
  

  

 

GGrowth Capacity represents the limits within which the 
City of Schertz may grow before straining the physical, 
economic and social boundaries of the community. The 

citizens of Schertz have a very clear image of the community in 
which they expect to live, the services they anticipate, and the 
quality of life they deserve. Maintaining those expectations involves 
choices by both area residents and local leadership. As indicated in 
the Community Profile, Schertz is a growing community – a trend 
that is not expected to change. However, as indicated in the Land 
Use Element, the land available for residential development in 
Schertz is limited, particularly when considering areas within 
corporate limits, outside of the AICUZ and equipped with adequate 
infrastructure. 

Should the City initiate an aggressive annexation policy, increase 
the density of local development, change the pattern of 
development, or perhaps even restrict the growth of the 
community? Any decision regarding growth will impact all other 
facets of the community. Infrastructure is expensive to develop and 
maintain. Growth constraints have a tendency to accelerate housing 
value and costs thereby reducing the amount of housing affordable 
to young families, retirees, or low and moderate-income households. 
On the other hand, unfettered growth has a tendency to reduce 
local quality of life and impair the social capital of the community. 

Residents and local leaders alike have voiced concern over the 
pace and pattern of growth within Schertz, as well as its impact 
upon the community. However, very few individuals have indicated a 
desire to restrict or eliminate growth. Rather, the vast majority of 
individuals seek to manage growth activity and craft a future in 
which Schertz not only continues to be the community in which 
existing residents wish to live, but also their children and their 
grandchildren. 

Capacity for growth is based upon a number of variables including 
available and appropriate land; adequate infrastructure, facilities 
and services; type of growth; desire to grow; and protection of 
community character. Each of these items has been addressed, at 
least to an extent, in previous sections of the Plan. In the Growth 
Capacity Element, several of these issues are analyzed together 
along with new issues, such as discussion of adequate water and 
wastewater. 
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Residents and local leaders of the City of Schertz are determined to 
effectively manage growth in order to maintain and enhance the 
quality of life they both expect and deserve. To do so, they propose 
to build upon a number of growth management techniques such as 
Smart Growth, community design that maximizes the use of 
available land, annexation of areas within the extraterritorial 
jurisdiction, adequate public facilities ordinances, techniques to 
protect area character, and regional coordination and 
implementation. 

Key  Growth Capacity Issues KKeeyy GGrroowwtthh  CCaappaacciittyy  IIssssuueess  

Growth within Schertz 
As indicated previously within the Plan, extensive residential growth 
has become the trend in this community. The population in 2000 of 
18,694 represented a 76.4 percent increase over the course of a 
decade. Observing history, this rate of growth is normal and, given 
the tremendous growth of the San Antonio area as a whole, there is 
no reason to believe that the trend will not continue. 

By 2010, it is possible that the population of Schertz could reach 
30,253 residents. Moreover, by 2020, the population could climb to 
nearly 50,000 persons. 

Industrial growth is also occurring at an impressive rate. While it is 
more difficult to anticipate industrial growth than residential growth, 
it is safe to assume that development will continue to take 
advantage of the location amenities offered in Schertz. 

In the case of both residential and industrial development, steady 
growth assumes that the land, infrastructure, facilities, services and 
other quality of life issues will continue to be in place to make such 
growth viable and desirable. In fact, this may be the case, but only 
for the short term. 

Available and Appropriate Land for Growth 
The vast majority of housing and industrial development 
constructed in Schertz today is occurring in the northern, more 
urban area in new subdivisions and industrial parks. Housing 
construction in southern Schertz is currently much more sporadic 
because of the physical constraints of developing in the area. 
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Industrial development in the southern area of Schertz is largely 
nonexistent. 

Various areas within the municipal limits of Schertz face physical 
constraints that limit development capacity. Most relevant of those 
constraints are the Air Installation Compatible Use Zone that 
protects the flight path around 
Randolph Air Force Base and 
the significant area that exists 
within the 100-year floodplain. 

AICUZ. A significant portion of 
all land available for enhanced 
development is located within 
the Air Installation Compatible 
Use Zone (AICUZ). While risk 
involved in locating near an air 
installation is very minimal, 
Randolph Air Force Base seeks 
to further minimize the 
potential for injury, loss of life 
and simple nuisance to 
civilians by limiting 
development activity within the 
immediate takeoff and landing 
flight path and areas that 
experience high levels of noise. 
In this manner, Randolph Air 
Force Base continues to 
operate compatibly with the 
surrounding area. 

Table 9.1, AICUZ Generalized 
Compatibility Chart, details 
permissible land uses 
recommended through AICUZ. 
Residential units permitted 
require a minimum of one acre 
per home. Boundaries of the 
AICUZ can be found in Section 
4, Land Use. 

 

Resid

Table 9.1 
AICUZ Generalized Compatibility Chart 
Accident Potential Zones

Generalized Land Use
Clear 
Zones APZ I APZ II

Residential No No Yes
Commercial No No Yes
Industrial No Yes Yes
Public/Quasi-Public No No No
Recreational No Yes Yes
Open/Agriculture/ Low Density No Yes Yes

Noise Contour (DNL, dB)

Generalized Land Use 65-69 70-74 75-79
80 or 
more

ential Yes No No No
Commercial Yes Yes Yes No
Industrial Yes Yes Yes Yes
Public/Quasi-Public Yes No No No
Recreational Yes Yes No No
Open/Agriculture/ Low Density Yes Yes Yes Yes  

Notes: 
• Residential in APZ II is limited to a maximum density of 1 dwelling unit

per acre 
• Commercial, Industrial, Recreational & Open/Agriculture/ Low Density

uses in APZ I & APZ II are limited to low-density uses only 
• Open/Agriculture/Low Density uses in Clear Zones permit limited

agricultural uses 
• Residential within 65 to 74 DNL contours and Public/Quasi-Public

located in 70 to 79 DNL contours are permitted as long as sound
reduction material is installed 

• Detailed compatibility guidelines are available as AICUZ Study Table 4.2
of the Air Installation Compatible Use Zone Study for Randolph Air Force
Base, Texas, December 2000 

Source: Air Installation Compatible Use Zone Study for Randolph Air Force Base,
Texas, December 2000 
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Floodplain. Significant portions of the City of Schertz are 
located within the 100-year floodplain. In fact, recent 
floods resulted in large scale flooding throughout the 
community. The Pecan Grove mobile home park is only a 
portion of its previous size as a result of severe flooding. 
Today, the entrance into the site appears to be a well-
groomed park. Upon closer inspection, slabs remain 
where mobile homes once provided housing to Schertz 
residents. Closer to Cibolo Creek, the area has simply 
been abandoned. Across the creek, on higher ground, is 
the remainder of the Pecan Grove Mobile Home Park. 

Other sections of Schertz, particularly those in close 
proximity to the creek have been victims of flooding. 
Aviation Heights, among the first residential areas of 
Schertz, is among the areas more recently flooded. 
 
Concrete slabs are a silent reminder that
this was the location of manufactured
housing prior to severe flooding. Today,
only a portion of Pecan Grove is used for
housing. 
age 9 - 4  

New residential development is outside of the 100-year floodplain. 
However, the areas within Schertz that are outside of the floodplain 
and conducive to residential development are quickly diminishing. 

Figure 9.1, Residential Growth Capacity, indicates the amount of 
land within the municipal boundaries of Schertz available for 
residential development. Of the nearly 24,000 acres of land within 
Schertz, only 2,800 are recommended for residential development. 
An additional 2,250 acres are indicated as available, but not 
recommended for residential development. 
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Table 9.2, Land Available for 
Residential Development, 
compares the amount of 
land available against each 
of the existing zoning 
districts to show the number 
of homes that may be 
constructed within the 
community if no annexation 
occurs, minimum lot sizes 
remain the same, and no 
more than the standard 15 
percent of available land is 
used for streets and other 
infrastructure. This assumes 
that the community will not 
use any of the land 
available for construction of publi

Adequate Public Infrastructure, S
The ability to grow is based a
adequate public infrastructure 
availability of land for developme
Public Facilities element of the Pl
role in local quality of life. In this
no different from services. Develo
public water and wastewater 
development is inefficient in its u
inhibits the ability to develop as a

Numerous public services and
enforcement, fire protection, eme
and other government functions
Two crucial components of publi
addressed include provision of wa

Water. Within Texas, particularl
constraint to development. Und
would be included in this categor
cooperation, area leaders have s
several decades. 

 

Table 9.2 
Land Available for Residential Development 

Zone 
District

Minimum 
Lot Size*

Of 2,803.2 Acres 
Recommended for 

Residential 
Development

Of 2,243.8 Acres Not 
Recommended for 

Residential 
Development

R-1 9,600.00 10,812 7,684
R-2 8,400.00 12,356 6,724
R-5 5,000.00 20,758 4,002
R-6 7,200.00 14,415 5,763

Estimated Number of Units

 
* in square feet 

Source: Wilbur Smith Associates based upon minimum lot sizes in the Unified
Development Code for the City of Schertz, 1996 
c facilities, parks or open spaces. 

ervices and Facilities 
s much upon the availability of 
and services as it is upon the 
nt. As previously mentioned in the 
an, adequate services play a major 
 manner, infrastructure is certainly 
pment can and does occur without 
systems. However, this form of 
se of land, spurs urban sprawl, and 
n urban area. 

 facilities including streets, law 
rgency medical services, libraries, 

 have previously been addressed. 
c infrastructure that remain to be 
ter and wastewater collection. 

y west Texas, water is a primary 
er normal circumstances, Schertz 
y. However, through innovation and 
olved water problems for the next 
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Schertz currently depends upon the Edwards Aquifer for 
water. The Edwards Aquifer Authority, created in 1993 to 
manage, conserve and protect the aquifer, has been 
charged with the responsibility of limiting pumping to 
450,000 acre feet per year. Schertz is annually allotted 
a portion of the water to be withdrawn from the aquifer, 
with the ability to buy or lease water rights from other 
permit owners, as needed.  

