July 8, 2014 – Regular City Council Meeting

F.M. 1103
Preliminary Study - Overview

“City of Choice”

The report identifies:
1. Short term improvements - Those improvements which can occur over a
three to five year period, depending on funding and receiving approval
from the Texas Department of Transportation to make certain
improvements.
2. Mid-term improvements - Those improvements which can occur over a five
to ten year period,
depending on funding and receiving approval from
the Texas Department of Transportation to make certain improvements.

3. Long term improvements – Those improvements which can occur over a
ten to fifteen year period, depending on funding and receiving approval
from the Texas Department of Transportation to make certain
improvements.
The preliminary report should be discussed with the Planning and Zoning
Commission, Streets and Drainage Commission, and the Economic
Development Commission.
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Preliminary Study - Overview

I.

Suggest mobility and transportation improvements to F.M. 1103 :

a.
b.
c.
d.
II.

roadway improvements
the installation of traffic signals at strategic locations
pedestrian /bicycle safety improvements
the re-routing of F.M. 1103 to S.H. 78; ultimately extending this road to I-10

Offer suggestions on how to address and finance F.M. 1103 road enhancements.

III. Projected residential growth anticipated along F.M. 1103 over the next five to
seven years.
IV. Potential options to slow down pace of residential growth.
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The City of Cibolo, Texas is a rapidly growing community. In 2014, the
city’s physical boundaries consists of approximately 33 square miles of
city limits which includes Cibolo’s ETJ and non-annexation agreement
areas. The city’s population is approximately 25,000. The community
is a zoned city with the following zoning acreage being assigned to
properties:

1. Commercial zoned properties (C-1, C-2, C-3, and C4)
2. Single family residential zoned properties (SF-1, SF-2, and SF-3)
3. Planned Unit Developments zoned properties (PUD)
Total Acres
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2,206.95 acres
4,835.92 acres
469.06 acres
7,511.93 acres

Preliminary

The City’s Planning and Zoning Commission along with the City’s Planning & Engineering
Department is doing a fantastic job in carrying out their respective duties. There are
several residential developments under way and the city has approximately 4,457
approved residential platted lots. Staff anticipates an additional 1500 homes could occur
in this region within the next three to five years. Please see Exhibit “A”.
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Zoning Classifications
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Exhibit “A”

Preliminary

Residential Lots
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Exhibit “A”
Cont.

Preliminary
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Example
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Mid Term Improvements
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Potential Funding Options:

• Partnerships with other municipalities and counties.
• Public Private Partnerships.
• Roadway Impact Fees.
• Tax Increment Reinvestment Zone (TIRZ).
• TXDOT Pass-Through Financing Program.
• Advanced Transportation District Program.
• Federal and State Loans and Grants such as Transportation Investment
Generating Economic Recovery Grants (TIGER).
• State Infrastructure bank loan.
• General obligation bonds, revenue bonds, and certificates of obligation.
• Special Legislation that enhances the ability of Cibolo to fund the project.
• Other
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Tax Rate Example:
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$ 20M

.1162 cents on tax roll

$ 17M

.0988 cents on tax roll

$ 12M

.0697 cents on tax roll

$ 10M

.0581 cents on tax roll

$

.0290 cents on tax roll

5M

Preliminary

Potential Options to Slow Down Pace of Residential Growth:
These options should be carefully vetted and discussed with all interested parties, including a legal
review, prior to any policy adoption.
1.

The City Council could adopt a policy directing the Planning and Zoning Commission and City Staff to not
process zoning applications which would request a zoning change from a commercial or industrial
designation to a residential zoning designation adjoining F.M. 1103.
a.

All rezoning amendments along FM 1103 must be in accordance with the Future Land Use Plan.


b.
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Permanent zoning request of Single-Family Residential or a Zoning change from Commercial
to Residential must first obtain a Council approved amendment to the Future Land Use Plan
reflecting the proposed use.

In the event the City desires to allow down-zoning of a commercial piece of property, to include a
combination of commercial and residential development or a PUD, then in this circumstance the
City will require that the commercially zoned property be developed first, prior to any residential
development occurring.

2.

Amend the City’s building and development rules and regulations to not allow the zoning designation of
SF-3 along or within 1000 linear feet of F.M. 1103 in Cibolo, Texas.

3.

Implement an F.M. 1103 public safety improvement fee of $500 per home, effective
September 1, 2014, to help pay for infrastructure associated with mobility and safety improvements
along F.M. 1103 within the Cibolo city limits. This recommendation should be reviewed by the City
Attorney.

4.

