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Zoning 
Commission 

Community 
Meetings 

WHAT WE DO IN THE ZONING 
SECTION… 

Provide information 
on cases or large 

area rezonings  

Presenter
Presentation Notes
Evaluate plan amendment requests, develop recommendations and present cases to the Planning Commission and City Council
Evaluate rezoning requests, develop recommendations and present cases to the Zoning Commission and City Council
Respond to requests from City Council and the City Manager’s Office to develop area-wide comprehensive rezoning initiatives
Conduct community meetings to inform neighborhoods of comprehensive rezoning projects
Work with neighbors to determine appropriate zoning classifications




MDP & 
PUD plans 

Other 

MORE OF WHAT WE DO 

Presenter
Presentation Notes
Evaluate requests for variances, develop recommendations and present cases to the Board of Adjustment
Write letters of zoning verification
Make determinations on requests to register nonconforming uses
Review MDPs and PUD Plans for Zoning
Plan Review for compliance with overlay districts, special districts, conditional uses, specific use authorizations, and others as needed
Assist internal and external customers with zoning questions/research




CHECKING YOUR ZONING 

• How to do it: 
• Fill out application & pay 

fee 
• Staff will research 

• Also done for zoning 
change requests  

• Why do this? 
• Good when buying 

property, planning to build 
• To know if variances or 

non-conforming uses are 
registered to property 
 

Presenter
Presentation Notes
Process to verify zoning of the property
Application with Fee
Staff conduct research including annexation date, previous zoning and current zoning
Should an error be discovered, staff works with IT/GIS to correct online map
Zoning Verification is also conducted during staff analysis of a zoning change request
Highly encouraged if someone is seeking to purchase property
Process can also determine if variances or non-conforming uses are registered on the property.



    

ZONING MAP - ONLINE 

https://gis.sanantonio.gov/PDS/onestop/index.html


IT’S ALL ABOUT THE ZONING 

• The legal use of the land 
• Can I build my home? 
• Can I open my business? 

• Encourages orderly 
development 

• Using planning policy and 
principles 

• Address incompatibility of 
adjacent land use  

• Intense industrial uses and 
single family residential 

Presenter
Presentation Notes
The legal use of the land
The division of property, within a municipality, into districts that regulate land use
Encourages orderly development
Prevents incompatibility of adjacent land uses and promotes public safety
Lot specific



SA’s ZONING in 1938 

1938 Code – Cumulative or Pyramid Zoning 

Uses of lower zoning 
districts are also allowed in 

higher zoning districts = 
sudden changes in land use 

Presenter
Presentation Notes
Uses permitted in lower zoning districts are also allowed in higher zoning districts resulting in sudden changes in land use




SA’s ZONING in 1965   

1965 Code – Zoning Districts 

Residential Zone Commercial Zone Industrial Zone 

Added to 1938 regulations 
 

Range of compatible uses 
transitioning from  

residential to industrial zones 

Presenter
Presentation Notes
1965 Code – Zoning Districts
Added to 1938 regulations
Range of compatible uses that transition from residential to industrial zones.




SA’s ZONING IN 2001 

• Unified Development Code (UDC) 
• Expanded 1965 Code 

• Concept of transitioning between uses 
• Increasing opportunities for flexible mixed-use 

development 

• Updated list of uses and definitions 
• Converted 1938 & 1965 district to new ones 

• Created non-conforming uses in some 
 

 

Presenter
Presentation Notes
2001 Unified Development Code

Expanded the 1965 Code concept of transitioning between uses, also creating opportunities for more flexible and mixed use development
Updated list of uses
Updated definitions
Converted all 1938 and 1965 zoning districts to new districts
Created Non-Conforming Uses in some cases




ZONING - UDC ARTICLE III  

• Identifies zoning 
districts 

• Defines 
• Explains rules that apply 

in each 
• Heights, setbacks, 

density 
• Allowed uses  
• Additional guidelines for 

some uses and districts 
 

 

Presenter
Presentation Notes
Identifies the different zoning districts and explains the rules that apply to each district:
Definition or description of each zoning district
Height, setback and density regulations
List of allowed uses: Residential Use Matrix and Nonresidential Use Matrix
Additional standards and guidelines for some districts and uses, including parking, landscape buffers, etc...