In 2001, the Edwards Aquifer Authority reduced the 
allocation of water for the City of Schertz by 29 percent, 
leaving the City with roughly half of the water necessary 
to meet current needs. The remainder will be purchased 
from other permit owners at significant cost. 

Fortunately, this will also be the last full year that the 
City of Schertz will depend upon the Edwards Aquifer for 
water.  

Through a joint venture with the City of Seguin, local 
leaders have formed a municipal authority, the Schertz-
Seguin Local Government Corporation, and acquired 
land in Gonzales County for the purpose of gaining water 
through the Carrizo-Wilcox Aquifer. This aquifer, reported 
to be one of the largest in the United States, offers a 
more drought resistant, pure, and plentiful water source 
for both Schertz and Seguin residents. Service will be 
available to residents by 2002 and is anticipated to 
provide ample water to Schertz through 2050. Should 
more water become necessary, additional wells can be 
constructed. 

The service does not come without a cost. In order to 
construct the six wells, a water treatment plant and 
approximately 37.5 miles of pipeline, the two cities and 

P

Cover of brochure published by the City of
Schertz announcing a new water source to
area residents. 
the Local Government Corporation have invested more 
than $51 million. Bonds were released February 2001 

and residents are anticipating a series of increases in water costs. 
Despite the increase, area leaders enjoy general public support for 
the project and appreciation for the unusual and extraordinary 
commitment to intergovernmental coordination. 
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Therefore, while surrounding communities deal with the constraints 
that result from a shortfall of available water, the City of Schertz will 
likely be enjoying a surge in development as developers seek to 
take advantage of the foresight of local leaders. Additionally, 
because primary water lines are available throughout Schertz, 
development may have the opportunity to locate in a variety of 
areas within the community and understand that the capacity for 
water is available for many decades into the future. 

Wastewater. As with the water system, the City of Schertz has a 
strong partner in the provision of wastewater service to residents 
and businesses of the community. Wastewater service to the City of 
Schertz is provided by the Cibolo Creek Municipal Authority (CCMA). 
In addition to Schertz, CCMA also provides service to the 
surrounding area, including Selma, Cibolo, Universal City and 
Randolph Air Force Base. 

CCMA utilizes three treatment plants at a single location with the 
capacity to process 6.2 million gallons of effluent daily. The 
Authority takes great pride in the ability to successfully manage and 
maintain the facilities and system that allow Schertz residents 
access to quality wastewater treatment. In fact, seven years ago 
CCMA received national recognition by the Environmental Protection 
Agency for operations and maintenance. Of the three facilities 
managed by the Authority, two have already been rehabilitated and 
improved as necessary to maintain peak performance.  

At present, CCMA is operating at only half of its potential hydraulic 
capacity and is currently in the process of assessing its treatment 
capacity. CCMA is currently coordinating with Texas Natural 
Resource Conservation Commission (TNRCC) to determine if 
modifications are necessary in the existing system to resolve a 
minor problem that occurred during the winter months when sludge 
processing slowed and allowed a small elevation in ammonium 
nitrate. 

The majority of Schertz residents have full access to wastewater 
service; however, areas to the north and south continue to lack the 
infrastructure necessary to receive services. Most significant of 
these areas is the southern section of Schertz below Cibolo Creek. 
Despite the presence of the AICUZ and significant floodplain, this 
area continues to represent the best scenario for future growth of 
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the community within its existing borders. Currently, development in 
the area occurs sporadically, without design, and on large lots to 
utilize septic systems. 

CCMA is currently coordinating with the San Antonio River Authority 
to address this issue. The area that is southern Schertz is within the 
service area of both entities with the boundary occurring at Woman 
Hollering Creek. 

The Impacts of Sprawl 
Expansion has always been an integral part of the 
American consciousness. Land has always been 
abundant in the United States and part of the reward for 
hard work has always been the ability to acquire land, 
preferably within the “wide open spaces”. As a result, 
our communities have always expanded as those with 
the means have sought the perceived freedom, pride in 
ownership and superior quality of life that comes with a 
new home built on previously “unoccupied” land. It is, in 
many ways, an experience that brings us, albeit at a 
milder scale, in touch with our adventurous, frontier-
driven forefathers. 
 
The HEB Marketplace is an aesthetically
pleasing building surrounded by a sea of
asphalt – a reminder of the community’s
current dependence upon the automobile. 
age 9 - 8  

The advent of the automobile, mass-produced housing, 
the interstate, and an increase in per capita affluence 

have all worked together to make this part of the American Dream 
available to the middle class. Proximity to services has slowly 
become less of an issue as people have discovered the comfort of 
traveling by automobile to destinations remote from the living 
environment. It is not unusual to travel several miles to work, shop 
or play. As a result, residential development occurs in subdivisions 
that have little relationship to the surrounding environment. The 
result is known as “sprawl” and it has allowed communities to grow, 
consuming both the surrounding countryside and smaller 
communities.  

This is the trend that is faced by Schertz as the presence and 
growth of San Antonio continues. It is also a trend that has the 
potential to consume, overwhelm and outgrow the community. 

Sprawl has not come without costs and, today, people are beginning 
to realize that, in many ways, those costs are superceding the 
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benefits. Consider that while people have moved from the central 
city they have effectively altered commercial development patterns. 
This is easily recognizable in Schertz, where establishments have 
moved to make themselves more accessible to consumers. Main 
Street, the traditional commercial hub of Schertz, is only a remnant 
of its historic prominence as commercial establishments moved to 
the other side of the railroad tracks and to the more accessible FM 
78. Today, however, FM 78 has also faded from prominence as a 
commercial corridor as residents have become more associated 
with I-35. While commercial establishments are merely performing a 
market function, they also leave a wake of areas in which 
investment and value are decreased. 

Employment patterns have also changed as people have become 
accustomed to extended travel between work and home. For 
Schertz, as previously discussed throughout the Plan, this has 
meant an adjustment from its strong association with Randolph Air 
Force Base to a growing association with the ever-expanding San 
Antonio Metropolitan Area. Unlike many communities, Schertz is 
fortunate to have a successful employment base in the industrial 
area north of I-35, including the Tri-County Industrial Park and 
surrounding establishments. But this too has been a recent 
development that, like the new commercial growth along I-35, is 
designed to take advantage of accessibility, as opposed to a 
relationship with the surrounding community. 

Too, as sprawl occurs, it does so with little regard for the cost of 
services and infrastructure necessary to maintain an expected 
quality of life. Prior to sprawl, expansion occurred in a dense pattern 
adjacent to other development, thus ensuring that infrastructure 
such as streets, water, and wastewater occurred in a systematic 
and cost effective fashion. Likewise, government services such as 
law enforcement, fire protection, schools, libraries, parks and 
general administration remained concentrated. 

Throughout Schertz, particularly the section north of the public 
campus, subdivisions have leapfrogged vacant and developable 
parcels, yet infrastructure and services are still expected to stretch 
past these parcels without a decrease in quality. Because 
developers are required to generally provide much of the 
infrastructure that they require beyond the existing system, the 
added costs of development are simply added on to the cost of 
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purchasing a home. In From Sprawl to Smart Growth, Robert Freilich 
provides examples of the substantial costs associated with sprawl. 
He notes that the Urban Land Institute, in a study comparing sprawl 
conditions to those of traditional development concluded that the 
combined costs of sprawl added as much as $48,000 to the cost of 
a home. In another instance a community indicated that their ability 
to collect approximately $2,100 in taxes per household was roughly 
$1,600 less than necessary to adequately cover services. 

Discussion of sprawl is necessary in relationship to the City of 
Schertz because, given the shortage of land available for future 
residential development, the obvious and simplest solution is 
annexation. However, annexation on its own merits promotes sprawl 
because it only makes more land available for development. It does 
not alter development policy or address the character of 
development. 

To properly guide development the City plans to utilize annexation 
coupled with additional Smart Growth policies to allow for continued 
growth at a pace and pattern deemed appropriate for Schertz.  

Key  Featurres of thhe Growth Capacity 
Element 
KKeeyy FFeeaattuureess  ooff  tthee  GGrroowwtthh  CCaappaacciittyy  
EElleemmeenntt  

Annexation and the Annexation Plan 
As stated in the Land Use Element, the prospect of future 
annexation is very real if Schertz is to continue to grow, particularly 
since a substantial portion of land available in the community is not 
overwhelmingly suitable for residential development. Given that the 
area is considered desirable and that water will be available in this 
area long after it is constrained in other communities, the currently 
unincorporated areas surrounding Schertz will begin to experience 
significant development pressure regardless of municipal 
boundaries. Unfortunately, if the surrounding areas are not within 
the incorporated area, the City will be relatively limited in its ability 
to manage the type, pattern or quantity of growth. The result may be 
significant large lot development that surrounds the community in 
an unincorporated and inefficient use of land. 

