
cultural, educational, residential 
and entertainment destinations

• A mix of new construction, 
rehabilitation and adaptive reuse 
that exemplifies quality 
architecture and sustainable and 
green building practices, and

• A model low impact district that 
protects the watershed and 
celebrates green spaces.

MidTown Brackenridge Vision
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MidTown Brackenridge Character Areas

6

MidTown Brackenridge Existing Plans

• Government Hill 
Neighborhood Plan

• Mahncke Park 
Neighborhood Plan

• River Road 
Neighborhood Plan

• Tobin Hill 
Neighborhood Plan

• Westfort Alliance 
Neigborhood Plan
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1. Add the MidTown Brackenridge Plan as a 
supplement to the Neighborhood Plan

2. Amend the land use plan by adding a Low Density 
Mixed Use land use classification and updating the 
existing text in the land use plan section

3. Change the land use designation of multiple parcels 
bound by by Burr Road to the north, Brackenridge 
Avenue to the south, North New Braunfels Avenue, 
Catalpa, Bellview, Milton, Margaret, and North Pine 
Streets to the east, and Broadway and Avenue B to 
the west from Neighborhood Commercial land 
use to Mixed Use land use and Low Density 
Mixed Use land use. 

Proposed Amendments to the 
Mahncke Park Neighborhood Plan

8

MidTown Brack. – Upper Broadway
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Amendment 11055
Update text for the 
Neighborhood Commercial 
land use category

Add Low Density Mixed Use 
land use classification, 
including description and 
related zoning districts

10

Amendment 11055
Update the name and 
description of the Mixed Use 
land use category
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Amendment 11055

Plan as adopted: Proposed amendment:

12

Surrounding Land Uses
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Staff Recommendation

Approval of the request to 1) Add the MidTown Brackenridge 
Plan as a supplement to the Neighborhood Plan, 2)

Amend the land use plan by adding a Low Density Mixed 
Use land use classification and updating the existing text 
in the land use plan section, and 3) Change the land use 
designation of multiple parcels bound by Burr Road to the 

north, Brackenridge Avenue to the south, North New 
Braunfels Avenue, Catalpa, Bellview, Milton, Margaret, 
and North Pine Streets to the east, and Broadway and 

Avenue B to the west from Neighborhood Commercial
land use to Mixed Use land use and Low Density 

Mixed Use land use. 
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RESOLUTION NO.  
 
 

RECOMMENDING TO APPROVE THE AMENDMENT OF THE 
MAHNCKE PARK NEIGHBORHOOD PLAN, A COMPONENT OF THE 
MASTER PLAN OF THE CITY, BY ADDING THE MIDTOWN 
BRACKENRIDGE PLAN AS A SUPPLEMENT TO THE 
NEIGHBORHOOD PLAN AND AMENDING THE LAND USE PLAN BY 
ADDING A LOW DENSITY MIXED USE LAND USE CLASSIFICATION, 
UPDATING THE EXISTING TEXT IN THE LAND USE PLAN SECTION 
AND CHANGING THE USE FROM NEIGHBORHOOD COMMERCIAL 
LAND USE TO MIXED USE LAND USE AND LOW DENSITY MIXED 
USE LAND USE FOR MULTIPLE PARCELS LOCATED WITHIN AN 
AREA BOUND BY BURR ROAD TO THE NORTH, BRACKENRIDGE 
AVENUE TO THE SOUTH, NORTH NEW BRAUNFELS AVENUE, 
CATALPA, BELLVIEW, MILTON, MARGARET, AND NORTH PINE 
STREETS TO THE EAST, AND BROADWAY AND AVENUE B TO THE 
WEST.  

 
WHEREAS, City Council approved the Mahncke Park Neighborhood Plan as an addendum to the Master 
Plan on September 27, 2001; 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 September 14, 2011 and 
APPROVED the amendment on September 14, 2011; 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 Mahncke Park Neighborhood 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 14th DAY OF SEPTEMBER 2011. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Amelia Hartman, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: PA11056 
 
Council District: 2, 9   Anticipated City Council Meeting Date:  October 20, 2011             
 

Summary:            
Neighborhood/Community/Perimeter/Sector Plan: River Road Neighborhood Plan 
Plan Approval Date: August 17, 2000 
Plan Update(s): March 23, 2006 (No Update Warranted) 

The applicant requests to amend the Plan by adding the MidTown Brackenridge Plan as a supplement to 
the Neighborhood Plan. 

The MidTown Brackenridge Plan is available for review at: http://www.midtownbrackenridge.com/ 

No changes to the future land use designations are proposed. 
 

Background Information:           
Applicant: City of San Antonio     
Property Location: No changes to the future land use designations are proposed at this time. 
 

Issue: 
LAND USE ANALYSIS: 

MidTown Brackenridge Plan Background 
The MidTown Brackenridge Plan provides a unified vision for a 458-acre area that lies within the 
boundaries of five neighborhood plans.  The MidTown Brackenridge plan includes design guidelines for 
public and private improvements and implementation strategies.  The Plan area includes two major 
corridors, Broadway between Interstate Highway 35 and Burr Road and North St. Mary’s Street between 
Interstate Highway 35 and East Mulberry Avenue, as well as a large mixed use node anchored by the 
Pearl Brewery redevelopment project.  This area shares boundaries with the Midtown Tax Increment 
Reinvestment Zone (TIRZ) Number 31, which was designated by City Council in December 2008 to 
provide funding for eligible infrastructure projects including streets, sidewalks, streetscape, drainage, 
water, sewer, parking garages and other public improvements.  The TIRZ Board of Directors will use 
the MidTown Brackenridge Plan to coordinate public infrastructure projects and development incentives 
and set development standards that encourage long-term, high-quality investment. 
 