ZONING DISTRICTS 
Base Districts  
• Allows a specified range 

of uses 
• Residential Single-Family 

and Mixed 
• R-6, R-5, RM-4, RM-6 

• Multi-Family 
• MF-18, MF-33, MF-65 

• Office  
• O-1, O-2 

• Commercial  
• C-1, C-2, C-3 

• Industrial  
• I-1, I-2 

• Flex 
• FR, M-1 

Overlay Districts 
• Additional development 

guidelines 
• Address compatibility 
• Most do not regulate use 

• “HD” Historic 
• “NCD” Neighborhood 

Conservation 
• “MLOD”/“MSAO” Military 

lighting and sound 
• “RIO” River Improvement 
• “ERZD” Edwards Recharge 

Zone 

Presenter
Presentation Notes
Base districts:
Allows a specified range of uses
Residential Single-Family and Residential Mixed (R-6, R-5, RM-4, RM-6)
Multi-Family - MF-18, MF-33, MF-65
Office - O-1, O-2
Commercial - C-1, C-2, C-3
Industrial - I-1, I-2
Flex - FR, M-1


Additional development guidelines
Address compatibility
Most do not regulate use
“HD” Historic
“NCD” Neighborhood Conservation
“MLOD”/“MSAO” Military lighting and sound
“RIO” River Improvement
“ERZD” Edwards Recharge Zone




ZONING DISTRICTS 
Special Districts   
• Address unique situations  

• replace standards and requirements of the base zoning 
districts 

• “MPCD” and “MXD” -  large, mixed-use developments 
• “QD” and “G” limited use districts 
• “IDZ” Infill Development 
• “PUD” Planned Unit Development 

 



ZONING DISTRICTS 
Conditional Use – “CD”   
• Allows a land use not permitted by right in a base 

district 
• Can be compatible with surrounding zoning and land 

uses 

• Allows a single, more intense use into a more 
restrictive district 

• UDC specifies uses allowed by right and those 
allowed with a “CD” 

• Table 422-1 

 

Presenter
Presentation Notes
CD” Conditional Use 
Purpose: To provide for a land use that is not permitted by right in a base zoning district, but due to individual site characteristics, the use could be compatible with the surrounding zoning and land uses.
A Conditional Use allows a single, more intense use into a more restrictive zoning district.
For example, motor vehicle sales is allowed by right in the “C-3” zoning district, but not in the “C-2” district.  With “C-2” Conditional Use zoning, the property is allowed to operate any use permitted by right in the “C-2” district, plus the one additional use of motor vehicle sales. 
Availability determined by Table 422-1 which specifies uses permitted by right in districts may be permitted with a Conditional Use District
i.e. Uses in C-1 permitted by right may be permitted in any residential districts with a “CD”

https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=ARTIVPR_DIV3ZOPR


ZONING DISTRICTS 
Conditional Use – “CD”   
• Requires a site plan 
• Zoning Commission can recommend “conditions” 

that must be met for a “CD” 
• Conditions = additional landscape buffers, building 

setbacks, lighting, etc. 
• Only City Council may approve 

• A “CD” runs with the land until zoning is changed to 
remove it - doesn’t expire 

 

Presenter
Presentation Notes
Conditional Use requests require a site plan.
The Zoning Commission can recommend, and City Council may approve “conditions” that must be met in order for the Conditional Use to actually operate.
“Conditions” can include additional landscape buffers, building setbacks, lighting, etc… and are meant to provide design standards compatible with the surrounding land uses.
A Conditional Use runs with the land until the zoning is changed to remove it.  It does not expire.



