
RID 79 

Table 526-3b 

  
Permitted Use 

Minimum  
Vehicle Spaces 

Maximum 
Vehicle Spaces 

SERVICE MEDICAL – skilled 
nursing facilities 

0.3 per bed 1 per bed 
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TABLE 311-1 RESIDENTIAL USE MATRIX 
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TABLE 311-2 NONRESIDENTIAL USE MATRIX 
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TABLE 311-2a NONRESIDENTIAL USE MATRIX 
  Urban  Rural  Farm  Mixed Industrial 

 

PERMITTED USE 

U
D

 M
aj

or
 N

od
e 

U
D

 M
in

or
 N

od
e 

 
RD

 M
aj

or
 N

od
e 

RD
 M

in
or

 N
od

e 
 

FR
 A

g 
C

om
m

er
ci

al
 

VI
LL

AG
E 

C
EN

TE
R 

FR
/F

R 
M

in
or

 N
od

e 
 

M
I -

 1
 

M
I-

1 
M

in
or

 N
od

e 

VI
LL

AG
E 

C
EN

TE
R 

- M
1 

M
I -

 2
 

M
I-

2 
M

in
or

 N
od

e 
VI

LL
AG

E 
C

EN
TE

R 
- 

M
2 

Government Public Safety Facilities P P  P P  P P  P P P P P P 
 

 



Appendix A 

Public Safety Facilities.  These facilities shall include police, fire, sheriff, and emergency 
medical service facilities and shall include the facilities of both the City of San Antonio, Bexar 
County, and other fire and law enforcement providers.  A public safety facility may include 
overnight accommodations for employees, areas for storage of vehicles and emergency response 
equipment and may or may not be open to the general public.  Public safety facilities shall not 
include hospitals, emergency care clinics, or ambulance services as identified in Tables 311-2 
and 2a. 
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Sec. 35-398.01 Ice Machines Over 120 Square Feet 

(a) Applicability.  These supplemental use regulations shall be required for both accessory 
and stand-along ice machines over 120 square feet. 

(b) Platting or Plat Exception Required.  The property upon which an ice machine over 
120 square feet is located shall be platted or meet one the plat exceptions listed in 35-
430(c) 

(c) Permit and Applicable Building Codes.  All ice machines over 120 square feet shall 
require commercial building permits, and shall meet all applicable building and building-
related code, as applicable. 

(d) Site Design Requirements.   
1. The placement of the ice machine shall not impede traffic, nor visually impair any 

motor vehicle operation entering or leaving the parking lot from a street. 
2. The ice machine shall not be located within any required building setback, buffer 

yard, access easement, drainage easement, floodplain, driveway, utility easement, 
and/or fire lane. 

3. A minimum of one (1) stacking or parking space per ice machine shall be 
required.  Such parking or stacking space shall be of sufficient size to 
accommodate an oversized vehicle as defined in this chapter. 

4. Where the ice machine is an accessory use, the location of the ice machine shall 
not reduce existing parking to an amount below the required minimum parking 
spaces for the principal use on the lot. 

5. All signage shall comply with Chapter 28, Signs and Billboards 
6. Permanently located (those with traditional permanent foundations), non 

accessory ice machines, where platting is required, shall meet site work related 
UDC requirements for traffic, sidewalk, tree canopy, landscaping, and irrigation if 
the size of the ice machine is over 150 square feet in size.   



7. Non-permanently located (those with tie downs) and/or accessory ice machines 
are not required to comply with traffic, sidewalk, and landscaping/irrigation 
requirements.  All ice machine projects are required to comply with the city tree 
ordinance for tree preservation. 

 

RID 99 

Sec. 35-511. - Landscaping. 

STATEMENT OF PURPOSE 

In addition to the purposes recited generally for this division, the purpose of this section is: 

•  To improve the appearance of commercial properties when viewed from the street. 

•  To screen the unattractive aspects of commercial properties. 

(a) Applicability. 
(1) Generally. This section shall apply to any of the following, except where 
exempted pursuant to subsection (2), below: 

A. The construction or erection of any new occupiable building or structure for 
which a building permit is required. 
B. Any enlargement exceeding one thousand (1,000) square feet or ten (10) 
percent in area, whichever is greater, of the exterior dimensions of an existing 
building for which a building permit is required. 
C. Any construction or reconstruction (complete removal of the pavement 
structure including surface course and base material) of a new parking lot 
regardless of size. 
D. Expansion of an existing parking lot within the street yard by more than two 
thousand (2,000) square feet or ten (10) percent in area whichever is greater. 
Parking lots in residential zoning districts shall be subject to the requirements 
of subsection (e) of this section. 