Simply stated, the most direct means of regulating the long-term 
pattern of development in the ETJ is through annexation. 
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To do so, however, requires an annexation plan created in 
accordance with Chapter 43 of the Texas Local Government Code 
and as described in more detail in the Land Use Element. 

Smart Growth 
Just as important as the ability to annex additional land for 
residential development are the policies for managing the type, 
amount and pattern of growth. This common sense approach to 
development has been dubbed Smart Growth and communities 
across the country are attempting to achieve it.  While the name is 
somewhat new, Smart Growth essentially represents utilizing sound 
urban planning practices that seem to have become forgotten or 
ignored. Smart Growth involves concepts such as balancing 
economic development and environmental protection, focusing new 
development where public services and utilities are already 
available, actively supporting redevelopment of older areas and 
vacant buildings, creating focal points and destinations for the 
community, reinventing and reinvigorating Main Street, supporting 
mixed-use areas, maintaining an efficient street network and 
infrastructure systems, providing attractive parks and pedestrian-
friendly connections between neighborhoods, activity centers, the 
public campus, parks and schools. 

By utilizing Smart Growth techniques, a number of which have 
already been discussed throughout the various elements, the City of 
Schertz is poised to provide a magnified effort toward promotion of 
public health, safety and welfare. Through effective planning and 
urban design, the City of Schertz can more efficiently utilize public 
resources. 

As noted by residents and local leaders alike, the community is not 
searching for a means of stopping or even constraining growth. 
Smart Growth acts as growth management tool that simply rewards 
sensible development that enhances the existing community, 
community values and quality of life. 

Does the City of Schertz currently practice Smart Growth 
techniques? The following general benchmarks allow the community 
to realize when it is promoting and succeeding in Smart Growth 
activities. 
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Development is economically viable and preserves open 
space, and natural resources. 

� 

� 

� 

� 

� 

� 

� 

� 

Existing infrastructure is maintained and enhanced but 
expanded when appropriate to serve existing and new 
residents. 

Existing infrastructure is used efficiently by encouraging infill 
development rather than allowing peripheral development that 
requires added infrastructure. 

Compact development is focused on existing community 
centers, new town centers, and existing and planned 
transportation facilities. 

Land planning and urban design create a sense of community 
and ensure the ease of movement and safety of residents. 

Main Street and older, established neighborhoods such as 
Aviation Heights are recognized as being important. 

Land development patterns are concentrated within or 
immediately adjacent to urban areas where public facilities 
and services are convenient and can be efficiently utilized. 

Rural areas are conserved and preserved as agricultural lands 
or open spaces and are protected from premature encroaching 

urban development. 

Traditional Neighborhood Development & Transit Oriented 
Design 
One means of managing growth is to proactively address 
the pattern of development, by location, relationship to 
the surrounding area and design. Traditional 
Neighborhood Development recognizes the benefits of 
neighborhood design with a traditional focus on issues 
such as density, open space, street width, pedestrian-
friendliness, amenities, mixed-use development, design, 
scale, and compatibility with surrounding areas. Transit 
Oriented Design follows the same concepts with an 
additional focus on connection of neighborhoods and 
other “nodes” via transit. However, even in Transit 
Oriented Design, the primary means of transportation is 
pedestrian traffic, with transit available for trips outside of 
the neighborhood. 
A conceptual design of a traditional
neighborhood design based upon transit
oriented development. The design focuses
upon pedestrian scale development and
integration of land uses. 

Source: The Next American Metropolis, Peter
Calthorpe. 
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In the Land Use Element, Traditional Neighborhood Development 
techniques are proposed to be utilized in development within 
southern Schertz while Transit Oriented Design is proposed to 
potentially take advantage of commuter rail connecting San Antonio 
to Austin. 

Advocates of Traditional Neighborhood Development, Transit 
Oriented Development and Smart Growth have come to realize that 
the concepts share many important qualities. In fact, Traditional 
Neighborhood Development and Transit Oriented Design are two 
means of meeting a number of the objectives of Smart Growth.  

Characteristics of Traditional Neighborhood Development include: 

Focus on the neighborhood as a single, functioning unit that is 
part of a larger organization that is the City. As a single unit, 
each neighborhood should have definition. The boundaries or 
edges of the neighborhood unit should be recognizable, but not 
impassible. An edge need not indicate that every neighborhood 
in Schertz act as a fortress, but as a clearly recognizable entity. 

� 

� 

� 

� 

Each neighborhood should have a focus. A focus can be a 
gathering point, such as a park or community center. It may also 
be a destination such as an elementary school or commercial 
center. In any case, the focus, like the boundary, should be 
obvious and should include the character necessary to make it 
unique or important to the particular neighborhood. 

Pedestrian and vehicular movement is equally important. Many 
of the newest subdivisions constructed in Schertz are designed 
as monuments to the automobile with wide streets and 
incidental sidewalks. While it is not possible or desirable to 
eliminate automobile traffic, it is possible to make opportunities 
for pedestrian or bike travel more enticing. Narrower streets that 
reduce the scale and increase safety are already options in the 
Transportation Element of the Plan. Enhanced sidewalks and 
trails are also included and instrumental to success of the plan. 

Uses within the development are mixed to allow for 
nonresidential activities such as commercial establishments, 
schools and open spaces. Housing is also mixed to support a 
wide variety of housing needs. As a rule, higher density housing 
may wish to be closer or incorporated into commercial 
opportunities.  
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Development is compact with a variety of green spaces as relief. 
Generally, lot sizes are smaller than is standard in the Unified 
Development Code for the City of Schertz and setbacks are also 
reduced beyond those found in the UDC. 

� 

� 

� 

� 

� 

In addition to those offered through Traditional Neighborhood 
Development, characteristics of Transit Oriented Design also 
include an integral connection with a regional transit system. Such a 
transit system should be designed to carry residents to areas 
outside of the neighborhood. While this is not meant as a means of 
replacing the automobile, Transit Oriented Design ensures added 
variety to transportation. 

Utilization of Traditional Neighborhood Development techniques or 
Transit Oriented Design most often requires changes to existing 
ordinances. In the case of the UDC for the City of Schertz, this may 
mean creation of a new residential district or amendment of an 
existing district. 

While the processes may remain the same, regulations regarding 
such items as setbacks and lot sizes may have to be adjusted to 
allow for more dense and creative development. Mixed-use 
opportunities such as incorporation of neighborhood commercial 
establishments or low impact home businesses should be 
permissible. Design guidelines should dictate the foundation for 
good design, but not restrict freedom of design beyond the desires 
of the community. Monuments and a variety of open spaces should 
be a requirement. 

Benefits of Traditional Neighborhood Development and Transit 
Oriented Design include: 

Condensed development that allows for overall added units per 
acre thereby delaying buildout. 

Creation of additional parks and open spaces throughout the 
community. 

Increased density and proximity to services reduces the cost of 
infrastructure or provision of public services. 

Development containing characteristics of historic small town 
America that are considered aesthetically pleasing. 
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Preservation of natural or agricultural areas that 
would otherwise be consumed for residential sprawl. 

� 

� 

� 

� 

� 

More efficient utilization of space and added 
cohesion to the surrounding environment. 

Introduction of an added housing opportunity for 
persons with needs or desires such as affordability, 
accessibility, housing size, or location. 

Mixed-use development allows for opportunities such 
as home businesses or residential units above 
commercial establishments. 

Pedestrian-friendly environment designed to 
decrease dependence on the automobile, including 
integrated transit opportunities for travel outside of 
the neighborhood. 

Conservation Subdivision Techniques/Cluster Zoning 
The concept behind cluster zoning is simply to achieve 
the number of units allowed on a site, but reduce the lot 
sizes and cluster the houses in order to achieve 
efficiencies and creativity in design. By allowing the 
developer to place units closer together, cost is saved in 
terms of the amount of road and infrastructure to be 
constructed, land to be cleared, and storm drainage 
capacity. Further, open space, which could be used for 
parks, natural areas, wetlands, or agricultural areas, is 
preserved. Cluster techniques tend to create compact 
neighborhoods with a strong sense of identity and 
character. Additionally, the homeowner is able to reap 
the benefits of surrounding open space without the labor 
of ownership. 

Unlike standard zoning, cluster zoning tends to take 
advantage of the strengths and weaknesses of an 
individual building site. Contours and views can be 
accentuated to add aesthetic character to the 
development and profit to the developer. Meanwhile 
areas such as floodplains, wetlands, and areas of historic 
significance can be utilized for open space. 
An example depicting the design
characteristics of Conservation Subdivision
Techniques compared to traditional
development. Using these techniques, the
community is able to preserve valuable
open space and rural character. 

Source: Community Subdivision Techniques, Randall
Arendt 
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More recently, a new derivation of cluster zoning, known as 
Conservation Subdivision Techniques, has been successfully utilized 
to replace large lot development, particularly in rural areas. 
Conservation subdivision techniques take the creativity and 
flexibility of cluster zoning an additional step by requiring conceptual 
designs and reducing standard site requirements. 

Conservation Subdivision Techniques generally follow a four-step 
process: 

Step One: Identify primary conservation areas within the site. 
Primary conservation areas represent unbuildable areas such as 
floodplain, wetlands, steep slopes, or other areas of significance 
that are deemed inappropriate for development by the local 
jurisdiction such as prime farmland or forestland. These areas 
are not considered a part of the buildable area of the site when 
calculating the number of units that may be developed. 