MidTown Brackenridge Planning Process 
The MidTown Brackenridge Master Plan was developed through a community-based process that 
included multiple opportunities for input from area stakeholders.  The planning process was initiated 
through a collaborative effort by the San Antonio River Authority, the City of San Antonio, and the 
Midtown TIRZ Board of Directors.  The Gateway Planning + Alamo Architects team, the project 
consultants, began work on the plan during the summer of 2010.  The team conducted stakeholder 
interviews, six planning team and technical advisory committee meetings, and three general public 
meetings to gather a wide range of input and feedback during the planning process.  The City of San 
Antonio Planning and Community Development Department held a series of meetings with area 
neighborhood associations, property owners, and neighborhood planning team members to specifically 
discuss adding the MidTown Brackenridge Plan as a supplement to each of the area’s neighborhood 
plans. 
 
MidTown Brackenridge Vision and Big Ideas 
The vision of the MidTown Brackenridge Plan is to create a: 

 Mixed use, mixed income neighborhood of appropriate urban character, scale and density 
 Walkable, bikeable and transit–oriented community 

http://www.midtownbrackenridge.com/
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 Lively district of economic, cultural, educational, residential and entertainment destinations 
 Mix of new construction, rehabilitation and adaptive reuse that exemplifies quality architecture 

and sustainable and green building practices, and 
 Model low impact district that protects the watershed and celebrates green spaces. 

 
The Plan reflects the strong preference of stakeholders to implement several big ideas: 

 Use 2010 Bond funds to reinvent Broadway as a great transit boulevard so that its livability is 
the best in Texas, as it is a regional asset that anchors cultural gems important not just to San 
Antonio but to the entire state. 

 Harness the eternal power of Brackenridge Park and the San Antonio River, not as an 
afterthought, but rather as the organizing principle of community life; the redesign of Broadway 
is critical to bringing the park and river literally and figuratively into the daily life of businesses 
and the neighborhoods of MidTown Brackenridge. 

 Make infill development as easy in MidTown Brackenridge (and eventually in all of the Central 
City) as it is to develop a conventional subdivision on the edge of the City, thereby leveraging 
the myriad of resources that are now and will be expended in the area; doing so will require a 
one-stop approach to business where the interaction of the City, Bexar County, VIA 
Metropolitan Transit (VIA), San Antonio River Authority (SARA), San Antonio Water System 
(SAWS), CPS Energy (CPS), Texas Department of Transportation (TxDOT) and the private 
sector is seamless and completely coordinated. 

 
Proposed Changes to the River Road Neighborhood Plan 
Add the MidTown Brackenridge Plan as a supplement to the River Road Neighborhood Plan.   

The proposed change would synchronize the River Road Neighborhood Plan with the unified vision for 
North Saint Mary’s Street in the MidTown Brackenridge Plan.  The vision for MidTown Brackenridge is 
consistent with the Commercial Area Objectives for North Saint Mary’s Street and East Mulberry 
Avenue in the River Road Neighborhood Plan.  Adding the MidTown Brackenridge Plan as a 
supplement to the existing Neighborhood Plan will help ensure that the vision is communicated to 
residents, property owners, and elected and appointed officials. 
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: US Highway 281 is a freeway.   
Other Streets: North Saint Mary’s Street and East Mulberry Avenue function as collectors.   
Transit: There is a VIA bus route that runs along North Saint Mary’s Street. 
 
The MidTown Brackenridge Plan estimates that traffic could increase 20% to 38,000 vehicles a day on 
Broadway if development occurs in accordance with the Plan.  This would still be well below the 46,000 
vehicles a day that are expected on a 6-lane roadway such as Broadway.  Additionally, mixed use 
developments often generate fewer vehicle trips than single-use developments because residential, retail, 
and office uses are within walking distance.  Traffic counts are not expected to increase significantly 
along North Saint Mary’s Street or East Mulberry Avenue. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
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COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: schools, colleges, libraries, parks, and hospitals are all within close proximity 
to this near-downtown neighborhood.  The existing community facilities are generally underutilized and 
have the capacity to serve any increase in users resulting from the proposed land use changes. 
 

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

 Approval                          Denial         Alternate Recommendation:       
 
Adding the MidTown Brackenridge Plan as a supplement to the existing River Road Neighborhood Plan 
will synchronize the Neighborhood Plan with the unified vision for North Saint Mary’s Street in the 
MidTown Brackenridge Plan and help ensure that the vision is communicated to residents, property 
owners, and elected and appointed officials. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: September 14, 2011            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: August 26, 2011 
No. Notices mailed 10 days prior to Public Hearing: 24 to members of the planning team 
Registered Neighborhood Association(s) Notified: River Road Neighborhood Association 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION:  
No zoning action is proposed at this time. 
 
