
Pg. 1



Pg. 2



a comprehensive plan for city of fair oaks ranch

Chapter 1 
Plan IntrOduction

about the city

A Mission to Strengthen and  
Preserve the City’s Character

Fair Oaks Ranch was incorporated on Janu-
ary 21, 1988 but its roots extend back to the 
1930s. This is the future of Fair Oaks Ranch.

Comprehensive Plan: A process that determines com-
munity vision, goals, and aspiration in regard to community 
development. Comprehensive plans typically  focus on 
transportation, utilities, land use, recreation, and housing 
and cover a long-term time horizon.

It took care and planning to design Fair Oaks Ranch as a 
community that would attract residents and become an 
enviable place to live. It will take the same level of care 
and effort to maintain the community’s character and 
exceptionalism over the next decade as new neighbor-
hoods are built and the surrounding region experiences 
profound population growth. 

That’s why Fair Oaks Ranch citizens created this plan – 
The Future of Fair Oaks Ranch. Commissioned by the 
City Council in late 2016 and crafted by a team that in-
cluded the City Council, appointed stakeholders, outside 
planning and technical consultants, City staff, and hun-
dreds of Fair Oaks Ranch families – who engaged over 
the course of the past year in community surveys, town 
halls, public visioning sessions, and online forums – this 
document is intended to guide City land use, policies, 
and spending priorities for years to come. 
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Who should 
use this plan 
and why?

This plan addresses both the 
big picture and the specific, the 
symbolic and the pragmatic. It 
represents a community vision 
– goals and ideals for which to 
strive. It establishes priorities. 
It also lays the foundation for 
highly specific standards upon 
which to build that future – 
street hierarchies, drainage 
specifications, subdivision rules, 
zoning. 

This is a living document. It is intended 
to change and adapt with time and 
circumstances. But it is also a robust guide 
– a snapshot of today, and a path into 
tomorrow. It focuses primarily on the physical 
aspects of the City: land, water, roads, and 
buildings. It addresses how thoughtful design 
can maintain and improve quality of life 
for the people who live in Fair Oaks Ranch, 
and how to balance personal freedom with 
rules for common protection of property 
values, safety, and the preservation (and 
enhancement) of that community character 
which continues to attract residents. 

Over the years, the City may wish to 
supplement this document with chapters 
on other aspects of community life, such as 
emergency services and other City policies. 
For now, it serves as a comprehensive plan 
for the look, feel, and physical substance of 
Fair Oaks Ranch, beginning from an historic 
moment when the City has just adopted its 
first Home Rule Charter, through the time 
when the last remaining undeveloped land 
in the City is likely to be built out, probably 
sometime in the early 2030s.

Local Citizens and City Leaders 
 
The Future of Fair Oaks Ranch is intended as a unify-
ing declaration of common purpose and intent for 
citizens — and the boards, commissions, staff, and 
councils who represent them, now and in the future. 
If it is aspirational, it is also informational, complete 
with data about current City demographics and rules 
as well as projections for present trends most likely 
to influence the City’s future. This plan is intended as 
a tool, an organizing focus and a useful reference – 
for average residents, for City leaders, and for those 
who wish to build and develop in the City 

Land Developers 

The City is growing and changing rapidly. That it is 
likely to continue to do so as long as there is build-
able space available, is a conviction held by the City 
Council, its staff, and the citizen Stakeholder Com-
mittee appointed to assist with the Comprehensive 
Plan. This belief is reinforced by current trends, the 
opinion of regional demographers, the results of 
community surveys, and the findings of the profes-
sional planning team brought in to help the City 
develop the plan. Regional population pressures, and 
the limitations of state law, mean there is no effec-
tive way for the community to “close the doors” and 
remain as it is; in turn, Fair Oaks Ranch is likely to 
experience more subdivisions and development in 
the coming decade. 

One of the primary purposes of this Comprehensive 
Plan is to help channel where and how that develop-
ment happens, and to shape this future growth in 
ways that will complement and protect the values of 
the existing community. As a result, this Comprehen-
sive Plan is constructed in part to serve as a foun-
dational rulebook for the landowners, developers, 
surveyors, engineers, and architects who will develop 
in Fairs Oaks Ranch – and for the City employees who 
will shepherd them. 