� 

� 

� 

Step Two: Identify secondary conservation areas within the site. 
Secondary conservation areas represent areas that are 
buildable but contain special features that the developer or the 
Schertz community would to like to see preserved. These may 
include forestland, prime farmland, special viewsheds that add 
character to the development or even areas that the developer 
wishes to avoid for the benefit and marketability of the project. 
Secondary conservation areas are included in determination of 
the total number of units that can be placed on the site because 
conservation areas are a “wish list” of items that the developer 
or the community would like to have remain, but are not 
required to keep. Both primary and secondary conservation 
areas should be drawn on a concept plan for consideration in 
placement of units. In concurrence with the clustering concept, 
Conservation Subdivision Techniques generally require a 
percentage of the site be set aside for open space. If so, the 
sum total of the primary and secondary conservation areas 
should be equal to or greater than the amount of open space 
required. 

Step Three: Calculate and place the number of units that may be 
developed on site. This is calculated as developed within the 
Unified Development Code and may be based on a minimum lot 
size or on a number of dwelling units per acre. Once the 
appropriate number of units is determined, they are placed upon 
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the site clustered according to appropriateness to the site. Lot 
lines and streets are not placed until the appropriate location of 
units has been determined. Decisions are made at this time 
regarding the need and the extent to which secondary 
conservation areas are to be encroached upon. Open space 
requirements may limit the amount of areas designated as 
secondary conservation areas that can be removed. 

Step Four: Lot lines and streets are added to the development 
and the final concept is developed. Lot lines are placed with little 
regard to concerns that are commonplace in most subdivision 
ordinances such as irregular lots or flag lots. Efficiency and 
desirability of design take primary precedence. 

� 

� 

� 

� 

� 

� 

� 

� 

� 

Both cluster zoning and Conservation Subdivision Techniques 
require changes to existing ordinances to build in needed flexibility 
and room for creativity. 

Benefits of cluster zoning/Conservation Subdivision Techniques 
include: 

Preservation of open space and rural character. 

Development is placed into clusters with reduced impact upon 
the environment. 

Condensed development can allow for overall added units per 
acre thereby delaying buildout. 

Specific sites of interest for conservation can be targeted for 
preservation and for use as parklands, trails or natural areas. 

Some open space can be used as “holding areas” to allow for 
more dense development as the City continues to expand. In this 
manner, Conservation Subdivision Techniques act as a 
temporary compromise between traditional development 
patterns and typical sprawl. 

Clusters tend to resemble the villages or hamlets that are 
characteristic of historic rural America and considered 
aesthetically pleasing. 

May be used concurrently with conservation easements to 
ensure that the land preserved through cluster zoning preserves 
open space and agricultural areas. 

Clustered development reduces the amount of added 
infrastructure created by the development. 
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Infill Development 
A significant part of managing growth is an understanding of 
opportunities available for development within the existing 
boundaries. Infill development plays a prominent role in this effort 
by filling the gaps left by leapfrog development, removal of 
substandard structures, and completion of development projects in 
progress. Gaps in development are not only an inefficient use of 
land, they also leave the impression that the community lacks 
cohesion, is incomplete, or in a state of decline. As a result, gaps 
tend to weaken the value and marketability of surrounding 
development. 

At issue, unfortunately, is the fact that many gaps in development 
can be difficult to fill. In the instance of vacant lots in older, 
established neighborhoods such as Aviation Heights, development 
may be slow to occur simply because of the slim margin of profit 
that comes with scattered site or single site construction, 
particularly in areas where the housing units are smaller and require 
materials, style and detail that are not seen on today’s homes. 
Given the choice between infill housing of this nature and 
construction of a block of homes within a new subdivision, the 
choice becomes a simple matter of economies of scale for most 

builders and developers. Add 
to this the perception that 
infill housing is a riskier 
investment because it is not 
normally representative of 
what builders consider 
“today’s market” or that 
demand for new housing 
simply does not exist in the 
older neighborhoods. Finally, 
site control and planning can 
also be difficult because of 
potential problems ranging 
from title to zoning issues. 
Infill development is one of three important forms of development:
redevelopment, infill and new growth. Infill development can eliminate gaps
in the community caused by removal of dilapidated structures or, as
depicted above, by vacant land as the result of “leap frog” development. 
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cases, site control or physical constraint issues may have made 
development unprofitable. 
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Regardless of the situation, if infill development is to occur, it often 
needs the addition of one or more “carrots” to overcome costs and 
perception issues. Incentives to development can be as obvious as 
funds to aid in development or financing, or as subtle as a 
streamlined permitting process for applicants building within 
designated infill areas. 

Benefits of Infill Development include: 

Preservation of natural or agricultural areas that would 
otherwise be consumed for residential sprawl. 

� 

� 

� 

� 

� 

More efficient utilization of space and added cohesion to the 
surrounding environment. 

Introduction of an added housing opportunity for persons with 
needs or desires such as affordability, accessibility, housing 
size, or location. 

Efficient use of public infrastructure and services through 
location within close proximity and at an improved cost for 
service. 

Added draw for commercial and office concentration or 
revitalization in older, established areas. 

Planned Unit Development 
Despite the best efforts of planners across the nation, in some 
cases zoning and subdivision ordinances simply lack the flexibility to 
be as creative as is needed to make the most efficient and effective 
use of land and infrastructure. The Planned Unit Development (PUD) 
concept was created as a means of eliminating many of the 
inflexible characteristics of other land use regulations. In most 
cases, PUD acts as an overlay that, if approved, rests atop the 
existing zoning of an area and allows the developer flexibilities such 
as mixed use development, greater densities or reduced lot 
requirements. In return, the jurisdiction generally has the flexibility 
to require additional parks and open space, specific urban design 
treatments like building styles or gateways, or construction of 
institutional structures such as schools or fire stations. A PUD may 
have the flexibility to provide many of the benefits of cluster zoning 
or Traditional Neighborhood Development. 
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The purpose of a PUD can vary according to the need of the 
community. Schertz may choose to utilize PUD as a means to better 
achieve the objectives of the Plan. Regulations accompanying PUD 
vary according to jurisdiction as some leave maximum flexibility for 
the developer and the community while others allow PUD projects 
only slightly more flexibility than other zoning requirements. 

Examination of other communities with existing PUD ordinances 
indicates that the process necessary to make a project a PUD also 
varies widely according to jurisdiction. In some cases, a developer 
may have to apply for rezoning. In this manner, the applicant will 
likely be required to indicate the design restrictions that will apply in 
the PUD. Many of those restrictions may mirror those found in the 
existing zoning and subdivision ordinances; however, others will 
likely deviate in order to allow for the desired flexibility of the PUD. 

PUD may also be treated as a Special Use within existing 
predetermined zoning districts. Thus, the PUD is treated as a 
permitted use with additional requirements attached. Those 
requirements may include the express indication of flexible 
deviations from the existing zoning and subdivision ordinances. By 
utilizing the Special Use process, the application for PUD may be 
slightly more streamlined than other methods and property owners 
will know in advance whether PUD is an option. 

Most popular, PUD can be addressed as a special overlay district 
that, as mentioned previously, simply rests atop the existing zoning. 
The PUD is predefined within the zoning ordinance (UDC, in the case 
of Schertz) as an overlay district with specific boundaries to be 
developed upon application for PUD designation. As an overlay 
district, PUD requires action by the Planning and Zoning 
Commission and City Council similar to the action required for 
rezoning. This may also be most appropriate for the City of Schertz, 
given that several overlay districts already exist in the UDC. 

Benefits of PUD include: 

Potential to offer many of the characteristics of other growth 
management techniques previously discussed, such as 
Traditional Neighborhood Development or Conservation 
Subdivision Techniques. 

� 

� Provides the City with an additional tool for flexible development. 
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Development may contain characteristics of historic small town 
or rural America considered to be aesthetically pleasing. 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

More efficient utilization of space and added cohesion to the 
surrounding environment. 
PUDs may be required to locate within a given proximity to 
existing infrastructure such as thoroughfares, water, sewer, and 
fire protection. 

Development may be placed into clusters with reduced impact 
upon the environment or may utilize Traditional Neighborhood 
Development to create a more urban character.  

Specific sites of interest for conservation can be targeted for 
preservation. 

Growth can be managed within the PUD to ensure that facilities 
are available concurrent with growth. 

Adequate Public Infrastructure, Service and Facilities 
Discussed in detail in the Public Facilities Element, a primary tool of 
addressing infrastructure needs is an Adequate Public Facilities 
Ordinance (APFO), otherwise often known as Concurrency 
Requirements. As mentioned, APFO is a means of ensuring that the 
community’s public services and facilities are in place prior to or 
concurrent with development. An APFO requires all applicants for 
new development to demonstrate that facilities and services will be 
available to serve the project at the time the development is 
available for occupancy. Utilizing this system, the community could 
adopt a level-of-service standard, which can then be used as criteria 
for approving or denying applications depending on their 
conformance to the standards. 

Key features of an adequate public facilities ordinance include: 

Level of Service (LOS) Criteria.  

Determination of Eligibility. 

Timing of Concurrency Tests. 

Establishment of a Review Process.  

Opportunities and Conditions for Mitigation. 

Reservation of Demand. 
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Benefits of an Adequate Public Facilities Ordinance include: 

Provision of a systematic and legally sound approach to growth 
management that can extend beyond the municipal limits of 
Schertz. 

� 

� Continued insurance that the community can provide services as 
needed. 

