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Zoning Use

Subject 
Property

General Business 
District-II (GB-2)

Undeveloped

North Out of City Limits Universal City
Agriculture/ Homes

South General Business 
District-2 (GB-2) 

and General 
Business District 

(GB)

Soccer Fields Private
 and Soccer Fields owned 

by City of Schertz 

East Single-Family 
Residential District 

(R-2)

Undeveloped

West Out of City Limits Universal City ETJ
Undeveloped/ AgricultureAPZ II

R-2
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• 10 Public notices were sent on 
06.18.2025

• As of today
• (3) in Favor 
• (0) Neutral to
• (3) in Opposition

• A public hearing notice was 
published in the “San Antonio 
Express” 10.29.25

• (2) Notification Signs were 
placed by the applicant

• Notice was sent to SCUC ISD



Background:
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• 32 Acres
• In the APZ II
• Requires Affirmative 

Recommendation 
from JBSA

APZ IIAPZ II
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Existing  Proposed
General Business District-II (GB-2) Single-Family Residential District (R-2)

Permitted Uses
(Sec. 21.5.8)

• Appliances, Furniture and Home Furnishing Store
• Building Material and Hardware Sales 

• Car Wash, Automated 
• Commercial Amusement, Indoor 
• Auto Repairs and Service, Major

• Office Warehouse/Distribution Center
• Mini-Warehouse/Public Storage (SUP)

• *non-exhaustive list

Family or group home
Gated Community

Golf Course
* Non-exhaustive list

Area Square Feet
(Sec. 21.5.7)

10,000 8,400

Width & Depth
(Sec. 21.5.7)

100 x 100 70 X 120

Setbacks, Adj. Non-
Residential

(Sec. 21.5.7)

Front: 20’, Side: NA, Rear: NA Front :25; Side: 10; Rear: 20

Maximum Height
(Sec. 21.5.7)

120’ 35’

Maximum 
Impervious Coverage

(Sec. 21.5.7)

80% 50%

Zoning District Requirements



Background:
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• Per the Letter of Intent:
• Part of a larger multiple 

jurisdiction development
• Subject Property = 32 acres

APZ II

Universal City ETJ

Selma



Background:
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• City of Schertz only has 
jurisdiction for properties 
within its city limits.
• UDC includes adopted 

rules and regulations 
for properties in the 
AICUZ

• Other jurisdictions may not 
utilize the same rules and 
regulations within the 
AICUZ in the same fashion 
Schertz does.

APZ II

Universal City ETJ

Selma
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APZ Approval Requirement
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APRIL LETTER MAY LETTER
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- Complete Neighborhood: Mixture of Housing and supporting land 
uses

- Consider: Conflicts among land uses & roadway classification
- All 32 acres are within the APZ II

- Proposed R-2 would allow 5.2 dwelling units/ acre
- We cannot restrict the use of a property with straight zoning

Considering the proposed residential density in the APZ-II that 
encumbers the property, the proposed residential is not appropriate 
at the specified location and creates conflicts among land use.

-  Does not implement the Comprehensive Plan.

UDC SECTION 21.5.4.D Criteria for Approval
1. Whether the proposed zoning change implements the policies of the adopted 
Comprehensive Land Plan, or any other applicable adopted plans.



2. Whether the proposed zoning change promotes the health, safety, and 
general welfare of the City.
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Does not promote the health, safety, 
and general welfare of the City.

- Applicant did not receive an 
affirmative recommendation from 
JBSA as required per UDC Section 
21.5.9.A.2.

- Does not meet the UDC 
requirements.

UDC SECTION 21.5.4.D Criteria for Approval
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The application was forwarded twice to JBSA for their review. Two letters were received in April and in 
May.
- No affirmative recommendation was received.

UDC SECTION 21.5.4.D Criteria for Approval

APRIL LETTER MAY LETTER
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Example of an affirmative recommendation letter from another application.

UDC SECTION 21.5.4.D Criteria for Approval



2. Whether the proposed zoning change promotes the health, safety, and 
general welfare of the City.
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- Does not meet the UDC requirements 
of UDC Section 21.5.9

- Did not receive JBSA affirmative 
recommendation as required per UDC 
Section 21.5.9.

- Comprehensive Plan:
- Collaboration with Stakeholders
- UDC has procedures in place to 

ensure collaboration with JBSA per 
UDC Section 21.5.9

UDC SECTION 21.5.4.D Criteria for Approval
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- Single-Family Residential District (R-2) 
- Schools, Parks, Single-Family

- Airport Installation Compatible Use Zone District (AICUZ)
- APZ II
- Single-Family residential is not incompatible within the AICUZ however, the density 

proposed with R-2 zoning is not compatible

- TIA Determination Form
- The request in zone change from GB-2 to R-2 would not have an adverse impact to the 

transportation system created by the proposed development traffic

3. Whether the uses permitted by the proposed change will be 
consistent and appropriate with existing uses in the immediate 
area;

UDC SECTION 21.5.4.D Criteria for Approval
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4. Whether other factors are deemed relevant and important in the 
consideration of the amendment.

UDC SECTION 21.5.4.D Criteria for Approval

- Proposed zone change does not meet the Unified 
Development Code Requirements as listed in Section 
21.5.9.A.2.

- No Affirmative Recommendation from JBSA 
received

- Police, Fire, And EMS Departments were notified
- Police and EMS do not have specific concerns over 

the zone change request
- The Fire Department has concerns with potential 

residential development within the JBSA Flight Path 
due to the additional potential of accidents in the 
APZ



Staff Recommendation:

UDC Section 21.5.9.A.2. stipulates that unless Randolph Air Force Base (RAFB) affirmatively recommends to the 

City that the proposed development or zoning change in the Air Installation Compatible Use Zones (AICUZ) be 

permitted, the development or zoning change will not be approved by the City.

Staff recommends denial of Ord.25-S-047 for not meeting the Unified Development Code requirements, as 

the applicant has failed to obtain an affirmative recommendation from JBSA-Randolph as per UDC Section 

21.5.9.A.2.

Planning and Zoning Commission Recommendation:

The Planning and Zoning Commission held a public hearing for the item on October 1, 2025, and made a 

recommendation of denial to City Council with a 7-0 vote.
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