Regional Planners
 
Though the primary purpose for a comprehensive 
plan is to give focus to local efforts and priorities, 
another important intent of this plan is providing 
guidance for regional decision makers. As the region 
debates issues such as transportation planning 
or water availability, having a comprehensive plan 
that has been thoroughly vetted by the public, and 
formally adopted by the City Council, gives the City 
added leverage. In the future, the City will have a 
thorough comprehensive plan, including a transpor-
tation element, to influence such decisions, including 
decisions on expansions, road placements, funding, 
and standards for aesthetics and functionality. 
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State Authorization 
and Plan Background

Texas state law [Chapter 213, 
Texas Local Government 
Code], authorizes cities to 
develop and implement a 
comprehensive plan “for the 
purpose of promoting sound 
development of municipalities 
and promoting public health, 
safety and welfare.” The Local 
Government Code further 
states that a Comprehensive 
Plan may address “but is not 
limited to, provisions on land 
use, transportation, and public 
facilities,” operating as a single 
plan or a series of plans. A 
Comprehensive Plan, and the 
land use maps that emerge 
from the process, are also 
critical for the implementation 
of zoning and other 
development regulations. 

Back in 2007, Fair Oaks 
Ranch adopted a previous 
Comprehensive Plan but the 
plan was limited in its breadth 
and depth, and the City has 
grown dramatically since 
then. By 2016, it was clear the 
plan was outdated, as were 
the City’s land development 
codes. The City Council began 
discussing strategic planning, 
and appointed a citizen 
committee to investigate 
adoption of a Home Rule 
Charter for Fair Oaks Ranch. 
(Cities with more than 5,000 
residents in Texas are allowed 
to develop governing charters 
that give them additional local 
control and more governing 
options, provided the charter 
is approved by vote of the 
general citizenry.)

This new Comprehensive 
Plan was created as the 
City transformed from a 
General Law to a Home Rule 
city. In May, 2017, after the 
Comprehensive Plan was 
underway, 92 percent of City 
voters endorsed a proposed 
Home Rule charter. On May 

18, the City Council voted 
unanimously to certify the 
election and officially adopt 
the charter, becoming a Home 
Rule City under Texas law.

By that time, the 
comprehensive planning was 
well underway. The public 
phase of the Comprehensive 
Plan had begun in early 
2017 when the City Council 
appointed a 14-member 
citizen Stakeholder Committee 
to work with the staff and the 
professional planning team to 
oversee planning efforts, and 
to guide related engineering 
studies on drainage, water, 
and wastewater. The 
Stakeholder Committee 
included all members of the 
City Council, among others.  

Stakeholder Committee 
members met with the 
planning team through 2017 
and the spring of 2018. In 
addition, the planning team 
conducted a two-day planning 
“charrette” – or workshop – 
and four City-wide “Town Hall” 
meetings, as well as numerous 
smaller meetings, planning 
exercises, and community 
surveys. All meetings of the 
Stakeholder Committee 
were open to the public and 
progress on the plan was 
chronicled through a public 
website and Facebook page, 
where additional input was 
received from Fair Oaks Ranch 
citizens and landowners. 

The Stakeholder Committee 
met for the final time in 
January of 2017, and the 
planning team presented 
the final version of the 
Future of Fairs Oaks Ranch: 
Comprehensive Plan 2018 to 
City Council in a formal public 
hearing in June of 2018. It was 
adopted by vote of the City 
Council on June 14, 2018.
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Early in the process, 
the citizen Stakeholders 
adopted a set of 
principles as the 
foundation upon which 
to build the City’s 
planning work. After 
initial research and 
surveying community 
members on planning 
priorities, the Stakeholder 
Committee adopted 
these overarching goals 
to guide the work of the 
planning team.

1.	 Preserve the sub-urban, rustic 
character and quality of life that 
attracted residents to Fair Oaks 
Ranch as a defining trait of the 
community. 