Planning and Community Development Department Staff: 
David L. Ellison                 Interim Director 
Christopher Looney, AICP   Interim Assistant Director 
Case Manager: Michael Taylor, AICP  Planning Coordinator  Phone No.:207-0145  
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Master Plan Amendment 11056

River Road 
Neighborhood Plan

Planning Commission
September 14, 2011
Agenda Item No. XX 

2

• Dec 2008:  Midtown Tax Increment Reinvestment Zone 
(TIRZ) established

• Early 2010: master planners hired to develop a plan for the 
TIRZ area (MidTown Brackenridge)

• July 2010:  Planning Team & Advisory Committee formed for 
the MidTown Brackenridge Plan process

• Aug – Dec 2010: planning team and public meetings

• April 2011: MidTown Brackenridge final document

• May 2011: Meetings with neighborhood associations

• July – Aug 2011:  Additional public meetings with 
neighborhood associations, property owners, and planning 
team members

MidTown Brackenridge Master Plan
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MidTown Brackenridge Contents

Chapter 1: The Vision for MidTown Brackenridge

Chapter 2: Physical Master Plan

Chapter 3: Public Improvements Needed for the Vision

Chapter 4: Implementation

4

• Mixed use, mixed income 
neighborhoods of appropriate 
urban character, scale and density

• A walkable, bikeable and transit–
oriented community

• A lively district of economic, 
cultural, educational, residential 
and entertainment destinations

• A mix of new construction, 
rehabilitation and adaptive reuse 
that exemplifies quality 
architecture and sustainable and 
green building practices, and

• A model low impact district that 
protects the watershed and 
celebrates green spaces.

MidTown Brackenridge Vision
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MidTown Brackenridge Character Areas

6

MidTown Brackenridge Existing Plans

• Government Hill 
Neighborhood Plan

• Mahncke Park 
Neighborhood Plan

• River Road 
Neighborhood Plan

• Tobin Hill 
Neighborhood Plan

• Westfort Alliance 
Neigborhood Plan
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Add the MidTown
Brackenridge Plan 
as a supplement to 
the Neighborhood 
Plan.

Proposed Amendment to the River 
Road Neighborhood Plan

8

MidTown Brack. – N. St. Mary’s St.
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Staff Recommendation

Approval of the request to add the MidTown Brackenridge 
Plan as a supplement to the Neighborhood Plan
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RESOLUTION NO.  
 
 

RECOMMENDING TO APPROVE THE AMENDMENT OF THE RIVER 
ROAD NEIGHBORHOOD PLAN, A COMPONENT OF THE MASTER 
PLAN OF THE CITY, BY ADDING THE MIDTOWN BRACKENRIDGE 
PLAN AS A SUPPLEMENT TO THE NEIGHBORHOOD PLAN.  

 
 

WHEREAS, City Council approved the River Road Neighborhood Plan as an addendum to the Master 
Plan on August 17, 2000; 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 September 14, 2011 and 
APPROVED the amendment on September 14, 2011; 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 River Road Neighborhood 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 14th DAY OF SEPTEMBER 2011. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Amelia Hartman, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: PA11057 
 
Council District: 1, 2   Anticipated City Council Meeting Date:  October 20, 2011             
 

Summary:            
Neighborhood/Community/Perimeter/Sector Plan: Tobin Hill Neighborhood Plan 
Plan Approval Date: September 24, 1987, February 21, 2008 
Plan Update(s): None 

The applicant requests to amend the Plan by adding the MidTown Brackenridge Plan as a supplement to 
the Neighborhood Plan. 

The MidTown Brackenridge Plan is available for review at: http://www.midtownbrackenridge.com/ 

No changes to the future land use designations are proposed. 
 

Background Information:           
Applicant: City of San Antonio     
Property Location: No changes to the land use designations are proposed at this time. 
 

Issue: 
LAND USE ANALYSIS: 

MidTown Brackenridge Plan Background 
The MidTown Brackenridge Plan provides a unified vision for a 458-acre area that lies within the 
boundaries of five neighborhood plans.  The MidTown Brackenridge plan includes design guidelines for 
public and private improvements and implementation strategies.  The Plan area includes two major 
corridors, Broadway between Interstate Highway 35 and Burr Road and North St. Mary’s Street between 
Interstate Highway 35 and East Mulberry Avenue, as well as a large mixed use node anchored by the 
Pearl Brewery redevelopment project.  This area shares boundaries with the Midtown Tax Increment 
Reinvestment Zone (TIRZ) Number 31, which was designated by City Council in December 2008 to 
provide funding for eligible infrastructure projects including streets, sidewalks, streetscape, drainage, 
water, sewer, parking garages and other public improvements.  The TIRZ Board of Directors will use 
the MidTown Brackenridge Plan to coordinate public infrastructure projects and development incentives 
and set development standards that encourage long-term, high-quality investment. 
 
MidTown Brackenridge Planning Process 
The MidTown Brackenridge Master Plan was developed through a community-based process that 
included multiple opportunities for input from area stakeholders.  The planning process was initiated 
through a collaborative effort by the San Antonio River Authority, the City of San Antonio, and the 
Midtown TIRZ Board of Directors.  The Gateway Planning + Alamo Architects team, the project 
consultants, began work on the plan during the summer of 2010.  The team conducted stakeholder 
interviews, six planning team and technical advisory committee meetings, and three general public 
meetings to gather a wide range of input and feedback during the planning process.  The City of San 
Antonio Planning and Community Development Department held a series of meetings with area 
neighborhood associations, property owners, and neighborhood planning team members to specifically 
discuss adding the MidTown Brackenridge Plan as a supplement to each of the area’s neighborhood 
plans. 
 
MidTown Brackenridge Vision and Big Ideas 
The vision of the MidTown Brackenridge Plan is to create a: 

 Mixed use, mixed income neighborhood of appropriate urban character, scale and density 
 Walkable, bikeable and transit–oriented community 

http://www.midtownbrackenridge.com/
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 Lively district of economic, cultural, educational, residential and entertainment destinations 
 Mix of new construction, rehabilitation and adaptive reuse that exemplifies quality architecture 

and sustainable and green building practices, and 
 Model low impact district that protects the watershed and celebrates green spaces. 

