
Highway 151 & Loop 1604 
 Planning Team 

Meeting #3 
Monday ,May 6, 2019 

Great Northwest Library 
 5:30 PM 



Introductions 

• Sarah Serpas, Project Manager 
City of San Antonio  
 

• Chris Ryerson, Planning Administrator 
City of San Antonio 
 

• Jay Renkens, Principal-in-Charge  
MIG, Inc. 
 

• Krystin Ramirez, Senior Project Associate 
     MIG, Inc.  
 



Meeting Objectives 

1. Confirm Vision and Goals 

2. Planning Framework: What is a Regional Center? 

3. Introduction to SA Tomorrow Place Types 

4. Focus Areas and Corridors Discussion/Activity 

5. Introduction to Land Use and Zoning 



Project Process and Schedule 



Sub-Area Planning Project Phases  

1 
Analysis & Visioning  
Existing conditions; existing plans review; vision and goals; focus 
areas and corridors; Community Meeting #1 

Early 2019 

3 
Recommendations & Implementation  
Action and phasing strategies; draft Plan elements; Community 
Meeting #3 

Late 2019-Early 
2020 

4 
Documentation & Adoption 
Public Hearings, adoption, final summary and ePlan Early-Mid 2020 

2 
Plan Framework 
Develop plan elements; focus areas and key corridors; 
transformative projects; Community Meeting #2 

Mid 2019-Early 
2020 



Planning Team Meetings in 2019 

Meeting #1: Kick-Off and Orientation; Sub-Area Plan Overview 
Meeting #2: Preliminary Identification of Opportunities of Challenges; 

Preliminary Visioning 
Meeting #3: Confirm Vision and Goals; Focus Areas and Corridors 
Meeting #4: Housing and Job Projections; Land Use (1 of 2) 
Meeting #5: Land Use (2 of 2) 
Meeting #6: Housing and Economic Development Strategies (1 of 2) 
Meeting #7: Housing and Economic Development Strategies (2 of 2) 
Meetings #8 & #9: Mobility 
Meeting #10: Infrastructure and Amenities 
Meeting #11: Transformative Projects; Design Character 



What we’ve heard: 
• Last planning team meeting 
• Second community meeting 



Planning Team Meeting #2 
March 21, 2019 at Hyatt Regency Hill Country 

 
 

 
 



Second Community Meeting 
April 15, 2019 at Northwest Vista College 



Second Community Meeting 
April 15, 2019 at Northwest Vista College 



Draft Vision & Goals for the   
Hwy 151 & Loop 1604 Area 



Reference Vision + Goals handout: 









SA Tomorrow Planning Framework: 
• What is a regional center? 



San Antonio’s New Planning Framework 
• Community Plans - develop actionable 

strategies for the city’s neighborhoods at a 
manageable and implementable scale. 

• Urban Centers – Central nodes of activity 
that will be addressed in either Regional 
Center Plans or Community Plans. 

• Regional Center Plans – plans for major 
activity and employment centers in San 
Antonio. 

• Corridor Plans – should focus on 
establishing appropriate and compatible 
land use and zoning, and key infrastructure 
needs. 



San Antonio’s New Planning Framework 

• 1.5 to 15 square miles in size 

• Currently have or are planned to have at least 
15,000 jobs 

• Contain significant economic asset and/or 
major employers 

• Contain major city-initiated redevelopment or 
specific project plans 



Regional Centers are classified by type 
Regional Center Types 

• Activity Centers (Example: Highway 151 & Loop 1604) 
• Logistics/Services Centers 
• Special Purpose Centers 

 

Activity Centers should have:  
 A high concentration of people and jobs within a mixed-use context 
 Education, entertainment and cultural amenities 
Walkable and well connected by all modes 
 Even mixture of jobs and housing 
 Resident and business support services 

 

? 

? 

? 