ZONING DISTRICTS 
Specific Use Authorization – “S”  
• Allows certain uses not generally permitted by right 

that are acceptable in specific location 
• Have unique characteristics, circumstances and 

conditions  
• Allows only uses specified in the Permitted Use 

Matrix (Sec. 35.311) 
• Requires site plan 

• Conditions may be added to ensure compatibility 
• An “S” runs with the land until zoning is changed to 

remove it - doesn’t expire 
 

 

 

Presenter
Presentation Notes
Purpose:  To provide for certain uses which, because of their unique characteristics or potential impacts on adjacent land uses, are not generally permitted in certain zoning districts by right, but which may, under the right set of circumstances and conditions be acceptable in certain specific locations
A Specific Use Authorization allows only uses that are specified in the Permitted Use Matrix (35.311) 
For example, Fabrication of Metal Products is allowed by right in I-2, but requires a Specific Use Authorization in I-1. 
A site plan is required and conditions may be added to ensure compatibility with surrounding land uses
A Specific Use Authorization runs with the land until the zoning is changed to remove it. It does not expire.


https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=ARTIIIZO_DIV2BAZODI_S35-311USRE


DEED RESTRICTIONS 

• Are private agreements 
• Limit use or activities in 

property 
• Appear in county’s 

property records 
• Not enforced by 

governments or local 
planning authorities 

• “Run with the title of the 
land” 

• Part of owners’ right and 
obligation 

Presenter
Presentation Notes
Deed restrictions are private agreements that limit the use or activities that may take place on property.
Deed restrictions appear in the real property records of the county in which the property is located. 
Deed restrictions are not enforced by governments or by local planning authorities.	
Deed restrictions "run with the title to the land" meaning they are a part of the property owner’s right and obligation.



NON-CONFORMING USES 

• Existing uses not allowed with current zoning 
• Legal non-conforming uses: 

• Established legally with past zoning regulations or if  
outside of city limits 

• Should be registered with the City 
• Limitations: 

• No additions to structure 
• New uses must follow existing zoning code 
• If non-conforming use discontinued for a year, use cannot be 

re-established  

Presenter
Presentation Notes
Existing uses that are not permitted in the current zoning district
Legal Nonconforming Uses are those which were established legally at a time when the zoning regulations allowed the use or when the property was located outside of the City Limits.  
Legal Nonconforming Uses should be registered with the City.
Limitations 
1) The legal non-conforming use may continue operation; however, no additions or enlargements to the structure are allowed.  New uses must conform to the existing zoning regulations.
2)  If the nonconforming use is discontinued for twelve (12) consecutive months, the use cannot be re-established unless the proper zoning is acquired. 



NON-CONFORMING USES 

• Registration: 
• Prove legal establishment and continuous use from 

when it was allowed 
• Newly annexed properties must register within 1 year 

 

• Damage or destruction: 
• 50% or more of replacement cost = termination of non-

conforming use 
• If single-family home, it may be rebuilt within 1 year 

Presenter
Presentation Notes
Registration
The applicant must prove legal establishment AND continuous use from a time when the use was permitted.  
Newly annexed properties must register within 1 year of annexation.

Destruction or damage of structure
When a non-conforming use is damaged or destructed by more the 50% of the replacement cost, the non-conforming use shall terminate and cease to exist.  
However, a non-conforming single-family dwelling may be rebuilt within one (1) year. 



THE BOARD OF ADJUSTMENT 
(BOA) 
Defined  
• Quasi-judicial board 
• Texas Local 

Government Code – Ch. 
211 

• Appointed by City 
Council 

 

Duties 
• Zoning regulation 

variances 
• Special exceptions per 

UDC 
• Alleged administrative 

official errors in 
determination 

• Variances and appeals to 
Sign Ordinance 

• Appeals from HDRC 
• Appeals on screening and 

fencing for salvage yards 

Presenter
Presentation Notes
Quasi-judicial body
Chapter 211 of the Texas Local Government Code
San Antonio has 11
Appointed by City Council. 
Appointees by Council District
4 additional At Large Members – Used as alternates