 
The Plan reflects the strong preference of stakeholders to implement several big ideas: 

 Use 2010 Bond funds to reinvent Broadway as a great transit boulevard so that its livability is 
the best in Texas, as it is a regional asset that anchors cultural gems important not just to San 
Antonio but to the entire state. 

 Harness the eternal power of Brackenridge Park and the San Antonio River, not as an 
afterthought, but rather as the organizing principle of community life; the redesign of Broadway 
is critical to bringing the park and river literally and figuratively into the daily life of businesses 
and the neighborhoods of MidTown Brackenridge. 

 Make infill development as easy in MidTown Brackenridge (and eventually in all of the Central 
City) as it is to develop a conventional subdivision on the edge of the City, thereby leveraging 
the myriad of resources that are now and will be expended in the area; doing so will require a 
one-stop approach to business where the interaction of the City, Bexar County, VIA 
Metropolitan Transit (VIA), San Antonio River Authority (SARA), San Antonio Water System 
(SAWS), CPS Energy (CPS), Texas Department of Transportation (TxDOT) and the private 
sector is seamless and completely coordinated. 

 
Proposed Changes to the Tobin Hill Neighborhood Plan 
Add the MidTown Brackenridge Plan as a supplement to the Tobin Hill Neighborhood Plan.  The 
proposed change would synchronize the Tobin Hill Neighborhood Plan with the unified vision for 
Broadway, North Saint Mary’s, and East Josephine Streets in the MidTown Brackenridge Plan.  The 
vision for MidTown Brackenridge is consistent with Goal 5: Development Type and Design in the 
Tobin Hill Neighborhood Plan.  Goal 5 states: “Promote development that is compatible with existing 
development and encourage design that takes into account the existing character and scale of the 
neighborhood.”  Adding the MidTown Brackenridge Plan as a supplement to the existing Neighborhood 
Plan will help ensure that the vision is communicated to residents, property owners, and elected and 
appointed officials.   
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: US Highway 281 is a freeway.   
Other Streets: North Saint Mary’s and East Josephine Street function as collectors.   
Transit: There are multiple VIA bus routes that run along Broadway, North Saint Mary’s Street, and 
East Josephine Street. 
 
The MidTown Brackenridge Plan estimates that traffic could increase 20% to 38,000 vehicles a day on 
Broadway if development occurs in accordance with the Plan.  This would still be well below the 46,000 
vehicles a day that are expected on a 6-lane roadway such as Broadway.  Additionally, mixed use 
developments often generate fewer vehicle trips than single-use developments because residential, retail, 
and office uses are within walking distance.  Traffic counts are not expected to increase significantly 
along North Saint Mary’s or East Josephine Streets. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
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COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: schools, colleges, libraries, parks, and hospitals are all within close proximity 
to this near-downtown neighborhood.  The existing community facilities are generally underutilized and 
have the capacity to serve any increase in users resulting from the proposed land use changes. 
 

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

 Approval                          Denial         Alternate Recommendation:       
 
Adding the MidTown Brackenridge Plan as a supplement to the existing Tobin Hill Neighborhood Plan 
will synchronize the Neighborhood Plan with the unified vision for Broadway, North Saint Mary’s, and 
East Josephine Streets in the MidTown Brackenridge Plan and help ensure that the vision is 
communicated to residents, property owners, and elected and appointed officials. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: September 14, 2011            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: August 26, 2011 
No. Notices mailed 10 days prior to Public Hearing: 13 to members of the planning team 
Registered Neighborhood Association(s) Notified: Tobin Hill Community Association 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION:  
No zoning action is proposed at this time. 
 
Planning and Community Development Department Staff: 
David L. Ellison                 Interim Director 
Christopher Looney, AICP   Interim Assistant Director 
Case Manager: Michael Taylor, AICP  Planning Coordinator  Phone No.:207-0145  
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Land Use Plan as adopted: 
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Master Plan Amendment 11057

Tobin Hill 
Neighborhood Plan

Planning Commission
September 14, 2011
Agenda Item No. XX 

2

• Dec 2008:  Midtown Tax Increment Reinvestment Zone 
(TIRZ) established

• Early 2010: master planners hired to develop a plan for the 
TIRZ area (MidTown Brackenridge)

• July 2010:  Planning Team & Advisory Committee formed for 
the MidTown Brackenridge Plan process

• Aug – Dec 2010: planning team and public meetings

• April 2011: MidTown Brackenridge final document

• May 2011: Meetings with neighborhood associations

• July – Aug 2011:  Additional public meetings with 
neighborhood associations, property owners, and planning 
team members

MidTown Brackenridge Master Plan
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MidTown Brackenridge Contents

Chapter 1: The Vision for MidTown Brackenridge

Chapter 2: Physical Master Plan

Chapter 3: Public Improvements Needed for the Vision

Chapter 4: Implementation

4

• Mixed use, mixed income 
neighborhoods of appropriate 
urban character, scale and density

• A walkable, bikeable and transit–
oriented community

• A lively district of economic, 
cultural, educational, residential 
and entertainment destinations

• A mix of new construction, 
rehabilitation and adaptive reuse 
that exemplifies quality 
architecture and sustainable and 
green building practices, and

• A model low impact district that 
protects the watershed and 
celebrates green spaces.

