
Ordinance 24-S-08
Zone Change from Single-Family Residential District 

(R-2) to Planned Development District (PDD) 44.3 

acres

Daisy Marquez| PLANNER



•Existing:  Single – 
Family Residential 
District (R-2)

•Proposed: Planned 
Development District 
(PDD)



Existing 
Zoning

Land Use

North Planned Development 
District (PDD)

Single Family 
Residential- 
Kensington 
Ranch

South Single – 
Family Residential Dist
rict (R-2)

Vacant

East Single – Family 
Residential District 
(R-2)

Dietz Creek 
and Vacant

West Universal City Single Family
Residential – 
Orchard Park





• February 23, 2024 a total 
of 65 Public Hearing 
Notices were sent out.

• Responses Received as of 
3-26-24 :

        123- Opposition
2- In Favor
0- Neutral

• 2 Signs were posted on 
the property.

• March 6, 2024 Planning 
and Zoning Commission 
held a public hearing.



• Percent Opposed: 27.38%

• If a proposed zoning change is protested in writing and 
signed by the owners of at least twenty percent (20%) of the 
area of the lots or land immediately adjoining the area 
covered by the proposed zoning change or zoning map 
amendment and extending 200 feet from that area, the 
proposed change must receive, in order to take effect, the 
affirmative vote of at least three-fourths (¾) of all members 
of the City Council according to LGC, Local Government Code 
§ 211.006(d).

• The 3/4 vote has been triggered for the City Council.

Supermajority Required



Following the Planning and Zoning Commission meeting, the developer 
made modifications to the proposed Planned Development District. In 
an effort to address some concerns of the public, the developer is 
proposing to reduce the density from what was presented to the 
Planning and Zoning Commission.

At the March 6, 2024 Planning and Zoning Commission
meeting, the Cibolo Farms Planned Development District was 
presented with a maximum density of 11 dwelling units per acre for a 
maximum allowed total of 486 dwelling units to be built in Area II. The 
proposed PDD modification will reduce the maximum density to 6.7 
dwelling units per acre for a maximum allowed total of 297 units to be 
built only within Area II.

The City Council Memorandum and the presentation reflect the new 
changes of the Planned Development District.

Changes to PDD



• UDC Section 21.5.4 states that a Zone Change is required 
to establish the use of land and the development 
associated with the proposed zoning classification for the 
purpose of establishing and maintaining sound, 
stable, and desirable development.

• The approximately 44.3 acres is currently zoned Single-
Family Residential District (R-2) and is proposing 
Planned Development District (PDD).

• Per the letter of intent submitted with the application, 
the applicant desires to develop the land for multi-family 
development.

Proposed Zone Change



• As per the Unified Development Code (UDC) Section 
21.5.10, a Planned Development District (PDD) is intended 
to promote and encourage innovative development that is 
sensitive to surrounding land uses and if it necessitates 
varying from available zoning district, the proposed 
development should demonstrate community benefits.

Proposed Zone Change



• The Cibolo Farms PDD, is proposing to utilize the 
Apartment/Multifamily Residential District (R-4) as the 
base zoning district.

• The PDD will establish two (2) separate "Areas".  Area I is 
the 11.97 acre portion that is within the JBSA Randolph 
Accident Potential Zone II (APZ II).

• Area II is the remainder 32.28 acre portion of the subject 
property and development is limited to this area.

Cibolo Farms PDD



Cibolo Farms PDD

Area 
I

Area II



• The 11.97 acre portion is within the Accident Potential 
Zone II (APZ II), is within the City of Schertz city limits, 
and borders the Universal City city limits. The purpose 
of Area I is to preserve the 11.97 acres as open space 
with no development allowed, except for development 
of a road, which may include drainage infrastructure, a 
gates access point, and utilities.

Area I- APZ II Preservation 

Area : 11.97 acres



• The 2015 JBSA-Randolph AICUZ study, recommends properties within 
the APZ II, if developed as single family, be developed at a maximum 
density of two dwelling units per acre.

• There are 11.97 acres of the subject property within the APZ II, which 
would equate to JBSA's recommendation of a maximum of 22 units 
within the APZ II.

• The existing Single-Family Residential District (R-2) requires a 
minimum of 8,400 square feet per lot, which would equate to 
approximately 57 single-family residential lots in the APZ II, which 
exceeds JBSA's maximum density recommendation. In an effort to 
support the JBSA-Randolph Mission, the proposed PDD, stipulates no 
residential development within the APZ II to prevent encroachment.

Area I- APZ II Preservation 

Area : 11.97 acres



JBSA- RANDOLPH JLUS 2015



Cibolo Farms PDD

Area I Area II



• The 32.28 acre portion is south of the Kensington Ranch 
subdivision, is approximately 77 feet from the intersection of 
Savannah Drive and Irish Creek Road, and will allow for the 
development of multifamily residential.