Hear and decide variances from the zoning regulations
Hear and decide Special Exceptions as specified in the UDC
Hear and decide alleged errors in determination made by an administrative official
Hear variances from and appeals to Chapter 28 (Sign Ordinance)
Hear appeals from the Historic Design and Review Commission
Hear appeals to Chapter 16 (Salvage Yards) on screening and fencing location





WHAT’S IN A VARIANCE? 
• Hardship is because of 

“nature of land” 
• Doesn’t expire – “runs 

with the land” 
• Due to construction or a 

violation 
• Special exceptions: 

• 1 operator beauty or 
barber shop in residential 
area 

• Non-commercial parking 
lots 

• Ornamental iron fences in 
front yard 

 
 

Presenter
Presentation Notes
Relief from a hardship due to the nature of the land
The hardship should not be self-imposed nor financial or economic in nature
Example: triangular or pie-shaped tract of land where the side building setback requirements cannot be met
Like Zoning, variances “run with the land”, therefore should not be approved based upon the current property owner’s unique personal situation
Example: request to encroach into the front setback to accommodate a deeper carport for the current property owner’s long vehicle
They come about because of:
New Construction
Applicant comes in ahead of time and seeks a variance before construction
Referred following preliminary plan review meeting
Should only be referred following explanation of how the customer can modify their plans to meet the Code, if possible
Violation
Construction without a permit and not to UDC standards
Obtained a permit, but built differently than indicated on plans and not to UDC standards






HOW TO FILE A CASE 

 
 

• For variance: 
• Indicate hardship 

• For appeal: 
• Indicate alleged error in 

decision by 
administrative official 

• Filing fee 
• Plans, site plans 
• Staff will assist through 

process     

    

    

  

Presenter
Presentation Notes
Application
Variance:  the applicant must indicate the hardship they believe exists
Appeal:  the applicant must indicate specifically how they believe the administrative official erred in their decision
Filing fee
Plans/site plans and documents
Staff advises applicant of the procedures


http://docsonline.sanantonio.gov/FileUploads/dsd/AdministrativeDecisionAppeal.pdf
http://docsonline.sanantonio.gov/FileUploads/dsd/Variance_Application_-_Fillable_Form.pdf
http://www.sanantonio.gov/DSD/Boards/BOA


WE WILL HELP YOU 
• Review application 
• Photograph property 
• Survey land use 
• Prepare maps 
• Notify owners within 200 

ft. or property 
• Publish date of hearing in 

paper 
• Prepare recommendation 
• Present to BOA 
• Follow up 
 

Presenter
Presentation Notes
Review application
Take photos of the property
Survey the land use
Prepare maps
Develop mailing list for notification to owners of property within 200 feet
Publish hearing date in the newspaper
Prepare recommendation based on applicant’s application and any apparent hardship identified
Present to the Board of Adjustment
Follow up




WHAT IS NEXT? 

• If approved: 
• Permit is issued for 

project 

• If denied: 
• Plans must be amended 

to show compliance 
• Have to wait 1 year to 

file another request for 
same property 

 

Presenter
Presentation Notes
If the Board approves the request, then a permit may be issued for the project
If the Board denies the request, then the plans must be amended to show compliance
If the Board denies the request, another request for the same property cannot be filed for 1 year
An applicant can request a rehearing within the year if they can convince the Board that they now have new evidence that was not available at the initial hearing
Case results are entered into Hansen making the information readily available to all Staff in the Department



APPEALING A BOA DECISION 

• Appeals must be: 
• Filed in State District 

Court 
• Within 10 days of 

approval of meeting 
minutes 

• For sign variances: 
• Appealed to City 

Council 
• Within 5 days 

 

Presenter
Presentation Notes
Any aggrieved party can appeal a Board decision

Appeals are filed in State District Court 

An appeal must be filed within ten days after the minutes of the meeting are approved

Decisions on sign variances may be appealed to City Council within 5 days of the decision
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