MidTown Brackenridge Vision
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MidTown Brackenridge Character Areas

6

MidTown Brackenridge Existing Plans

• Government Hill 
Neighborhood Plan

• Mahncke Park 
Neighborhood Plan

• River Road 
Neighborhood Plan

• Tobin Hill 
Neighborhood Plan

• Westfort Alliance 
Neigborhood Plan
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Add the MidTown
Brackenridge Plan as 
a supplement to the 
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Proposed Amendment to the Tobin 
Hill Neighborhood Plan
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MidTown Brack. – River-Josephine
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Staff Recommendation

Approval of the request to add the MidTown Brackenridge 
Plan as a supplement to the Neighborhood Plan
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RESOLUTION NO.  
 
 

RECOMMENDING TO APPROVE THE AMENDMENT OF THE TOBIN 
HILL NEIGHBORHOOD PLAN, A COMPONENT OF THE MASTER 
PLAN OF THE CITY, BY ADDING THE MIDTOWN BRACKENRIDGE 
PLAN AS A SUPPLEMENT TO THE NEIGHBORHOOD PLAN.  

 
 

WHEREAS, City Council approved the Tobin Hill Neighborhood Plan as an addendum to the Master 
Plan on February 21, 2008; 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 September 14, 2011 and 
APPROVED the amendment on September 14, 2011; 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 Tobin Hill Neighborhood 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 14th DAY OF SEPTEMBER 2011. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Amelia Hartman, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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Plan Amendment Application Case No.: PA11058 
 
Council District: 2   Anticipated City Council Meeting Date:  October 20, 2011 
 

Plan Amendment Text – Attachment 1 
Plan Amendment Maps – Attachment 2     
Digital Ortho Image – Attachment 3                 

 

Summary:            
Neighborhood/Community/Perimeter/Sector Plan: Westfort Alliance Neighborhood Plan 
Plan Approval Date: September 25, 1997 
Plan Update(s): May 29, 2003 

The applicant requests to amend the Plan by adding the MidTown Brackenridge Plan as a supplement to 
the Neighborhood Plan and amend the Land Use Plan by adding a Low Density Mixed Use land use 
classification, updating the existing text in the land use plan section, and changing designations for 
multiple parcels from Neighborhood Commercial land use to Mixed Use land use and Low Density 
Mixed Use land use. 

The MidTown Brackenridge Plan is available for review at: http://www.midtownbrackenridge.com/ 
 

Background Information:           
Applicant: City of San Antonio     
Owner: Multiple Owners  
Property Location: multiple parcels located within an area bound by East Mulberry Avenue to the 
north, Brahan Boulevard to the south, Margaret Street, North Pine Street, and Haywood Avenue to the 
east, and Broadway to the west 
Current Land Use of site: retail and office uses, vacant commercial building   
Adjacent Land Uses:  
   N: designated Neighborhood Commercial; occupied by retail uses 

E: designated Urban Single Family Residential, Medium Density Residential, and Compact 
Multifamily Residential; occupied by single-family and multi-family residential uses 

   S: designated Mixed Use; occupied by retail, office, and industrial uses 
  W: designated Parks and Open Space; occupied by golf course and park 
 

Issue: 
LAND USE ANALYSIS: 

MidTown Brackenridge Plan Background 
The MidTown Brackenridge Plan provides a unified vision for a 458-acre area that lies within the 
boundaries of five neighborhood plans.  The MidTown Brackenridge plan includes design guidelines for 
public and private improvements and implementation strategies.  The Plan area includes two major 
corridors, Broadway between Interstate Highway 35 and Burr Road and North St. Mary’s Street between 
Interstate Highway 35 and East Mulberry Avenue, as well as a large mixed use node anchored by the 
Pearl Brewery redevelopment project.  This area shares boundaries with the Midtown Tax Increment 
Reinvestment Zone (TIRZ) Number 31, which was designated by City Council in December 2008 to 
provide funding for eligible infrastructure projects including streets, sidewalks, streetscape, drainage, 
water, sewer, parking garages and other public improvements.  The TIRZ Board of Directors will use 
the MidTown Brackenridge Plan to coordinate public infrastructure projects and development incentives 
and set development standards that encourage long-term, high-quality investment. 
 
 
 

http://www.midtownbrackenridge.com/
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MidTown Brackenridge Planning Process 
The MidTown Brackenridge Master Plan was developed through a community-based process that 
included multiple opportunities for input from area stakeholders.  The planning process was initiated 
through a collaborative effort by the San Antonio River Authority, the City of San Antonio, and the 
Midtown TIRZ Board of Directors.  The Gateway Planning + Alamo Architects team, the project 
consultants, began work on the plan during the summer of 2010.  The team conducted stakeholder 
interviews, six planning team and technical advisory committee meetings, and three general public 
meetings to gather a wide range of input and feedback during the planning process.  The City of San 
Antonio Planning and Community Development Department held a series of meetings with area 
neighborhood associations, property owners, and neighborhood planning team members to specifically 
discuss adding the MidTown Brackenridge Plan as a supplement to each of the area’s neighborhood 
plans. 
 
MidTown Brackenridge Vision and Big Ideas 
The vision of the MidTown Brackenridge Plan is to create a: 

 Mixed use, mixed income neighborhood of appropriate urban character, scale and density 
 Walkable, bikeable and transit–oriented community 
 Lively district of economic, cultural, educational, residential and entertainment destinations 
 Mix of new construction, rehabilitation and adaptive reuse that exemplifies quality architecture 

and sustainable and green building practices, and 
 Model low impact district that protects the watershed and celebrates green spaces. 