• Per the conceptual development plans, which is for 
informational purposes only, the applicant is considering single-
family detached, single-family attached for rent units.

• However, per the PDD, the property can be developed in a 
standard suburban style apartment complex with a maximum of 
297 dwelling units.

• For all intents and purposes, Area II development will be 
classified as a Multifamily use.

Area II- Mixed Residential 

32.28 Acres



• The Cibolo Farms PDD is proposing a reduction in the 
density from 24 dwelling units per acre to 6.7 dwelling 
units per acre, with a total of 297 dwelling units allowed to 
be built within Area II.

• Conventional Apartment/Multifamily Residential District 
(R-4) requires a front setback of 25 feet, side setback of 10 
feet, and rear setback of 20-feet. 

• Per proposed PDD, the minimum setback requirements are 
being increased to 50 feet along the perimeter of Area II.

• Within Area II, landscaping is proposed to include a 20-foot 
landscape buffer with one shade tree every 30 linear feet 
on all sides.

Area II- Mixed Residential 

32.28 Acres



Area II- Mixed Residential 

32.28 Acres



CO N C E P T UA L  S I T E  

P L A N

F O R  

I N F O R M AT I O N A L  

P U R P O S E S  O N LY



CO N C E P T UA L  S I T E  

P L A N

F O R  

I N F O R M AT I O N A L  

P U R P O S E S  O N LY



• The Cibolo Farms PDD also includes additional miscellaneous 
requirements as per Joint Base San Antonio ( JBSA).

• Due to the subject property being partially in the Accident Potential 
Zone II (APZ II), JBSA-Randolph must provide an affirmative 
recommendation to zone changes within the APZ II as per UDC Section 
21.5.9. As part of the JBSA-Randolph affirmative recommendation, they 
provided conditions as to which they made their affirmative 
recommendation.

• The developer must provide documentation and demonstrate their 
compliance, before building permit applications, that they have followed 
the lighting, sound, Spectrum dependent systems, FAA review if 
applicable, and FAA Advisory Circular, AC, No:150/5200-33C.

Cibolo Farms PDD
Additional Requirements



1. Whether the proposed PDD implements the 
policies of the adopted Comprehensive Land Plan,

• The proposed zone change to Planned Development District (PDD) does 
implement the policies of the adopted Comprehensive Plan. 

• The Comprehensive Land Use Plan designates the subject property as 
Single Family Residential. The Single Family land use designation is 
intended for a mix of residential with some commercial activities that 
support the daily activity of development.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



1. Continued)

• The requested Planned Development District (PDD) is proposing to preserve 
approximately 11.72 acres of land and proposes to develop the remaining 
32.28 acres at 6.7 dwelling units per acre with a maximum of 297 dwelling 
units. Per the application, the PDD would allow for a mix of single-family 
attached and detached for-rent units within the same development and 
served by the same amenities.

• The intent of the PDD is to provide multifamily residential 
development and does meet the intent of the existing and proposed 
Comprehensive Land Use Plan designations that allow for a mix of 
residential with supporting land uses.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



2. Whether the proposed PDD promotes the health, safety, 
or general welfare of the City and the safe, orderly, efficient 
and healthful development of the City;

• As part of promoting health, safety, and welfare, the City should encourage 
development compatible with surrounding uses utilizing standards and 
transitional uses to alleviate negative impacts. 

• The PDD proposes screening within the 32.28 acres of Area II which require an 8-
foot masonry wall, 20-foot landscape buffer with 1 shade tree every 30 linear 
feet, and a 50-foot building setback, along the entire perimeter of the Area II 
boundaries.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



2. (Continued)

• Since Area I is within the JBSA Randolph Accident Potential Zone II (APZ 
II), the PDD requires that the developer demonstrate their compliance 
with the JBSA additional requirements before building permit 
applications, as stipulated in the PDD.

• Additionally, the PDD stipulates that there shall be no development, 
other than a road, which may include drainage infrastructure, a gated 
access point and utilites, within Area I as means to preserve the APZ II 
and support the JBSA Randolph Air Force Base mission.

• Per the exhibits submitted in the application, the proposed PDD is 
proposing two access points. The main development access point is 
proposed from the intersection of Savannah Drive and Irish Creek Road 
and would be gated. The secondary access point is proposed from 
Beringer Way, which is within Universal City, but would be a gated 
access point for emergency access only.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



3.Whether the uses permitted by the proposed change 
in zoning district classification and the standards 
applicable to such uses will be appropriate in the 
immediate area of the land to be reclassified;

• The Planned Development District (PDD) is appropriate within the 
immediate area of the land to be reclassified. The City of Schertz 
practice and previous projects has determined that Multifamily is 
not incompatible adjacent to Single-Family Residential. 