Growth Cappacity Goals, Objectivees and 
Actions 
GGrroowwtthh  CCaapaacciittyy  GGooaallss,,  OObbjjeeccttiivvess  aanndd  
AAccttiioonnss  

Quality growth management requires the use of concepts previously 
discussed within other elements of the Plan. In fact, in many ways, 
the Growth Capacity Element serves to show the relationship that 
exists between each of the elements and their prospective items for 
action. For example, growth capacity comes from an understanding 
of land use and the availability of appropriate land, the adequacy of 
public facilities and services, and the capacity of transportation 
corridors. Enactment of Traditional Neighborhood Development 
techniques includes the desire to permit mixed-use development 
(Land Use Element), make possible the opportunity to reduce street 
width (Transportation Element), and provide adequate public spaces 
(Parks and Recreation Element). 

As a result of the relationship between growth capacity and each of 
the elements of the plan, many of the goals, objectives and actions 
to be stated within this element may seem familiar. In fact, issues 
such as annexation have already been discussed and it is therefore 
unnecessary to restate these. Rather the goals, objectives and 
actions within the Growth Capacity Element are often designed to 
complement those items discussed in earlier elements, as well as 
introduce new concepts. 

Goal 1: Enact policies that will allow Schertz to grow as 
necessary to respond to demand. 

Objective A: Actively pursue annexation of surrounding 
areas with particular emphasis on those areas 
suitable for quality residential development. 

Action 1: Determine as a community the pace with 
which Schertz should continue to grow and 
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develop an Annexation Plan to respond 
accordingly. 

Action 2: Create a means to monitor growth and 
growth trends to determine if additional or 
reduced annexation is necessary. 

Objective B: Ensure the availability of adequate 
infrastructure and services to continue growth 
at the pace desired by the community. 

Action 1: Expand water service to ensure that all of 
Schertz, including areas that are annexed, 
have adequate water. 

Action 2: Coordinate with the Cibolo Creek 
Municipal Authority and the San Antonio 
River Authority to ensure that wastewater 
service is available to all areas of Schertz 
as necessary. 

Action 3: Include water and wastewater service in 
any Adequate Public Facilities Ordinance 
developed by the City of Schertz. 

Goal 2: Promote infill development as an alternative to 
continued sprawl away from the heart of Schertz. 

Objective A: Develop a policy to encourage infill 
development and market that policy as an 
alternative method of development. 

Action 1: Inventory existing gaps in development 
available for infill development and 
determine if residential infill is the most 
appropriate use of such property. 

Action 2: Develop a market study to determine the 
reason that each parcel has been left 
undeveloped and determine the feasibility 
of development. 

Action 3: Create and institute incentives to 
encourage quality infill development. 
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Goal 3: Require development to be designed in a way that 
follows the principles of Smart Growth. 

Objective A: Incorporate Traditional Neighborhood 
Development and Transit Oriented Design into 
the Unified Development Code. 

Action 1: Establish pedestrian-friendly design as a 
fundamental component of subdivision 
design by requiring enhanced sidewalks, 
trails and concepts that require no more 
than a 10-minute walk to reach a 
destination within the neighborhood. 

Action 2: Require development to delineate edges 
and a central focal point. 

Action 3: Mix uses and provide neighborhood 
commercial opportunities within the 
development. 

Action 4: Provide a variety of housing according to 
type, affordability, accessibility, character, 
and location. 

Action 5: Incorporate parks, schools, churches and 
other institutions as integral components 
of design. 

Action 6: Revise the UDC to allow for reduced space 
requirements such as setbacks and 
minimum lot size. 

Action 7: Promote street widths and setbacks that 
encourage pedestrian activity and improve 
safety. 

Action 8: Incorporate transit as a means of 
connecting neighborhoods within the 
region.  

Objective B: Incorporate Conservation Subdivision 
Techniques and cluster zoning into the Unified 
Development Code. 

Action 1: Create an option to utilize Conservation 
Subdivision Techniques as a means of 
reducing lot size and increasing open 
space. 
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Action 2: Establish an area wide map that indicates 
Primary conservation areas to be 
protected during subdivision design. 

Action 3: Determine criteria for Secondary 
conservation areas, conservation 
easements and concept plan approval. 

Action 4: Revise the UDC to allow for uncommon lot 
design, including flag lots. 

Objective C: Incorporate Planned Unit Development into 
the Unified Development Code. 

Action 1: Create specific criteria to be met by any 
proposed Planned Unit Development. 

Action 2: Determine the usefulness of PUD as an 
overlay or a zoning district. 
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has been referred to as a “roadmap to the future”. However, a 
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This is, unfortunately, the single largest stumbling block for planning 
in most communities. It is easy to become excited by grand visions, 
but excitement can quickly thaw to concern when the first person 
asks, “What’s Next?”. It, therefore, takes a collective vision of the 
community, and particularly local leaders, to see community issues 
resolved by taking action. 

The Implementation section of the Plan is specifically designed to 
set the hard work of local residents and civic leaders on a path 
toward action and success by providing the next steps beyond 
planning. It discusses strategies for successful implementation, 
describes elements that are necessities in implementation, and 
sets the actions featured throughout the Plan into motion. 

Planning is a cyclical process 
that is continuous in nature 
and never finished. Now that 
the community has 
successfully navigated its way 
through the Plan development 
process, the City is back to the 
beginning – a new beginning 
toward achieving its desired 
vision and the future dreamed 
about by those citizens who 
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ensure a quality of life that is 
second to none. 
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Alone, a Plan is merely a source of information on existing 
conditions and future desires, capable of accomplishing little. It 
must be constantly scrutinized to ensure that its goals, objectives, 
policies, and recommended actions continue to reflect changing 
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community needs and attitudes. Likewise, great care should be 
taken to ensure that its policies are continually reflected in 
Schertz’s Future Land Use Plan, which is the general plan for land 
use and development, and in the Thoroughfare Master Plan, which 
is the general plan for systematic expansion and improvement of 
the City’s local transportation system. Recommendations for the 
continuing planning process are provided in this final Plan chapter. 

In Schertz, residents and civic leaders alike were told, “Dare to 
Dream.” They have dreamed of a future that will allow the 
community to grow in new ways while continuing to hang on to 
those qualities that make Schertz a great place to live, work and 
play. Now it is time to make those dreams come true. 

Strategies for Implementation SSttrraatteeggiieess  ffoorr  IImmpplleemmeennttaattiioonn  

Maintain Citizen Involvement 
Citizen participation has been a cornerstone of the process to 
create the Plan. It is, however, even more essential to ensure the 
success of the Plan. In order for the Plan to be successfully 
implemented it must continue to enjoy the support and 
understanding of the general public. To do this, both current and 
future civic leaders of Schertz must pledge their support to maintain 
public involvement, awareness and commitment of the purpose and 
importance of the Plan. 

Schertz’s citizens shared in developing the Plan's goals, objectives 
and proposals by participating in a Community Forum, public 
meetings and Steering Committee meetings. The many ideas and 
comments contributed by citizens during the Plan's development 
were incorporated and shaped the resulting priorities and action 
strategies. Citizens should continue to be involved in 
implementation and maintenance of the Plan. Advisory committees, 
public meetings and community workshops, town hall meetings, 
open houses and public forums, newsletters, media releases, and 
public notices should be used to inform and involve citizens in 
continued planning. Methods and activities for public participation 
should be carefully chosen and designed to achieve meaningful and 
effective involvement. 
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Quality is Key 
The Plan is designed to improve and enhance the quality of life for 
current and future residents. It is meant to provide a standard of 
excellence by which future development, programs and activities 
can be measured. It is this level of quality that is highly desired by 
the citizens, whether it is in terms of community infrastructure, 
parks and recreation areas, neighborhoods, business areas, 
gateways and corridors, or simply the City’s approach to its future. 

Make Success Quick and Constant 
A strategy used by successful organizations is to seek results early 
in the implementation process. By doing so, stakeholders are able 
to see the benefits of their involvement. Momentum is a result, 
which naturally solicits more involvement by persons desiring to be 
involved in a successful implementation program. In the strategic 
implementation plan provided below, there are various 
recommended actions that do not bear significant budgetary 
obligation. These programs and activities provide an immediate 
opportunity to make an impact on the community, and thus on the 
successful implementation of this Plan. 

Solve Problems Creatively 
As the planning process unfolded, participants in the process were 
challenged to “think outside of the box.” In order to seek continuous 
improvement it is necessary to be creative and innovative in your 
approach to solving key issues and problems. It is this ability to 
overcome what may ordinarily be considered as obstacles that will 
demonstrate the City’s willingness to achieve the community vision, 
including the use of creative solutions. An example may include a 
public-private partnership to seek objectives and results that may 
not be possible without a joint venture, such as the development of 
an otherwise constrained property. 

Share Responsibility and Rewards 
It is important to remember that the Plan was developed in the 
interest of all citizens and businesses in the community leading to a 
collective vision that is to the benefit of the whole community and 
not just to a few select stakeholders. It is this premise that must 
also be kept in mind in bearing the responsibility for key successes 
and in distributing the benefits and rewards of the Plan. By working 
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together the community can achieve its vision, which is of benefit to 
all involved. 

Integrative Planning 
Opportunities for integrating the Plan’s recommendations into other 
business practices and programs of the City play a vital element 
toward widespread recognition of the Plan as a decision-making 
tool. For instance, the Plan’s recommendations should be widely 
used in decisions pertaining to infrastructure improvements, 
proposed new development and redevelopment, expansion of 
public facilities, services and programs, and the annual Capital 
Improvement Programming and capital budgeting process. The Plan 
should be referenced often to maintain its relevance to local 
decisions and to support the decisions that are being made. 