 
The Plan reflects the strong preference of stakeholders to implement several big ideas: 

 Use 2010 Bond funds to reinvent Broadway as a great transit boulevard so that its livability is 
the best in Texas, as it is a regional asset that anchors cultural gems important not just to San 
Antonio but to the entire state. 

 Harness the eternal power of Brackenridge Park and the San Antonio River, not as an 
afterthought, but rather as the organizing principle of community life; the redesign of Broadway 
is critical to bringing the park and river literally and figuratively into the daily life of businesses 
and the neighborhoods of MidTown Brackenridge. 

 Make infill development as easy in MidTown Brackenridge (and eventually in all of the Central 
City) as it is to develop a conventional subdivision on the edge of the City, thereby leveraging 
the myriad of resources that are now and will be expended in the area; doing so will require a 
one-stop approach to business where the interaction of the City, Bexar County, VIA 
Metropolitan Transit (VIA), San Antonio River Authority (SARA), San Antonio Water System 
(SAWS), CPS Energy (CPS), Texas Department of Transportation (TxDOT) and the private 
sector is seamless and completely coordinated. 

 
Proposed Changes to the Westfort Alliance Neighborhood Plan 
1. Add the MidTown Brackenridge Plan as a supplement to the Westfort Alliance Neighborhood 
Plan.   

The proposed change would synchronize the Westfort Alliance Neighborhood Plan with the unified 
vision for Broadway in the MidTown Brackenridge Plan.  The vision for MidTown Brackenridge is 
consistent with the Areas of Special Impact on the Neighborhood, Infrastructure, and Zoning/ Land Use 
Goals in the Westfort Alliance Neighborhood Plan.  Adding the MidTown Brackenridge Plan as a 
supplement to the existing Neighborhood Plan will help ensure that the vision is communicated to 
residents, property owners, and elected and appointed officials.   
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2. Add a Low Density Mixed Use land use classification and update the existing text in the land use 
plan section.  

The proposed amendment will add the Low Density Mixed Use land use classification to the land use 
palette in the Westfort Alliance Land Use Plan.  The proposed text includes a full description of Low 
Density Mixed Use land use as well as a list of related zoning districts.  Similar to the existing Mixed 
Use land use classification, the Low Density Mixed Use land use classification allows for a mix of 
residential, office, and retail uses, but at a less intense scale and intensity.  This less intense scale and 
intensity allows the Low Density Mixed Use land use classification to be placed adjacent to single-
family uses.  The proposed amendment will also update the existing language for the Mixed Use land 
use classification for consistency with more recently adopted plans.  The proposed text amendments are 
shown in Attachment 1. 
 
3. Amend the Land Use Plan designations for multiple properties located within the general 
boundaries of the MidTown Brackenridge Plan.   

The proposed change will ensure that the future land use designations in the Westfort Alliance 
Neighborhood Plan are consistent with the vision in the MidTown Brackenridge Master Plan.  The 
proposed changes affect 14 parcels located within an area bound by East Mulberry Avenue to the north, 
Brahan Boulevard to the south, Margaret Street, North Pine Street, and Haywood Avenue to the east, 
and Broadway to the west.  These parcels are currently designated as Neighborhood Commercial land 
use.  The proposed amendment would change the land use designation of the 9 parcels located in the 
northern part of the plan area to Mixed Use land use and change the land use designation of the 5 parcels 
located in the southern part of the plan area to Low Density Mixed Use land use.   
 
The subject parcels are currently classified as Neighborhood Commercial land use.  The Neighborhood 
Commercial land use classification provides small areas for offices, professional services, service and 
shopfront retail uses accessible by pedestrians.  Drive-through establishments are not desired.  
Residential uses can be in the same building with retail and office uses.  This includes live/work units, 
small apartment buildings, residential above retail, and townhouses.  Neighborhood Commercial should 
have a service area radius of approximately a half-mile, and should serve a population of approximately 
2,000 to 5,000 people.  Neighborhood Commercial should be located at the intersection of a collector 
and arterial street or where an existing commercial area has been established.  Examples of 
Neighborhood Commercial uses include convenience stores, restaurants, coffee shops, cafes, hair salons, 
delis, gift shops, medical offices, day care centers, bed and breakfasts, rooming houses, social assistance 
services, and office or bank buildings without a drive through (stand alone).   
 
The proposed amendment would change the land use classification of 5 parcels located in the southern 
part of the plan area to Low Density Mixed Use land use.  The Low Density Mixed Use land use 
classification provides for a mix of low intensity residential and neighborhood serving commercial uses 
that are complementary and mutually supportive.  May be located within adjacent lots or integrated 
within one structure. The mix of uses within a block or building should promote compatibility between 
commercial and residential uses and reinforce the existing character of adjoining neighborhoods.  Uses 
within this category should be well integrated with and meet the everyday needs of a neighborhood and 
be designed in a manner that encourages walking to the different uses.  Shared parking located to the 
rear of structures, limited curb cuts and monument signs are encouraged. Building and architectural 
design of a mixed use development should stress quality, including open space, landscaping, and a safe, 
attractive, and pedestrian and bicycle friendly environment. Examples include medium density 
residential uses, professional/personal services, neighborhood-scale shop front retail with restaurants, 
cafes, and gift shops.   
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The proposed amendment would change the land use classification of the remaining parcels to Mixed 
Use land use.  The Mixed Use land use classification provides for a concentrated blend of residential, 
retail, service, office, entertainment, leisure, and other related uses at increased densities to create a 
pedestrian-oriented environment where people can enjoy a wide range of fulfilling experiences in one 
place.  This classification allows for a mix of uses in the same building or in the same development such 
as offices (dentists, insurance professionals, non-profits, etc.), storefront retail establishments (coffee 
shops, cafes, shoe repair shops, gift shops, antique stores, specialty retail shops, hair salons, day care, 
drug stores, etc.) and residential uses (live/work units, small apartment buildings, townhomes, etc.).     
The neighborhood prefers no stand-alone bars in this category.  Commercial uses should be situated 
primarily along higher order roadways.  Residential uses exceeding 40 dwelling units per acre should be 
located on primary arterials or higher order roadways.  When placed along a higher order roadway, the 
mixed use development should decrease in density with distance from the roadway. 
 