Regional Center Plan recommendations can be guided by maturity:  
(% of developed acres : population + job density) 

– Emerging (Hwy 151/Loop 1604)   
Master plans focused on guiding the mixtures of uses,  
development form and density on undeveloped sites 
 

– Evolving  
Redevelopment plans focused on modernizing the built environment 
and the infrastructure and amenities needed to support change 
 

– Specializing  
Tactical plans focused on remaining opportunity sites and missing 
attributes and amenities 
 

 

Regional Centers are also classified by “maturity” 



Place Types 

















Focus Areas & Corridors 



FOCUS AREAS: 
 
Important areas of opportunity to direct future 
investments, support, or improvements.  

 

Key Definition #1 



₋ Vacant, or underutilized parcels within a concentrated area.  
 

₋ Commercial centers, strips, or malls that are consistently less than fully occupied, 
or surrounded by a significant amount of unused parking lots or vacant parcels. 
 

₋ Former industrial sites that could be adaptively reused for some other purpose. 
 

₋ Areas along transit corridors with vacant or underutilized parcels or retail spaces. 
 

₋ Major intersections or nodes in need of infrastructure improvements. 
 

₋ Special districts or bustling areas that may need investment or support to 
preserve the character or history of a community. 

Focus areas could include: 



Focus areas examples from Midtown Plan: 



MULTIMODAL MIXED-USE CORRIDORS: 
Key roads that connect important places in our 
communities.  
 
 
Corridors should: 
• Support multiple modes of travel, including walking, biking, transit, 

and cars. 
• Become increasingly more mixed-use places where people can live, 

shop, work, play, or go to school. 
• Allow higher density housing in certain areas to help more people 

live closer to transit service, while supporting vibrant business and 
service areas. 

Key Definition #2 



 

TRANSFORMATIVE PROJECT:  
A development, public improvement, or program identified 
by this plan that could positively change or enhance an area 
that is important to the community.  
 
• A transformative project can enhance the use, function, or 

appearance of a certain area, and could be located within 
an identified focus area or key corridor.  

Key Definition #3 



Goals of this Focus Areas conversation: 

1. Compare focus areas identified in two ways: 
– By an analysis of “opportunity parcels” and market factors 
– By the Planning Department for community discussion 

2. Define and Confirm focus areas  
– Are there any we missed? 

3. Discuss which “Place types” should apply in each focus area 
 



Analysis: Preliminary “Opportunity Areas” 
Three types of parcels: 

– Publicly-owned: Parcels owned by public or quasi-public entities that are 
planned for new development or have the potential to be attractive for 
catalyst development 
 

– Vacant: Private parcels with no buildings  
 

– Underutilized: Private parcels that have a combination of a low floor area 
ratio (FAR) and a low improvement (building) value to land value ratio (I:L 
ratio) 



Preliminary “Opportunity Areas” 
• Highway 151 and Loop 1604 

Regional Center is identified 
as an emerging, activity 
center 

• The area has a mixture of 
large campus, undeveloped 
areas, and existing 
neighborhoods 

• Highway 151 is the 
focus/spine of the area 



Potential Focus Areas: “opportunity analysis” 
1. Highway 151 and Military 

Drive 

2. CHRISTUS Santa Rosa 
surrounding parcels 

3. Western Cross/Rodgers 
Run 

4. Highway 151 and 1604 
confluence 

5. Loop 1604 Frontage 

 

3 
2 

4 

1 
5 



Focus Areas 

Potential focus 
areas: identified 
by Planning 
Department  
for community 
meeting on 
4/15/19 

1 

2 

3 

4 











Potential focus areas compared 

Identified by Planning Dept for  
Community Meeting on April 15, 2019 

Identified by “opportunity parcel” calculations and 
market analysis 

1 

2 

3 

4 



Goals of this Focus Areas conversation: 

1. Compare focus areas identified in two ways: 
– By an analysis of “opportunity parcels” and market factors 
– By the Planning Department for community discussion 

2. Define and Confirm focus areas  
– Are there any we missed? 

3. Discuss which “Place types” should apply in each focus area 
 



What is Land Use? 
 
