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Project Information 

State: Texas    Lot Area: 5087 sqf 

City: San Antonio    

District: 1 

Property ID: 111428 

 

 

VIVIAN WONG

VIVIAN WONG

VIVIAN WONG

VIVIAN WONG

VIVIAN WONG
For Reference Only. Buyers must perform own due diligence.
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GIS DATA 
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Existing Conditions 

 

Satellite View of 1501 S Flores St. 
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Views at S Flores St. 
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View from Cevallos St. 

 

View from Nogalitos St. 
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Zoning 

Base Zoning: I-1 - General Industrial District (not L-1) 

The general industrial district accommodates areas of heavy and concentrated fabrication and 

manufacturing and industrial uses which are suitable based on the character of adjacent 

development. Examples of permitted uses: auto & light truck auction, truck stop, abrasives 

manufacturing, food & drug manufacturing, sand & gravel storage & sales, outdoor flea 

market, manufactured homes/oversized vehicles sales, service and storage.  

 

Overlay Zoning 

Overlay Zone Description 

RIO 7-E River Improvement Overlay Districts 7-E 
*See Detailed Information on special section of 
RIO Zoning Regulation 
 
 

IDZ-3 Qualified for Overlay  Infill Development Special District 

AHOD Airport Hazard Overlay District 

Artesian Zone Aquifer Protection Plan 

Lone Star Community Plan High Density Mixed Use Zone 

Historic Designation HS - Historically Significant Landmark 
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Summary of Design Considerations 

Subject IDZ-3 overlay 
on I-3 (only 
IDZ-3 allows I-
1 as base 
district for it to 
overlay) 

IDZ-1 (City) 
overlay on C-
1, O-1, R 
(Additional 
request to 
change the 
zone from I-1 
to C-1 (mixed 
used, then 
apply for IDZ 
overlay) 

IDZ-2 (City) 
Up to C-2, O-
1.5,R 

IDZ-3 (City) 
Up to C-3, 
O-2, I-1 

Community Plan 
(Lone Star) 

Airport 
Hazard 
Overlay 
District 

RIO Aquifer Zone 
is basically an 
environmental 
protection 
plan. No 
building 
requirements 

Building 
Height 

60 ft for I-3 
(IDZ Overlay: 
unlimited) 

2.5 Story or 35 
ft 
As IDZ Base 
Zone 
 
special 
provision for 
property with 
abutment, but 
since we are in 
a corner lot, 
we are 
exempted. 
 
As Overlay to 
C-1: 25ft 

4 Stories 
As IDZ Base 
Zone 
 
 
 
 
 
 
 
As Overlay to 
C-2: 25ft 

Not Limited 
As IDZ Base 
Zone 
 
 
 
 
 
 
 
As Overlay 
to C-3: 35ft 

1-4 Stories 
The vertical dimension 
of a building measured 
in stories.  1-2  
additional stories of 
building height may 
be appropriate at 
corners and where the  
upper stories are 
stepped back a 
minimum of 10 feet 
from the building 
facade. 

Max 200 ft to 
not violate 
AHOD 

4 Story or 48 FT 
 
additional feet 
stated for focal 
point 
 
WE ARE A FOCAL 
POINT LOT 

 

Min Lot 
area for 
Rezoning to 
IDZ Overlay 

1,250 sf 1,250 sf 1,250 sf 1,250 sf - - - - 

Build-to 
Zone 

- 0-20’ (as C-1) 
overlay 

0-35’  (as C-
2) 
overlay 

No 
requiremen
t (as C-3) 
overlay 

0-20’  -  

Percent of 
Facade in 
Build-To 
Zone 

- - - - 75% primary streets 
(primary only as per 
corner lot provision) 

 -  

Retail-
Ready 
Ground  
Floor 
Required 
 
 
 
 
 
 
 

- - - - Not Required 
(This is a storefront 
provision - it is not 
discouraged either) 

 -  
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Building 
and Tenant  
Entrances 
 

For IDZ 
Overlay: 
see pdf: City 
Ordinance 
Amendment 
for IDZ, page 
23-24 
 
 

1 Main Entry 
in Front 
Street. Special 
Calculation, 
see pdf: City 
Ordinance 
Amendment 
for IDZ, page 
23-24 
 
(one 5 criteria 
for 
Compatible 
design) 

1 Main Entry 
in Front 
Street. 
Special 
Calculation, 
see pdf: City 
Ordinance 
Amendment 
for IDZ, page 
23-24 
 
(one 5 
criteria for 
Compatible 
design) 

1 Main 
Entry in 
Front 
Street. 
Special 
Calculation, 
see pdf: 
City 
Ordinance 
Amendmen
t for IDZ, 
page 23-24 
 
(one 5 
criteria for 
Compatible 
design) 

Facing primary streets 
or  
secondary streets. 
Provide  
pedestrian access from 
San  
Pedro Creek 

 -  

Curb Cuts 
Along  
Primary 
Streets 
 

- - - - Yes, but shared 
driveways  
encouraged 

- - - 

Location of  
Parking, 
Service  
Areas, 
Mechanical  
Equipment 

 up to two (2) 
rows of 
parking may 
be  
located to the 
front of the 
principal use 
or principal 
building.  
 
But suggested 
is: Parking 
shall be 
behind the 
front facade 
or behind 
principal 
building 
 

Parking shall 
be behind 
the front 
facade or 
behind 
principal 
building 

Parking 
shall be 
behind the 
front 
facade or 
behind 
principal 
building 

Behind the building or 
in  
a side-yard.  Should be  
screened from 
adjoining  
thoroughfares and San  
Pedro Creek. 