The proposed land use changes would enhance the redevelopment potential of the subject properties by 
allowing for a mix of residential, retail, and office uses on properties abutting Broadway.  The existing 
Neighborhood Commercial land use classification does not fully support the mix of residential, retail, 
and office uses that has proven successful at Pearl.  The proposed Mixed Use land use classification 
would allow for slightly more intense retail and office uses and high density residential uses in buildings 
that are larger and taller than what is called for in the Neighborhood Commercial land use classification.  
This type of development is appropriate along major roadways like Broadway that are not immediately 
adjacent to lower density residential uses in the neighborhood core.  The Low Density Mixed Use land 
use classification allows for the same mix of residential, retail, and office uses as the Mixed Use land 
use classification, but at a lower intensity.  The Low Density Mixed Use land use classification is 
appropriate for the parcels that abut single-family residential uses.  The proposed Mixed Use and Low 
Density Mixed Use land use classifications are consistent with the land use classifications for 
surrounding parcels, several of which are currently designated as Mixed Use land use.  The proposed 
changes align with the Areas of Special Impact on the Neighborhood and Zoning/ Land Use Goals in the 
Westfort Alliance Neighborhood Plan.   
 

Minimal Impact         Impact can be mitigated      Significant Impact - Incompatible Land Use 
 
TRANSPORTATION/INFRASTRUCTURE ANALYSIS:               
Major Thoroughfare Plan Designations: Broadway is a Primary Arterial Type B.   
Other Streets: East Mulberry Avenue functions as a collector.  This area has access to multiple freeways 
including Interstate Highway 35, Interstate Highway 37, and US Highway 281. 
Transit: There are three VIA bus routes that run along Broadway with stops near the subject properties. 
 
The proposed Mixed Use and Low Density Mixed Use land use classifications could increase traffic 
volume along Broadway and alter peak traffic flow volumes when compared to the existing 
Neighborhood Commercial land use classification.  The MidTown Brackenridge Plan estimates that 
traffic could increase 20% to 38,000 vehicles a day on Broadway if development occurs in accordance 
with the Plan.  This would still be well below the 46,000 vehicles a day that are expected on a 6-land 
roadway such as Broadway.  Additionally, mixed use developments often generate fewer vehicle trips 
than single-use developments because residential, retail, and office uses are within walking distance. 
 

Minimal Impact      Impact can be mitigated      Significant Impact to Transportation Capacity  
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COMMUNITY FACILITIES ANALYSIS: 
Nearby Public Facilities: schools, colleges, libraries, parks, and hospitals are all within close proximity 
to this near-downtown neighborhood.  The existing community facilities are generally underutilized and 
have the capacity to serve any increase in users resulting from the proposed land use changes. 
 

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

 Approval                          Denial         Alternate Recommendation:       
 
Adding the MidTown Brackenridge Plan as a supplement to the existing Westfort Alliance 
Neighborhood Plan will synchronize the Neighborhood Plan with the unified vision for Broadway in the 
MidTown Brackenridge Plan and help ensure that the vision is communicated to residents, property 
owners, and elected and appointed officials. 
 
The proposed land use changes would enhance the redevelopment potential of the subject properties by 
allowing for a mix of residential, retail, and office uses on properties abutting or adjacent to Broadway.  
The proposed Mixed Use and Low Density Mixed Use land use classifications are consistent with the 
land use classifications for surrounding parcels, several of which are currently designated as Mixed Use 
land use.  The existing transportation infrastructure and public facilities are generally under utilized and 
could support additional users.  The proposed changes align with the Areas of Special Impact on the 
Neighborhood and Zoning/ Land Use Goals in the Westfort Alliance Neighborhood Plan, are consistent 
with the MidTown Brackenridge Plan character areas, and provide the best opportunity for 
redevelopment in the area. 
 
PLANNING COMMISSION RECOMMENDATION:                
Meeting & Public Hearing Date: September 14, 2011            

 Approval                   Denial                Resolution Attached 
Newspaper Publication Date of Public Hearing: August 26, 2011 
No. Notices mailed 10 days prior to Public Hearing: 62 to owners of subject property and property 
within 200 feet; 14 to members of the planning team 
Registered Neighborhood Association(s) Notified: Westfort Alliance Neighborhood Association 
 
ZONING COMMISSION SUPPLEMENTAL INFORMATION:  
No zoning action is proposed at this time. 
 