  



In simplest terms… 

“Land Use” is how land is used.   



Land Use is the foundation of this plan. 
It is used to describe how land is currently 
used in the area… 

Existing Land Use Map for Brooks Regional Center Plan 

 



Land Use is the foundation of this plan. 
It is used to describe how land is currently 
used in the area… 

… AND how we want the land to be used 
in the future. 

Existing Land Use Map for Brooks Regional Center Plan Future Land Use Map for Brooks Regional Center Plan 



For planners… 

Future Land Use is described with a map of an area 
shaded in different colors to show desired uses… 
 
 
 
 
 
 
 
 
 

 



For planners… 

Future Land Use is described with a map of an area 
shaded in different colors to show desired uses… 
…and the map has corresponding text to describe 
what types of uses should be allowed in each 
shaded area. 
 
 
 
 
 
 
 
 
 

 



Developing a Future Land Use Plan 

Plan 
Vision + 

Goals 

Public 
Feedback 

+ Input 

Current 
Land Uses 

Previous 
Plans 

The Future Land Use Plan shows our aspiration for the 
future and puts community values into a map. 



Who uses the Land Use Plan? 

The Future Land Use Plan informs public  
and private decision-making and investments. 

City Council + Staff 

Planning & Zoning Commission 

City Staff + Other Agencies 

Private Developers/Property Owners 



Differences Between Land Use and Zoning 
Land Use Plan (Categories) Zoning Ordinance (Districts) 

PURPOSE A Land Use Plan describes a community’s 
future vision for development and growth.  

An area’s zoning defines what development is 
allowed now, and can be changed to another 
zone that is permissible by the subject site’s 

Land Use Category. 



Differences Between Land Use and Zoning 
Land Use Plan (Categories) Zoning Ordinance (Districts) 

PURPOSE A Land Use Plan describes a community’s 
future vision for development and growth.  

An area’s zoning defines what development is 
allowed now, and can be changed to another 
zone that is permissible by the subject site’s 

Land Use Category. 

SCALE 

A Land Use Plan is a set of broad policies 
and principles to guide the City’s decision-
making regarding growth and development 

patterns. 

Zoning consists of detailed, specific 
regulations and standards for how property 

owners may use and develop their land. 



Differences Between Land Use and Zoning 
Land Use Plan (Categories) Zoning Ordinance (Districts) 

PURPOSE A Land Use Plan describes a community’s 
future vision for development and growth.  

An area’s zoning defines what development is 
allowed now, and can be changed to another 
zone that is permissible by the subject site’s 

Land Use Category. 

SCALE 

A Land Use Plan is a set of broad policies 
and principles to guide the City’s decision-
making regarding growth and development 

patterns. 

Zoning consists of detailed, specific 
regulations and standards for how property 

owners may use and develop their land. 

POWER 

A Land Use Plan is a document that guides 
the physical development of a community, 

and is created through a public planning 
process. 

The zoning ordinance is a law with penalties 
and consequences for not following it, and 

should be changed based on values and 
comprehensive thinking about an area as 

indicated in the Land Use Plan. 

Note: The Future Land Use Plan does not change Zoning automatically. 



Next Planning Team Meeting Objectives: 

• Review Population and Job Projections 
• Understand Land Use Categories (handout) 
• Discuss a Draft Land Use Map 

– Created with existing land use, current zoning, SA Corridors Recommendations, 
and previous plans 

 



Next Steps 



Coming up… 

Planning Team Meeting #4 

When: Wednesday, June 5th, 2019 

Where: SeaWorld San Antonio 

Topics: Land Use and Population Projections 



Highway 151 & Loop 1604 
 Planning Team 

Meeting #3 
Monday, May 6, 2019 

Great Northwest Library 
 5:30 PM 





Regional Center Types 



Regional Centers are also classified by “maturity” 
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