(2) Expansion. When a building or parking lot is enlarged, the requirements of this 
section shall be applied incrementally such that landscaping shall be required in the 
same proportion that the enlarged building area or off street parking area has to the 
existing development. For example, a ten (10) percent increase requires ten (10) 
percent of the required landscaping. 
(3) Exemptions. This section shall not apply to the following situations: 

A. Single-family, duplex, triplex or four-plex residential uses located within a 
residential zoning district. 
B. Agricultural uses. 



C. The reconstruction of an existing building of which fifty (50) percent or less 
of the floor area was destroyed or ruined by flooding, fire, windstorm or act of 
God. This exemption shall apply only where reconstruction of that building will 
not result in an increase in building size or paving area of the parking facilities 
to be provided. 
D.  The reconstruction of an existing parking lot which consists of fifty (50) 
percent or less of the existing surface area.  In no case shall an expansion of 
parking lot be considered an exemption for the purposes of this section. 
E. Interior finish work or remodeling in a portion of a building unless the work 
results in an increase in the paving area of the parking facilities within the street 
yard or in an enlargement of the exterior dimensions of an existing building. 
F. Any use, building or structure for which only a change of use is requested, 
and which requires no structural modifications that would increase its volume 
or scale. 
G. Single-family dwellings. 
H. Non-occupiable buildings or buildings that provide only maintenance access 
to the interior of the structure such as ice and/or water vending machines, DVD 
kiosks and automated teller machines. 
I. Accessory structures less than two hundred (200) square feet in size such as 
decks, sheds, playhouses, gazebos, security guard huts and non-mobile food 
vending stands. 
J. Non-occupiable buildings or structures regardless of size that serve a utility 
or infrastructure purpose such as flagpoles, retaining walls, above-ground 
backflow preventers, sign monuments and sign support structures, cellular and 
communication equipment and utility systems. 
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Sec. 35-433. - Development Plat. 

(a) Applicability. 
(1) Pursuant to V.T.C.A. Local Government Code § 212.041, the city hereby chooses by 
ordinance to be covered by subch.Subchapter B of V.T.C.A. Local Government Code Ch. 
212. 
(2) A boundary survey is required for any person who: 

A. Is required or elects to file a subdivision plat within the city limits of San 
Antonio; and 
B. Is not required to file a subdivision plat as required in sections 35-431 and 35-
432. 

(3) A development plat is not required where: 



A. The person is required or elects to file a subdivision plat within the city limits of 
San Antonio; or 
B. One (1) of the exceptions established in subsections 35-430(c)(23)—(c)(915) 
applies; or 
C. The tract is greater than five (5) acres if inside the City Limits, or ten (10) acres 
for properties located within the ETJ, has access with a minimum frontage of fifteen 
(15) feet onto a public right-of-way, public street, platted private street or recorded 
irrevocable access easement, and which requires no public dedications. Providing 
further that the owner agrees not to further subdivide without filing a subdivision 
plat and a request for utilities shall not serve more than three (3) dwelling units. 

 

RID 107 

Appendix A 

Structural alteration.  Any change in either the primary structural frame or secondary members of 
a building, such as bearing walls, fire walls, columns, beams, and girders, or any change in the 
dimensions or configurations of the roof height or building footprint. 
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Appendix A 

Bus shelter (public operated system). A roofed structure located on or adjacent to the right-of-
way of a street, and which is designed and used primarily for the weather protection and 
convenience of waiting bus passengers. 

Bus stop (public operated system). A fixed location where passengers board and alight usually 
identified by a sign. 

Passenger Depot.  Establishments in this classification operate over long distances between 
metropolitan areas, although some provide additional regional transportation services.  This use 
may include temporary storage or parking of bus or rail rolling stock, facilities for passenger 
boarding and alighting, as well as ticketing facilities, toilets, food service, and limited retail uses. 