Finance Creatively 
There are a variety of financing tools and techniques that are 
available to the City, which are not commonly used by 
municipalities. These tools, under the right circumstances, may be 
used effectively to finance public improvements and to provide 
incentives to private businesses. Examples of financing 
mechanisms include the following: 

Economic Development Funding: 

Texas Capital Fund, administered by the Texas Department of 
Economic Development, offers grants to eligible communities for 
economic development needs by providing infrastructure and real 
estate improvements in support of businesses willing to create/retain 
jobs. 

� 

� 

� 

� 

Section 4A Economic Development Corporation is funded by the 
imposition of a local sale and use tax dedicated to economic 
development. 
Section 4B Economic Development Corporation is similar to a 4A 
economic development corporation and can be used to promote a 
wide range of civic and commercial projects. These are possible if the 
City has room in the local sales tax structure. 
Texas Enterprise Zone Program, which is to encourage job creation 
and capital investment in areas of economic distress. The program 
provides communities with an economic development tool to offer 
State and local incentives and program priority to new or expanding 
business in these designated areas. The Texas Department of 
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Economic Development (TDED) administers and coordinates local, 
State and Federal efforts. The Department provides community and 
business assistance, approves applications, and evaluates and 
reports the program’s effectiveness to the Legislature. 
Bar and Restaurant Tax, which places an additional tax on bars and 
restaurants for the purpose of economic development. 

� 

� 

� 

� 

Texas Recreation and Parks Account (TRPA) Program allows local 
units of government to apply for park grant funds for both indoor and 
outdoor recreation from the Texas Parks and Wildlife Department. 
This program provides 50 percent matching grant assistance to 
eligible local governments for the acquisition and development of 
public recreation areas and facilities. 
Venue taxes, whereby cities may collect taxes to fund a specific voter-
approved economic development project. Projects may include sports 
stadiums, convention centers and related improvements, or tourist 
development. Venues that may be taxed include admissions, motor 
vehicle rental, event parking, hotel occupancy, and facility uses. 
Local Property Tax Incentives that may be utilized by cities to attract 
commercial enterprise such as: 
1. Property Tax Abatement in which a City may enter into an 

agreement to abate (waive and/or postpone) property taxes in a 
"reinvestment zone". 

2. Tax Increment Financing to publicly finance needed structural 
improvements and enhanced infrastructure within a defined area. 
The costs of the improvements are repaid by the contribution of 
all or a portion of future tax revenues that are attributed to the 
increase in the property values due to the improvements in the 
reinvestment zone. 

Economic Development through Tourism - A City may adopt the 
following programs to augment tourism programs that bring visitors to 
the area: 

� 

1. Local Hotel Occupancy Tax provides an important source of 
funding for maintaining a City's tourism program. 

2. Texas Program for Historic Landmarks Designation, with the 
owners' approval, provides eligibility for ad valorem tax 
exemptions and State grant preservation funds, technical 
preservation assistance, and inclusion in travel guides. 

3. National Park Service Designation as a registered historic district, 
landmark or archaeological site provides for certain tax credits 
available for certified rehabilitation of income producing buildings, 
sales tax relief paid on labor costs and allows for federal historic 
preservation grants-in-aid. 
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Grants and Loans for Economic Development, which may be a grant 
or loan of City funds or services to promote economic development as 
long as the public purpose of economic development will be pursued 
by the business through the creation of jobs, or expansion of the tax 
base by construction of or enhancement of physical facilities. 

� 

� 

� 

� 

� 

� 

� 

� 

Provision of Land by the City to promote economic development by 
obtaining and even partially developing a site to show to businesses 
that may relocate to the area.  Examples may include the purchase of 
land for municipal facilities including water and sewer treatment 
plants, industrial parks, municipal airports, and City streets. 
Issuing Debt for Financing Economic Development, if permitted by the 
City Charter or by State Statute, allows the City to issue bonds to 
finance infrastructure improvements and certain manufacturing and 
commercial facilities.  
Public Improvement Districts (PID), which provide a means for 
undertaking public improvements by allowing a City to levy and collect 
special assessments for property within the City or its ETJ. 
Improvements include water, wastewater, drainage, sidewalks, street, 
mass transit, parking, library, park and recreation, landscaping, art 
installation, pedestrian malls and other similar projects. Also included 
are safety services and business-related services such as advertising, 
recruitment and development. 
Municipal Management Districts, which provide a mechanism for 
commercial property owners to enhance a defined business area to 
finance facilities and improvements paid for by a combination of self-
imposed property taxes, special assessments impact fees and other 
charges against the property owner. 

State Funding for Housing and Infrastructure Development and 
Improvement: 

Community Development Fund, administered by the Texas 
Department of Housing and Community Affairs, is available on a 
biennial basis through regional competition for assistance to eligible 
cities and counties to address public facilities and housing needs. 
Eligible activities include infrastructure projects such as sewer and 
water system improvements, street, bridge, and drainage 
improvements, and housing rehabilitation. 
Planning and Capacity Building Fund, administered by the Texas 
Department of Housing and Community Affairs, is available on a 
biennial basis through a statewide competition to provide assistance 
to eligible cities and counties for planning activities. 
Housing Infrastructure Fund, administered by the Texas Department 
of Housing and Community Affairs, is available to provide grants on a 
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direct award basis for the infrastructure development to support the 
construction of affordable single family and multifamily low to 
moderate income housing. 
Housing Rehabilitation Fund, administered by the Texas Department 
of Housing and Community Affairs, is available annually through a 
statewide competition process for grants to cities and counties to 
provide loan or deferred loan assistance for the rehabilitation of 
existing owner-occupied and renter-occupied housing units and the 
construction of new housing that is accessible to persons with 
disabilities. 

� 

� 

Federal Transportation Funding: 

Many transportation improvements are eligible to receive federal 
funds as part of the Transportation Efficiency Act of the 21st Century 
(TEA-21). This six-year program (through 2003) provides federal 
funding for surface transportation improvements, including roadways, 
public transportation, pedestrian facilities, and a number of other 
transportation improvements. The various titles and programs of TEA-
21 include the following: 
1. National Highway System (NHS) – This program provides funding 

for improvements to rural and urban roads that are part of the 
NHS, including the interstate and designated connections to 
major intermodal terminals. Under certain circumstances, NHS 
funds may also be used to fund transit improvements in NHS 
corridors. 

2. Surface Transportation Program (STP), Federal Hazard 
Elimination Program – This program addresses safety-related 
projects on and off the State highway system. Projects are 
evaluated using three years of accident data, and ranked by a 
Safety Improvement Index. 

3. Surface Transportation Program (STP), Federal Railroad Signal 
Safety Program – This program provides for installation of 
automatic railroad warning devices at most hazardous railroad 
crossings on and off of the State highway system. Projects are 
selected from a statewide inventory list, which is prioritized by an 
index (number of trains per day, train speed, ADT, type of existing 
warning device, train-involved accidents within prior five (5) years, 
etc.). 

4. Highway Bridge Replacement and Rehabilitation Program 
(HBRRP) – This program provides funds to assist States in their 
programs to replace and rehabilitate deficient on-state highway 
bridges. 
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5. Congestion Mitigation and Air Quality (CMAQ) Improvement 
Program – The primary purpose of CMAQ is to fund projects and 
programs in air quality and maintenance areas for ozone, carbon 
monoxide (CO), and small particulate matter (PM-10) that reduce 
transportation related emissions. 

6. Transportation Enhancements (TE) – Transportation 
enhancements are transportation-related activities that are 
designed to strengthen the cultural, aesthetic, and environmental 
aspects of the Nation’s intermodal transportation system. The 
transportation enhancements program provides for the 
implementation of a variety of non-traditional projects, with 
examples ranging from the restoration of historic transportation 
facilities, to bike and pedestrian facilities, to landscaping and 
scenic beautification, and to the mitigation of water pollution from 
highway runoff. 

7. Recreational Trail Program – This program provides funds to 
develop and maintain recreational trails for motorized and non-
motorized recreational trail users. 

8. Bicycle Transportation and Pedestrian Walkways – The provisions 
of Section 217 of Title 23, as amended by TEA-21, describe how 
Federal-aid funds may be used for bicycle and pedestrian 
projects. These projects are broadly eligible for all of the major 
funding programs where they compete with other transportation 
projects for available funding at the State and MPO levels. 

9. Job Access and Reverse Commute Grants – The Access to Jobs 
Program provides competitive grants to local governments and 
non-profit organizations to develop transportation services to 
connect welfare recipients and low-income persons to 
employment and support services. 

State Transportation Funding: 

The Unified Transportation Program (UTP) was developed by the Texas 
Department of Transportation (TxDOT) under the TEA-21 authorization 
bill. The UTP is TxDOT’s ten-year plan for transportation project 
development. The State funding programs used to fund these projects 
are as follows: 

� 

1. Bridge Replacement/Rehabilitation, Off State Highway System – 
This program provides for replacement or rehabilitation of eligible 
bridges off the State highway system (functionally or structurally 
deficient). 

2. State Preventative Maintenance – This program provides for seal 
coats and thin overlays (and other preventative maintenance 
measures) to preserve the existing State highway system. Up to 
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20 percent of a district’s yearly allocation can be used for non-
preventative maintenance work, provided administrative approval 
is first obtained from the Maintenance Division. 