Consider increasing residential lot sizes from 60 to 65 feet in subdivisions which will require access to or
from F.M. 1103 or are within 1,000 linear feet of F.M. 1103.

5.

Update City’s Comprehensive Plan (Master Plan).
Preliminary

FM 1103 Short Term Recommendations – Proposed Action Plan
The following list of recommendations is being offered for consideration as a means to address the proposed mobility and
transportation issues along the existing roadway over a three to five year time frame:
1.

The City of Cibolo should assume the leadership role of promoting and actively seeking partnerships with other parties
(private/public) to finance road improvements to FM 1103.

2.

The placement of additional traffic signals and acceleration and deceleration lanes at strategic locations along FM 1103
may improve safety and mobility at key intersections.

3.

The City Council should instruct its Planning and Zoning Commission and City staff to ensure developments requiring
access or use of FM 1103 include sidewalks, acceleration and deceleration lanes, and traffic signals.

4.

The City Council should consider directing the Planning and Zoning Commission, as well as City staff, to not consider
allowing down-zoning of commercial properties along FM 1103 to residential zoning.
a) All rezoning amendments along FM 1103 must be in accordance with the Future Land Use Plan.
 Permanent zoning request of Single-Family Residential or a Zoning change from Commercial to Residential
must first obtain a Council approved amendment to the Future Land Use Plan reflecting the proposed use.
b) In the event the City desires to allow down-zoning of a commercial piece of property, to include a combination of
commercial and residential development or a PUD, then in this circumstance the City will require that the
commercially zoned property be developed first, prior to any residential development occurring.

5.

City should initiate a traffic study on FM 1103 after the start of the new school year (Oct/Nov 2014). The purpose of
the traffic study is for the City to be in a better position to show more realistic traffic counts along this corridor.

6.

Consider authorizing the Mayor and City Manager to negotiate with TXDOT, AAMPO, Guadalupe County and the City of
Schertz for the proposed short term improvements and/or to seek funding commitments from these public agencies.

7.

Consider asking the Cibolo taxpayers to authorize the sale of $ 3M - $ 4M in general obligation bonds in November
2014 to fund short term road improvements, traffic signals and sidewalks as outlined in the FM 1103 preliminary
report.
• If approved, the impact to the City’s tax roll would be an increase of 2.5 cents assuming the first payment for these
bonds would occur in 2016.
• The tax impact to Cibolo could be lowered if funding from TXDOT, Guadalupe County, and the AAMPO is received.
Preliminary

17

FM 1103 Mid Term Recommendations – Proposed Action Plan
The following list of recommendations is being offered as a guide for the City to pursue when addressing the proposed
realignment of FM 1103 to SH 78. This portion of the preliminary study assumes the City will begin to implement the
recommendations over a five to seven year time frame.

The estimated cost to build the realignment of FM 1103 from Brite Road to SH 78 is approximately $ 42M. Due to the cost
associated with this improvement, staff recommends the realignment be done in phases. The first phase would construct a
three-lane road, not a five-lane road. The estimated cost to build a three-lane road with a bridge over Union Pacific rail is
approximately $ 17M.
The ability to implement the mid term mobility improvements will require funding commitments from others and approval
from TXDOT to implement the proposed road enhancements.
1.

2.

3.
4.
5.
6.

7.
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The City should negotiate with TXDOT to apply the $ 5M it agreed to fund when they partnered with the City in a joint
application which was forwarded to the MPO in mid December 2013 for the re-routing of FM 1103 to SH 78.
Additionally, the City should negotiate with TXDOT for them to assume the expense to perform the required
engineering to realign FM 1103 to SH 78.
The City should negotiate with Guadalupe County to receive from the County some level of funding to offset the
expense associated with the construction and realignment of FM 1103 since the improvements will be of benefit to
Guadalupe County travelers.
The City should finalize the preferred new route for FM 1103 so that when development occurs, the new road right-ofway can be acquired by donation or dedication.
The City will need to sponsor or solicit funding to perform a National Environmental Policy Act (NEPA) study. This study
is estimated to cost between $ 350K to $ 450K.
The City should continue to seek and lobby AAMPO for funding to extend the new route south to SH 78.
The City should allow its Mayor, City Council and City Manager to formally lobby congressional funding to build out the
remaining lanes along the newly routed FM 1103 as identified in the long term recommendations for FM 1103. The
estimated cost for this build out will be between $ 23M to $ 25M.
The City should consider establishing a Tax Increment Reinvestment Zone along the old and new FM 1103 existing and
proposed routing and seek other funding avenues.
Preliminary