Transit station (public operated system). A building, structure, or area designed located on a 
busway or a light rail line and used for passenger pickup, drop off, embarking, or changing 
transportation modes. Facilities and improvements may include shelters, benches, signs, 
structures, and other improvements which provide security, weather protection, and access to 
nearby services. 
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TABLE 311-2 NONRESIDENTIAL USE MATRIX 
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TABLE 311-2a NONRESIDENTIAL USE MATRIX 
  Urban  Rural  Farm  Mixed Industrial 
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Appendix A 

Haunted House Attraction.  Any indoor permanent of temporary building, structure, or facility, 
or portion thereof, which provides walkways or any other system that transports passengers 
through a facility or course so arranged where the public is invited to view, be entertained, 
scared, or amused by simulated creations of sound, theatrical displays or distractions, or sight 
and feeling of ghoulish, ghostly, spectral, imaginary, and haunting nature. 

Haunted House Attraction, Outdoor.  Any outdoor amusement which provides walkways or any 
other system that transports passengers through a facility or course; or a conveyance such as a 
bus or trailer (similar, but not limited to a hayride) so arranged where the public is invited to 
view, be entertained, scared, or amused by simulated creations of sound, theatrical displays or 
distractions, or sight and feeling of ghoulish, ghostly, spectral, imaginary, and haunting nature.  
Examples of this type of use include, but are not limited to, a cornfield maze or a hayride. 
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TABLE 311-2 NONRESIDENTIAL USE MATRIX 
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Transportation 

Horse-Drawn Carriage (Base 
Operations) – Indoor Carriage 
Storage and/or Animal 
Boarding only (see also 
Chapters 5 and 33 of the City 
Code) 

     P P P P  P 9372 

Transportation 

Horse-Drawn Carriage (Base 
Operations) – Outdoor 
Carriage Storage and/or 
Animal Boarding allowed (see 
also Chapters 5 and 33 of the 
City Code) 

     S S P P  S 9372 

 

Appendix A 

Horse-Drawn Carriage (Base Operations). A location with a principal building or 
structure from where carriage operators originate and return to for carriage storage and 
animal boarding. Carriages may be drawn by other large animals in accordance with 
Chapters 5 and 33 of the City Code.    

Stables. A building or structure where large domesticated animals are provided short or 
long term boarding and/or shelter, including access to food, water and grooming. Stables 
may be enclosed, partially enclosed or predominately open structures; stables not 
completely enclosed shall be subject to the separation requirements from dwellings 
identified in Chapter 33 of the City Code. 
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RULE INTERPRETATION DETERMINATION 

 
 
Determination #:  RID 2014-002 
 
 
Title:  Horse-Drawn Carriage (Base Operations) 
 
 
Drafted by:  Land Development Division, Policy Administrator 
 
 
Rule in Question:  Table 311-2 (Nonresidential Use Matrix) of the Unified Development 
Code (UDC); animal-related uses. 
 
 
Department Action:  The Director concurs with the staff position, finding horse-drawn 
carriage base operations materially similar to animal and pet services and identifying 
appropriate zoning districts for this use.  The Director also concurs with the suggested 
UDC amendments. 
 
 
 
______________________________  ______________________________ 
Roderick Sanchez, AICP, CBO   Date 
Development Services Director  
 
 
 
 
 
 
 
 
 
Effective Date of Determination:  Immediately 
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Staff Analysis: The UDC does not reference horse-drawn carriage uses, provide 
definitions or identify permitted zoning districts for the base operations of such uses.  
Therefore, to begin an analysis of this use, other chapters of the City Code that do 
specifically address this use must first be consulted. 
 
Section 5-52(a) of Chapter 5 (Animals) of the San Antonio City Code states: 
 

“Regulation of horse drawn carriages shall be governed by the provisions of 
chapter 33.” 

 
Chapter 33 (Vehicles for Hire) of the City Code underwent substantial revision in August 
of 2013.  Being a transient use, most of these new regulations address the actual conduct 
of the business activity, including hours and locations of operation, use of public rights-
of-way for passenger pick up and drop off, animal care and permitting and licensing 
requirements.  The sole land use-related reference is found in Division 6 (Stables), 
Section 33-471 (Location), stating: 

 
“Stables for housing of horses and carriages shall be at locations approved by 
the director of code compliance or public works, shall be situated in areas 
properly zoned for such use, and shall be no less than one hundred (100) feet 
from any dwelling. Such facilities shall conform to all health and sanitation 
regulations and shall be open for inspection by the director of animal care 
services and their designees at all reasonable times, with or without prior 
notice.” 