3. Rehabilitation of Texas Farm to Market Roads – This funding 
program provides for reconstruction and rehabilitation of existing 
Farm to Market Roads outside of urbanized areas of populations 
of 50,000 persons or more, except for those projects on an 
existing Farm to Market Road stub section into an urbanized area. 

4. Strategic Priority – The Texas Transportation Commission selects 
projects, which promote economic development, provide system 
continuity with adjoining states and Mexico, or address other 
strategic needs. 

5. State Rehabilitation – This program provides for rehabilitation on 
non-interstate portions of the State highway system. 

Local Transportation Funding – There are a few local funding 
mechanisms for transportation and other improvements, including: 

� 

1. Capital Improvement Program (CIP) and Annual Budget of the City, 
which is a five-year capital program and a one-year capital 
budget. Included in the budget should be lists of projects, cost 
estimates and the source(s) of funding. Foregoing any federal, 
State, or private participation, the primary sources of local funding 
may include general obligation bonds and certificates of 
obligation. 

2. Impact Fees, which are exactions imposed by a local government 
on new development to generate revenue for funding 
improvements needed to accommodate or alleviate impacts 
caused by the development project. Impact fees, as distinguished 
from a general-purpose tax, are levied to allow the local 
government to build public infrastructure made necessary by a 
new development or renovation that results in new impacts. 
Impact fees have been used to provide capital funding for 
infrastructure improvements such as streets and other 
transportation improvements, water supply systems, wastewater 
collection and treatment systems, drainage, recreational facilities, 
police and fire protection facilities, and medical facilities. 

Grant Agencies 
There are multiple Federal, State and local grant agencies that offer 
funding to local governments, non-profit organizations and other 
entities. These agencies offer opportunities for direct funding or 
partnership funding with other entities. 
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Resources to Access Federal Funds: 

Federal Register – m On-line version of the Federal Register. 
Published daily, this contains current grant solicitation notices issued 
by Federal agencies. 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

Catalog of Federal Domestic Assistance (CFDA) – The Catalog of 
Federal Domestic Assistance is government-wide compendium of 
Federal programs, projects, services, and activities that provide 
assistance or benefits to the American public. It contains financial and 
non-financial assistance programs administered by departments and 
establishments of the Federal government. 
Federal Agencies – Links to Federal agencies and programs with web 
pages from Yahoo. 
Federal Departments - Links to all Federal departments and agencies 
off the Yahoo search engine. 
Fed World National Technical Information Service – Fed World 
provides a comprehensive central access point for searching, locating, 
ordering and acquiring government and funding information.  
Grants and Awards – List from Government Printing Office (GPO) 
Access of links with information on Federal grants. 
GrantSource – A search engine for several Federal grant information 
sources. 
RAMS-FIE – Links to the Federal Info Exchange (FEDIX), and 
information on Federal grants including comprehensive information 
on minority colleges and universities. 
Thomas – Searchable data base that covers Federal Legislative 
information on the Internet.  
Texas Research Funding Opportunities and Administration (TRAM) – 
TRAM is a search engine for locating funding opportunities from many 
different agencies. TRAM also contains a set of grant application 
forms collected from various sources, and links to other servers 
related to research funding and administration. 
U.S. Nonprofit Gateway - Information from the Federal government 
useful to non-profits. Includes a searchable database of 30,000 
Federal documents. 
U.S. State and Local Gateway - A Federal interagency project that was 
developed to give State and local government officials and employees 
easy access to Federal information. 
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Resources to Access State Funds: 

Texas Register – On-line version of the Texas Register. Contains all 
the current grant solicitation notices issued by State agencies. 

� 

� 

� 

� 

� 

� 

� 

� 

� 

State of Texas Government Information links to Texas Agencies with 
web pages and to other government information sites. 
Texas Department of Economic Development (TDED) - Clearinghouse 
Web site – Searchable database of information about economic 
development resources offered by State and Federal agencies, and 
other organizations. 
Texas Department of Health Funding Information 
Center (TDH) – Clearinghouse for information on current Federal, 
State, and private sources of funding for public health and social 
services issues. 
County Search – To find out about funding or other general resources 
available through a specific County. County Search follows the 
following format using the County name of choice: 
http://www.co.travis.tx.us  
City Search – To find out about funding or other general resources 
available through a specific City. City Search follows the following 
format using the City name of choice: http://www.ci.austin.tx.us  
 

General Resources: 

Foundation Center Web – Comprehensive source of information about 
grant writing and the funding process. Links to private and corporate 
foundations on the web, as well as to other sources of information. 
Cooperating Collections in Texas – Funding information centers in 
libraries, community foundations, and other nonprofit resource 
centers in Texas that provide a core collection of Foundation Center 
publications and a variety of supplementary materials and services in 
areas useful to grant seekers. The core collections consist of 
foundation directories, other resource information and special 
materials prepared by these centers to assist grant seekers in 
identifying private and corporate funding sources. 
Community Grant Support Initiative at Texas A&M – The Texas 
Engineering Experiment Station (TEES) Community Grant Support 
Initiative helps Texas communities locate and secure funding (federal, 
State and private) for their projects. This free service is provided by 
the State of Texas, and is facilitated through TEES within the Texas 
A&M University System. Specific services include proposal writing and 
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review, funding referral, needs-assessment, literature review and 
evaluation. 
Council on Foundations –Information on foundations, links to 
foundation homepages and other sites of interest to foundations and 
grant seekers. 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

� 

Texas State Data Center (TSDC) – Texas State Data Center, Texas 
Population Estimates and Projections Programs, and Center for 
Demographic and Socioeconomic Research and Education. 
Fund Raiser Cyberzine – The Fund Raiser Cyberzine is a digital 
magazine on the World Wide Web. It targets small to medium size 
groups that need to raise money (booster clubs, scout groups, school 
clubs, civic groups, sports teams, fraternal organizations, church 
groups - any and all kinds of non profit organizations). It is published 
monthly and access to the current issue is always free. 
Fundsnet Services Online – Web site to help nonprofit organizations 
find funding sources and other information on the Internet. 
A Grant Seekers Guide to the Internet: Revised and Revisited – 
Information on how to use the Internet to find grants. 
Grantsmanship Center – Federal Register grant announcements are 
updated daily; also links to fundraising, foundation and management 
information. 
Guidestar – A "database of comprehensive reports describing the 
programs and finances of more than 40,000 American nonprofit 
organizations. GuideStar is provided by Philanthropic Research, Inc., a 
501(c)(3) nonprofit organization." Searchable. 
HandsNet – HandsNet is a national, nonprofit organization that 
promotes information sharing, cross-sector collaboration and 
advocacy among individuals and organizations working on a broad 
range of public interest issues. Links to information on almost every 
major issue area. 
Nonprofit Resources Catalogue: Fundraising and Giving – Books and 
Literature, Coalitions, Consultants, Corporate Contributions, 
Foundations, Giving, Grants and Funding Sources, Products to Sell, 
Prospect Research, Software. 
Philanthropy Journal Online – This site includes "Philanthropy Related 
Links", a comprehensive site with information on foundations, 
nonprofits, electronic journals, government resources, research 
resources and educational programs. 
The Society of Research Administration – Site for accessing grants-
related information and resources on the Internet.  
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Plan Maintenance PPllaann  MMaaiinntteennaannccee  

The essence of the Plan is an implementation program that includes 
specific program recommendations and actions addressing each of 
the Plan elements. The products of the implementation program 
include a series of specific actions for each element of the Plan and 
linkages to implementation tools such as the zoning ordinance, 
subdivision regulations, other development-related ordinances, the 
City’s annual budget process, longer-term capital improvements 
planning and potential bond financing, grant opportunities, and 
ongoing coordination with other public and private partners in Plan 
implementation. 

Circumstances will continue to change in the future, and the Plan 
will require modifications and refinements to be kept up to date. 
Some of its proposals may be found unworkable and other solutions 
will continue to emerge. Needed refinements and changes should 
be carefully noted and thoroughly considered as part of Annual Plan 
Amendments and Five-Year Major Plan Updates. As changes occur, 
however, the Vision of Schertz should remain the central theme and 
provide a unifying focus. The Plan's importance lies in the 
commitment of citizens to agree on Schertz’s purposes and 
priorities for the future, and to apply that consensus in continuing 
efforts that focus on the betterment of their community. 

Annual Plan Amendment Process 
Annual Plan amendments will provide opportunity for relatively 
minor Plan updates and revisions such as changes in future land 
use designations, implementation actions, and review of Plan 
consistency with ordinances and regulations. Annual Plan 
amendments should be prepared and distributed in the form of 
addenda to the adopted Plan. Identification of potential Plan 
amendments should be an ongoing process by the Planning and 
Zoning Commission and City staff throughout the year. Citizens, 
property owners, community organizations and other governmental 
entities can also submit requests for Plan amendments. Proposed 
Plan amendments should be reviewed and approved by the 
Planning and Zoning Commission. The Planning and Zoning 
Commission and City Council should adopt Plan amendments in a 
manner similar to the Plan itself, including public hearings and 
consideration of action. 
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Annual Report of the Planning and Zoning Commission 
The Planning and Zoning Commission should prepare an Annual 
Report for submittal and presentation to the City Council. Status of 
implementation for the Plan should be included in the Annual 
Report. Significant actions and accomplishments during the past 
year should be included as well as recommendations for needed 
actions and programs to be developed and implemented in the 
coming year. The time schedule for preparation and submittal of the 
Annual Report should be coordinated with the City’s annual budget 
development process so that the recommendations will be available 
early in the budgeting process. 