   

Transition 
to Single 
Family 
Residences 
 

No Complicated, 
I’m not sure if 
you can 
overlay IDZ 
with MXD 
Zone 
 
 

no C-2   Yes. (see requirement 
at Lone Star Comm 
plan) 

   

Balcony - - 
 
 
 
 

- - -    
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Setbacks As Overlay to 
I-1: 
Front: 30ft 
Side: None* 
Rear: None* 
 
As Base Zone 
IDZ-3: 
Front: None 
Side: 5ft 
Rear: 5ft 
 
*set back 
applies only to 
lots abutting 
residential lot 
or zone 
 
 
 
 

As Overlay to 
C-1 
Front: None 
Side: 10 
Rear: 30 
 
As Base Zone 
IDZ-1: 
Front: None 
Side: 5ft 
Rear: 5ft 
 
 

As Overlay to 
C-2: 
Front: None 
Side: None* 
Rear: None* 
 
As Base Zone 
IDZ-2: 
Front: None 
Side: 5ft 
Rear: 5ft 
 
*set back 
applies only 
to lots 
abutting 
residential 
lot or zone 

As Overlay 
to C-3: 
Front: None 
Side: None* 
Rear: 
None* 
 
As Base 
Zone IDZ-3: 
Front: None 
Side: 5ft 
Rear: 5ft 
 
*set back 
applies only 
to lots 
abutting 
residential 
lot or zone 

Front: 
Side: 
Rear: 

Front: 
Side: 
Rear: 

Front: 
Side: 
Rear: 

Front: 
Side: 
Rear: 

Parking As an IDZ 
overlay or 
base parking 
requirement is 
eliminated. 
More 
stringent 
zoning code 
shall not be 
considered. 

As an IDZ 
overlay 
parking 
requirement is 
eliminated. 
More 
stringent 
zoning code 
shall not be 
considered. 

As IDZ 
overlay 
parking 
requirement 
is eliminated. 
More 
stringent 
zone shall 
not be 
considered. 

As IDZ 
overlay 
parking 
requiremen
t is 
eliminated. 
More 
stringent 
zone shall 
not be 
considered. 

  Street parking at 
Main Street can 
only utilize 40% 
of Lot Line along 
South Flores St. 

 

Accessory 
Building 
(ADU) 

No Mention No mention No mention No mention No mention No mention No mention No mention 

Pools & Spa No mention No mention No mention No mention No Mention    

Total Floor 
Area 

none none none none none    

Building 
Footprint 

none Single Building 
Pad: 5,000 SF 
(Base C-1, 
overlay IDF) 
 
 
15,000 (Base 
C-1, overlay 
IDF) 
 
 

none none none    

Garage no provision 
 
 

no provision no provision no 
provision 
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Architectur
al Style 

See pdf of City 
Ordinance 
Amendment 
for IDZ, page 
22 
 
Design Criteria 
must meet 2 
of 5 

See pdf of City 
Ordinance 
Amendment 
for IDZ, page 
22 
 
Design Criteria 
must meet 2 
of 5 

See pdf of 
City 
Ordinance 
Amendment 
for IDZ, page 
22 
 
Design 
Criteria must 
meet 2 of 5 

See pdf of 
City 
Ordinance 
Amendmen
t for IDZ, 
page 22 
 
Design 
Criteria 
must meet 
2 of 5 

Traditional Building 
Materials 
Traditional includes 
masonry such as 
stone, brick, stucco, 
wood and cement  
fiberboard siding, 
glass, and architectural 
grade metal panels.   

 Property is 
considered a 
Focal Point. 
Special Design 
Provision at 
place. See 
Detailed PDF 

 

Note: Sec.35-704. Change of Use Regulations : “I-1” use may be changed to any “C-3,” “C-2,” “C-1,” Office, or “NC” 

 

 

Applicable City Incentives: 

1) ICRIP (Inner City Reinvestment Policy) or City of San Antonio Fee Waiver Program 

2) CCHIP (Center City Housing Incentive Program) 

3) Business DevelopmentFee Waiver Program  

4) Westside Tax Increment Reinvestment Zones (TIRZ). 

 

River Improvement Overlay Zone: 7E 

 
"RIO-7e" River Improvement Overlay District 7e Design Objectives:  

a. Develop a Mixed Use Transition area as described in the Lone Star Community 
Plan.  

b. Provide high quality pedestrian connections between the creek and surrounding 
neighborhoods.  

c. Provide pedestrian links between the creek and the San Antonio River.  
d. Create a positive pedestrian experience along S. Flores Street.  

 
 
Parking 
Where parking is located on corner sites only the one (1) lot line along the primary street has  
to meet the requirements of the table. 40 Percent Maximum 
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Special Design for RIO 7-E 
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Lone Star Community Plan 

 

High Density Mixed Use includes a concentrated blend of 

residential, retail, professional service, office, entertainment, 

leisure and other related uses at urban densities integrated 

into one structure or found on the same lot or block. High 

Density Mixed Use incorporates high quality architecture and 

urban design features such as a strong street edge, attractive 

streetscapes, parks/plazas, and active ground floors.  High 

Density Mixed Use is preferred in nodes along major arterials 

that are within 1/4 mile of a major transit stop. 

Physical Master Plan Categories: Neighborhood Core, Urban 

Core, Mixed Use Transition 

Corresponding Zoning Districts: MF-18, MF-25, MF-33, MF-40, MF-50, MF-65, O-1.5, C-2, C-2P, D, IDZ, TOD, MXD, 

FBZD, AE-1, AE-3 
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IDZ ZONE 

 

 

Parking 

 

source: City Ordinance 18-6116 - ORD 2018-11-15-0913 
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Historical Landmark 

Historic Designation: HS (Historic Significant Landmark as per City Ordinance - 68210) 

 