 
The most intense component of carriage operations is the boarding of horses or other 
large animals.  Though Chapters 5 and 33 of the City Code do not define stables, the term 
is commonly accepted to mean a building or structure where large, domesticated animals, 
such as horses or livestock, are boarded and/or sheltered.  Chapter 35 (Unified 
Development Code) also does not define stables or attempt to distinguish indoor stables 
versus outdoor stables.  Further, the UDC does not offer specific guidance pertaining to 
the use in question, particularly in those zoning districts common in and around the 
downtown core of San Antonio. 
 
A definition and two separate use entries for “animal and pet services” were added to the 
UDC in October, 2012.  As defined, these uses may provide a combination of boarding, 
grooming, sitting, and training services.  The permitted zoning districts for these service-
oriented uses is largely dependent upon the location of the activity (inside or outside of a 
building) and not the types, sizes or number of animals or the scale of the activity: 
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TABLE 311-2 NONRESIDENTIAL USE MATRIX 
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Animal Animal and pet services (no outdoor training, boarding, 
runs, pens or paddocks) 

  P P P P P P   P 2720 

Animal Animal and pet services (outdoor training, boarding, 
runs, pens or paddocks permitted) 

       P P  S 2720 

 
Staff Position:  Since the adoption of the UDC in May of 2001, Certificates of 
Occupancy have been issued for horse carriage operations for properties zoned “I-1.”  
However, the City has not entertained specific zone change applications for carriage-
related uses in non-industrial zoning districts since 2000 when City Council approval 
authorized a “horse stable” on property in the “B-4” Central Business District.  A 
Certificate of Occupancy was later issued for “Horse Drawn Carriages” at this location 
(the office and carriage components of the use deemed appropriate for that zoning 
district).  Most zone change requests for animal-related uses since 2001 have involved 
veterinary clinics.    
 
Section 35-311 (b)(3) of the UDC authorizes the Director to “make a determination if a 
use not mentioned can reasonably be interpreted to fit into a use category where similar 
uses are described.”  The base operations for carriage providers typically involve a 
combination of office, carriage storage and the long-term boarding of animals, so other 
animal-related uses such as “Animal – Equestrian Center and Riding Trails,” “Stockyard” 
and “Animal – Pound and Shelter” are not materially similar to carriage operations.  
However, “Animal and pet services” is a materially similar use by definition and offers 
guidance in determining the appropriate zoning for horse-carriage operations. 
 
Given a history of Certificates of Occupancy issuance for carriage operators in industrial 
zoning districts, staff finds base operations an appropriate by right use in “L” and “I-1” 
zoning districts.  Further, similar to the animal and pet services uses currently identified 
in the UDC, carriage operations are an appropriate use in “C-3” and “D” (and the 
comparable Form Based zoning Transects 5 and 6) provided all activities associated with 
carriage operations are conducted inside of a principle building or structure.  Identifying 
“D” and “FBZD” as acceptable zoning districts is important, particularly since many 
carriage operators conduct business in and around downtown San Antonio where this 
service is most desired by and available to San Antonio residents and tourists alike; 
however, should either of the storage or boarding elements be conducted outdoors, the 
use is permissible in “C-3” and “D” only with the approval of a Specific Use 
Authorization by City Council.  This approach is consistent with previous Certificate of 
Occupancy and zoning application decisions and recommendations. 
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Staff finds Horse–Drawn Carriage (Base Operations) materially similar to “Animal and 
pet services” and suggests amending Table 209-13B (Form Based Development, Specific 
Function by Transect) accordingly and Section 35-A101 and Table 311-2 of the UDC as 
follows: 
 

Section 35-A101. Definitions and Rules of Interpretation. 
 

Horse-Drawn Carriage (Base Operations). A location with a principal building or 
structure from where carriage operators originate and return to for carriage 
storage and animal boarding. Carriages may be drawn by other large animals in 
accordance with Chapters 5 and 33 of the City Code.    
 
Stables. A building or structure where large domesticated animals are provided 
short or long term boarding and/or shelter, including access to food, water and 
grooming. Stables may be enclosed, partially enclosed or predominately open 
structures; stables not completely enclosed shall be subject to the separation 
requirements from dwellings identified in Chapter 33 of the City Code. 
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Transportation Horse-Drawn Carriage (Base Operations) – Indoor 
Carriage Storage and/or Animal Boarding only (see 
also Chapters 5 and 33 of the City Code) 
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Transportation Horse-Drawn Carriage (Base Operations) – 
Outdoor Carriage Storage and/or Animal Boarding 
allowed (see also Chapters 5 and 33 of the City 
Code) 
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