•  The proposed Planned Development District is compatible with 
the existing and proposed Comprehensive Land Use Plan land use 
designations for the subject property.

• The PDD preserves the Accident Potential Zone II (APZ II), which is 
crucial to the operations and mission of JBSA-Randolph

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



J B S A  R E G I O N A L  CO M PAT I B L E  U S E  P L A N



4. Whether the proposed change is in accord with any 
existing or proposed plans for providing public schools, 
streets, water supply, sanitary sewers or other public 
services and utilities to the area;

• The proposed development is located approximately 78-feet 
south from the intersection of Savannah Drive and Irish 
Creek Road.

• Savannah Drive is a Residential Collector with 70-feet of 
right-of-way.

• The closest signalized intersections are to the east at the 
intersection of Savannah Drive and Schertz Parkway and to 
the west at the intersection of Savannah Drive and FM 1518.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



4. (Continued)

• Per an initial Traffic Impact Analysis (TIA) provided by the 
applicant and reviewed by the City of Schertz Engineering 
Department, the potential effects of development traffic 
have been evaluated.

• The submitted TIA reviewed the effects of the development 
on the intersections of FM 1518 and Savannah, Irish Creek 
Road and Savannah, and Schertz Parkway and Savannah.

• While the TIA shows there are some detrimental effects, 
particularly to the Schertz Parkway/ Savannah intersection, 
these effects can be mitigated.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



4.  (Continued)

• There are mitigation methods to maintain the level of service currently at 
the Schertz Parkway and Savannah intersection. The developer will be 
required to construct the mitigation measures as part of the Public 
Infrastructure Permit that is submitted during the Final Plat process.

• The other intersections, including the FM 1518 and Savannah intersection, 
will all function at an acceptable level of service, even with the additional 
development traffic.

• An additional and more detailed analysis will be done of all the 
intersections affected, with a revised TIA during the platting process. The 
revised TIA and further analysis will identify the appropriate mitigation 
measures for all intersections.

• A public hearing notice was mailed to Schertz-Cibolo-Universal City 
Independent School District to notify them of the potential development 
and they have not provided a  written response indicating opposition or 
support.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



5. The extent to which the proposed PDD will result in a 
superior development than could be achieved through 
conventional zoning

• The proposed Planned Development District (PDD) allows for the 
preservation of the Accident Potential Zone II (APZ II) for the long-term 
viability of existing and future military missions which should be a 
paramount consideration.

• Area II, is based on the Apartment/ Multifamily District (R-4), but with 
increased minimum building setbacks, and decreased density. As a 
result, Area II of the proposed PDD, will calculate its density requirement 
on the entire 44.3 acres, but limit development to the 32.28 within Area 
II.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



5. (Continued)

• If the existing Single-Family Residential District (R-2) remains on the 
property, then the APZ II can be developed, which could affect the mission 
of JBSA Randolph.

• Additionally, with conventional zoning that is already in place, the City of 
Schertz cannot enforce additional requirements that JBSA Randolph would 
desire. The additional minimum building setbacks, reduced density, 
required compliance with JBSA Randolph development requirements, and 
restriction of development within the APZ II would not be possible to 
enforce in the existing Single-Family Residential (R-2) or in conventional 
Apartment/Multifamily District (R-4).

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



6. Whether all of the applicant's back taxes owed to the 
City have been paid in full. No application will receive 
final approval until all back taxes are paid in full.

• This does not impact the first reading at City Council. The 
second reading cannot go to Council until all back taxes are 
paid in full. At the time of the staff report, the applicant has 
not paid all back taxes, thus the second reading of Ordinance 
24-S-08 is not tentatively scheduled and cannot be until all 
back taxes are paid in full.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



7. Whether other criteria are met, which, at the 
discretion of the Planning and Zoning Commission 
and the City Council, are deemed relevant and 
important in the consideration of the amendment.

• Staff has ensured all UDC requirements have been met 
for the proposed zone change, and at this time no special 
consideration from the Planning and Zoning Commission 
or the City Council have been received.

UDC Sect ion 21.5 .10 .F  PDD Criter ia  for  Approval



Recommendation
Staff Recommendation:
• Due to the proposed Planned Development District's preservation of 

the APZII, reduced density, and compatibility with the 
Comprehensive Land Use Plan land use designation, Staff 
recommends approval of Ordinance 24-S-08.

Planning and Zoning Commission

• Planning and Zoning Commission held a public hearing on March 

6, 2024 and made a recommendation of denial with a 5-1 vote to 

the Cibolo Farms Planned Development District with the 
proposed 11 dwelling units per acre density.



COMMENTS & QUESTIONS
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