Major Plan Updates 
Major updating of the Plan should occur every five years. These 
updates will ensure renewal and continued usefulness of the Plan 
for use by City officials, staff and others. Annual Plan amendments 
from the previous four years should be incorporated into the next 
major Plan update. Plan updates will be a significant undertaking 
involving City officials, City departments and citizens. Consultant 
services may be utilized if necessary. The result of the major Plan 
updates will be a new Plan for the City, including new identification 
of up-to-date goals, objectives, policies and implementation actions. 

Implementation Goals, Objectives and  
Staatements of Action 
IImmpplleemmeennttaattiioonn  GGooaallss,,  OObbjjeeccttiivveess  aanndd 
SSttatteemmeennttss  ooff  AAccttiioonn  

As stated in previous sections, the Plan is first and foremost 
comprehensive. It identifies many factors related to future 
community growth, analyzes the relationships between these 
factors, proposes what needs to be done about them, and 
recommends goals, objectives, and statements of action for using 
the City's resources in the most fiscally responsible and effective 
manner to achieve desired ends. 

An aggressive yet realistic framework for implementing the Plan 
should be established, maintained and used by the entire 
community. Implementation tools that are common include the 
Unified Development Code, a Capital Improvement Program (CIP) 
and capital budget. These tools should be reviewed and updated 
periodically so that the goals, objectives, and policies of the Plan 
can be put into action. 
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Implementation will include use of the Land Use Plan in decision-
making relating to zoning and subdivision approvals, to ensure that 
development and redevelopment are consistent with the City's Plan. 
Street and highway improvements in accord with the City's new 
Thoroughfare Master Plan will be another principal activity. 
Acquisition and improvements for parks and open space will occur 
as the Parks and Recreation Element is implemented. 
Improvements identified by the Community Enhancement Element 
will be undertaken as well. 

The identification of goals provides a basis for decision-making 
during both development and implementation of the Plan. Goals 
also help to promote consistency in Plan implementation as 
changes occur in development trends and the physical form of the 
community as well as in the City’s elected leadership. 

Goal 1: Be accountable to the citizens of Schertz for 
working toward the goals, objectives and actions 
set forth in this and future Plans.  

Objective A:  Establish policies and procedures to ensure 
conformance with and measure progress 
toward the goals, objectives, and actions of 
the Plan. 

Action 1: Establish annual review procedures for 
individual City departments to prepare a 
report to City Council, concurrent with the 
annual budget process, on completed or 
initiated programs and improvements that 
are in conformance with the Plan. 

Action 2: Require the Planning and Zoning 
Commission to prepare an annual report 
and recommended updates to the Plan 
and amendments to the Land Use Plan 
and the Thoroughfare Master Plan. 

Goal 2: Establish and maintain strong citizen and 
organizational support of the Plan to ensure 
continued updating and implementation. 

Objective A:  Continue to actively involve citizens in the 
long-range planning of “their community” to 
ensure consistency with community values 
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Action Budget Timeframe Responsibility

Goal/ 
Objectives/ 

Action Action Statement

0-2 Years (No 
Significant 
Budgetary 
Obligation)

2-5 Years 
(Moderate 
Budgetary 
Obligation)

5-10 Years 
(Signficant 
Budgetary 
Obligation)

10+ Years 
(Signficant 
Budgetary 
Obligation) Potential Parties

Growth Capacity

3
Require development to be designed in a way that follows 
the principles of Smart Growth.

3.A
Incorporate traditional neighborhood development and transit 
oriented design into the Unified Development Code.

3.A.1

Establish pedestrian-friendly design as a fundamental 
component of subdivision design by requiring enhanced 
sidewalks, trails and concepts that require no more than a 
10 minute walk to reach a destination within the 
neighborhood.

X

PL, P&Z, CC

3.A.2
Require development to delineate edges and a central 
focal point. X PL, P&Z, CC

3.A.3
Mix uses and provide neighborhood commercial 
opportunities within the development. X PL, P&Z, CC

3.A.4
Provide a variety of housing according to type, 
affordability, accessibility, character, and location. X PL, P&Z, CC

3.A.5
Incorporate parks, schools, churches and other institutions 
as integral components of design. X PL, P&Z, CC

3.A.6
Revise the UDC to allow for reduced space requirements 
such as setbacks and minimum lot size. X PL, P&Z, CC

3.A.7
Promote street widths and setbacks that encourage 
pedestrian activity and improve safety. X

PL, PW, P&Z, 
CC

3.A.8
Incorporate transit as a means of connecting 
neighborhoods within the region. X

PL, PW, P&Z, 
CC

3.B
Incorporate Conservation Subdivision Techniques and 
cluster zoning into the Unified Development Code.

3.B.1

Create an option to utilize Conservation Subdivision 
Techniques as a means of reducing lot size and increasing
open space.

X
PL, P&Z, CC

3.B.2

Establish an areawide map that indicates Primary 
conservation areas to be protected during subdivision 
design.

X
PL, P&Z, CC

3.B.3
Determine criteria for Secondary conservation areas, 
conservation easements and concept plan approval. X PL, P&Z, CC

3.B.4
Revise the UDC to allow for uncommon lot design, 
including flag lots. X PL, P&Z, CC
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Action Budget Timeframe Responsibility

Goal/ 
Objectives/ 

Action Action Statement

0-2 Years (No 
Significant 
Budgetary 
Obligation)

2-5 Years 
(Moderate 
Budgetary 
Obligation)

5-10 Years 
(Signficant 
Budgetary 
Obligation)

10+ Years 
(Signficant 
Budgetary 
Obligation) Potential Parties

Growth Capacity

3.C
Incorporate Planned Unit Development into the Unified 
Development Code.

3.C.1
Create specific criteria to be met by any proposed Planned
Unit Development. X PL, P&Z, CC

3.C.2
Determine the usefulness of PUD as an overlay or a 
zoning district. X PL, P&Z, CC

Capitall Improvement Program (CIP) CCaappiittaal  IImmpprroovveemmeenntt  PPrrooggrraamm  ((CCIIPP))  

A Capital Improvement Program (CIP) is a five-year planning process 
that has a direct link to the City’s annual budget and appropriation 
cycles. The City’s annual Capital Budget puts the CIP into action. The 
first year of the Capital Improvement Program becomes the basis 
for the Capital Budget for that fiscal year, and the remaining four 
years are the long-term capital programming document. The CIP is 
updated annually. The current year is eliminated and another year is 
added at the end so that it will always be a five-year program. 

The CIP process is a mechanism for analyzing the City’s financial 
condition and projecting what it is likely to be in the near future. By 
undertaking a financial analysis as part of the CIP, the City is able to 
predict, with reasonable accuracy, its capacity to finance capital 
improvements after it has paid its basic operating expenses. Once 
this capacity has been identified, a fiscal program is developed. The 
financial analysis also estimates the impact that capital 
expenditures will have on the operating budget. 

The Plan is concerned with physical facilities and services as well as 
land use and population growth. The Plan provides guidance for 
capital project selection and assignment of priorities. The Capital 
Improvement Program, along with the Unified Development Code 
and official zoning map, is a device for implementing the Plan. 

Capital improvements include facilities such as utility systems, 
public buildings, land acquisition, parks, streets, sidewalks, 
drainage, libraries and major equipment. These are items that may 
have a significant impact on the community and are often too 
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expensive to be financed in the annual operating budget. The 
distinction between a capital expenditure and an operating 
expenditure is not always precise. Capital projects tend to be 
relatively expensive and are often financed by borrowing. They are 
non-recurring, meaning they do not occur every year, and they 
usually have a life expectancy of several years. 

The Role of a CIP in Planning and Management 
Preparation of a Capital Improvement Program involves difficult 
decisions. There are nearly always more worthwhile projects to 
consider than there are dollars to fund them. The CIP process must 
be well conceived and administered. 

The City Council acts as the lead agency for drafting the Capital 
Improvement Program under the direction of the City Manager. The 
City Manager, or an appointee, should serve as the program 
coordinator and set general guidelines for program preparation. It is 
up to the program coordinator to keep the process moving. The 
program coordinator does not have to prepare the CIP but must be 
involved enough to see that the program guidelines are followed; 
that information and forms are disseminated and collected; that 
meetings are held as needed; that deadlines are met; and that the 
City Council gets periodic progress reports. Coordination and 
cooperation are critical to the success of the CIP. 

The CIP should be prepared within guidelines approved by City 
Council. These guidelines may address such concerns as setting 
schedules; defining a capital project (setting dollar limits); setting a 
budget for program preparation; appointing a citizen advisory 
committee; determining the extent of public participation; and 
establishing any other desired parameters. The guidelines should be 
clear enough to prevent confusion and delay, yet not so structured 
that they inhibit flexibility and innovation. 

The recommended steps for establishing a CIP include: 

Initiate program; � 

� 

� 

� 

Establish procedures; 

Inventory existing capital facilities; 

Establish criteria for capital expenditures versus operating 
expenditures; 
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Determine status of previously approved capital projects; � 

� 

� 

� 

� 

� 

� 

� 

Prepare project requests; 

Perform financial analysis and prepare financial program; 

Review project requests; 

Prepare and review CIP proposal; 

Adopt CIP; 

Adopt and monitor capital budget; and, 

Review and revise CIP and capital budget. 

 Page 10 - 65  