Planning and Community Development Department Staff: 
David L. Ellison                 Interim Director 
Christopher Looney, AICP   Interim Assistant Director 
Case Manager: Michael Taylor, AICP  Planning Coordinator  Phone No.:207-0145  
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Attachment 2 
Land Use Plan as adopted: 

 
 

Proposed Amendment: 
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Master Plan Amendment 11058

Westfort Alliance 
Neighborhood Plan

Planning Commission
September 14, 2011
Agenda Item No. XX 

2

• Dec 2008:  Midtown Tax Increment Reinvestment Zone 
(TIRZ) established

• Early 2010: master planners hired to develop a plan for the 
TIRZ area (MidTown Brackenridge)

• July 2010:  Planning Team & Advisory Committee formed for 
the MidTown Brackenridge Plan process

• Aug – Dec 2010: planning team and public meetings

• April 2011: MidTown Brackenridge final document

• May 2011: Meetings with neighborhood associations

• July – Aug 2011:  Additional public meetings with 
neighborhood associations, property owners, and planning 
team members

MidTown Brackenridge Master Plan
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MidTown Brackenridge Contents

Chapter 1: The Vision for MidTown Brackenridge

Chapter 2: Physical Master Plan

Chapter 3: Public Improvements Needed for the Vision

Chapter 4: Implementation

4

• Mixed use, mixed income 
neighborhoods of appropriate 
urban character, scale and density

• A walkable, bikeable and transit–
oriented community

• A lively district of economic, 
cultural, educational, residential 
and entertainment destinations

• A mix of new construction, 
rehabilitation and adaptive reuse 
that exemplifies quality 
architecture and sustainable and 
green building practices, and

• A model low impact district that 
protects the watershed and 
celebrates green spaces.

MidTown Brackenridge Vision
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MidTown Brackenridge Character Areas
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MidTown Brackenridge Existing Plans

• Government Hill 
Neighborhood Plan

• Mahncke Park 
Neighborhood Plan

• River Road 
Neighborhood Plan

• Tobin Hill 
Neighborhood Plan

• Westfort Alliance 
Neigborhood Plan
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1. Add the MidTown Brackenridge Plan as a 
supplement to the Neighborhood Plan

2. Amend the land use plan by adding a Low Density 
Mixed Use land use classification and updating the 
existing text in the land use plan section

3. Change the land use designation of multiple parcels 
bound by East Mulberry Avenue to the north, 
Brahan Boulevard to the south, Margaret Street, 
North Pine Street, and Haywood Avenue to the 
east, and Broadway to the west from 
Neighborhood Commercial land use to Mixed 
Use land use and Low Density Mixed Use land 
use. 

Proposed Amendments to the 
Westfort Alliance Neighborhood Plan

8

MidTown Brack. – Lower Broadway

mq03256
Text Box



5

9

Amendment 11058
Add Low Density Mixed Use 
land use classification, 
including description and 
related zoning districts, to 
the Westfort Alliance Land 
Use Plan.

10

Amendment 11058
Update the name and 
description of the Mixed Use 
land use category in the 
Westfort Alliance Land Use 
Plan.
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Amendment 11058

Plan as adopted: Proposed amendment:

12

Surrounding Land Uses

Fort Sam 
Houston

Brackenridge Golf 
Course
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Staff Recommendation

Approval of the request to 1) Add the MidTown
Brackenridge Plan as a supplement to the Neighborhood 

Plan, 2) Amend the land use plan by adding a Low 
Density Mixed Use land use classification and updating 
the existing text in the land use plan section, and 3)
Change the land use designation of multiple parcels 
bound by East Mulberry Avenue to the north, Brahan
Boulevard to the south, Margaret Street, North Pine 

Street, and Haywood Avenue to the east, and Broadway 
to the west from Neighborhood Commercial land use 
to Mixed Use land use and Low Density Mixed Use

land use. 
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RESOLUTION NO.  
 
 

RECOMMENDING TO APPROVE THE AMENDMENT OF THE 
WESTFORT ALLIANCE NEIGHBORHOOD PLAN, A COMPONENT OF 
THE MASTER PLAN OF THE CITY, BY ADDING THE MIDTOWN 
BRACKENRIDGE PLAN AS A SUPPLEMENT TO THE 
NEIGHBORHOOD PLAN AND AMENDING THE LAND USE PLAN BY 
ADDING A LOW DENSITY MIXED USE LAND USE CLASSIFICATION, 
UPDATING THE EXISTING TEXT IN THE LAND USE PLAN SECTION 
AND CHANGING THE USE FROM NEIGHBORHOOD COMMERCIAL 
LAND USE TO MIXED USE LAND USE AND LOW DENSITY MIXED 
USE LAND USE FOR MULTIPLE PARCELS LOCATED WITHIN AN 
AREA BOUND BY EAST MULBERRY AVENUE TO THE NORTH, 
BRAHAN BOULEVARD TO THE SOUTH, MARGARET STREET, 
NORTH PINE STREET, AND HAYWOOD AVENUE TO THE EAST, AND 
BROADWAY TO THE WEST.  

 
WHEREAS, City Council approved the Westfort Alliance Neighborhood Plan as an addendum to the 
Master Plan on September 25, 1997 and approved an update to the Westfort Alliance Neighborhood Plan 
on May 29, 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 September 14, 2011 and 
APPROVED the amendment on September 14, 2011; 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 Westfort Alliance Neighborhood 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 14th DAY OF SEPTEMBER 2011. 
 

 
Attest:       Approved: 
 
___________________________   ____________________________ 
 
Executive Secretary      Amelia Hartman, Chair 
San Antonio Planning Commission   San Antonio Planning Commission 
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