2.	 As the City builds out, incorporate 
greenery, trees, trails, open 
spaces and opportunities to 
see and enjoy the natural 
splendor of the Hill Country into 
new neighborhoods and the 
community at large. 

3.	 Offer alternatives to typical, 
congested driving on standard 
roads: 

a)	 Expand access to sidewalks 
and pedestrian paths

b)	 Consider even more 
opportunities for other ways to 
move around the community, 
such as bicycle paths, golf cart 
lanes, horse paths, and shared 
paths. 

c)	 Search for and seize 
opportunities to create streets 
and regional arteries that 
complement the Fair Oaks 
Ranch vision – incorporating 
trees, landscaping, pedestrian 
(and alternative vehicle) 
needs, speed control, and 
environmental sensitivity 
into local road planning and 
regional negotiations; strive to 
protect neighborhoods from 
unnecessary noise.

d)	 Actively work with TXDOT 
and others to ensure a 
transportation network that 
serves Fair Oaks Ranch citizens 
and their particular needs and 
wants. 

4.	 Protect existing neighborhoods, 
property values, tax base, natural 
resources, and the City’s unique 
Hill Country character by bringing 
adjoining land areas within the 
extra-territorial jurisdiction into 
the City proper – and under the 
City’s development guidelines.  

5.	 Recognize the changing 
demographics and diverse 
needs of residents by reserving 
land – especially land in new, 
undeveloped areas of the City and 
along major road intersections – 
for a variety of future uses: 

a)	 More parks and playgrounds

b)	 Well-designed commercial 
space that could meet 
demands for local services and 
neighborhood retail (and boost 
the City’s tax base)

c)	 Places for civic gatherings and 
community assembly 

d)	 Conservation subdivisions

e)	 Discreet, targeted areas 
where more density may be 
appropriate for residents who 
can’t or don’t want to keep up 
a yard or need living assistance 
as they age, or who simply 
want more diverse housing 
options within Fair Oaks Ranch 

6.	 Plan now to coordinate utility 
and infrastructure needs and 
expansions – drainage, water, 
wastewater, transportation.

7.	 Protect water resources, natural 
resources, and wildlife.

8.	 Demand high-quality construction 
and infrastructure from new 
developers, based on the Fair 
Oaks Ranch vision. Build vision 
and plans based on broad and 
genuine community participation. 

9.	 Be proactive so that Fair Oaks 
Ranch exerts as much control as 
possible over its own destiny as 
the region grows. 

10.	 Work to ensure compatibility with 
adjacent military installations.

Guiding vision and principles for the 2017-18  
Fair Oaks Ranch Comprehensive Plan Update

The draft Guiding Vision 
and Principles were 
reviewed at the Second 
Town Hall meeting on 
June 13, 2017. Citizens 
were invited, at that 
meeting and online, to 
suggest amendments. 
Subsequently, these 
guiding principles were 
adopted unanimously 
by the Stakeholder 
Committee and the City 
Council, and served as 
the basis for the final 
plan recommendations. 
The plan is organized 
into chapters around a 
number of plan elements. 
These are presented in 
the following chapters. 
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As its name implies, the 
City started as a ranch. The 
ranch – stretching across the 
frontiers of Bexar, Kendall, 
and Comal counties – was 
acquired in the 1930s by 
Ralph Fair Sr. After a fire in the 
1950s, the family remodeled 
the house into the 13,000 
square-foot home that is 
known today as the Fair Oaks 
Ranch Golf and Country Club 
and remains a focal point of 
activity in the community.

Fair was a successful 
oilman and rancher from 
California. He moved to Dal-
las, married Dorothy Dunlap 
Exline, and they began putting 
together tracts of land into 
the ranch that became their 
home and where they raised 
their family. Fair’s passions 
were raising horses, and cattle 
ranching and breeding, ac-
cording to the Texas State His-
torical Society. In the 1940s, 
Fair is known for developing 
his own Hereford strain (red 
and white cows without horns) 
and for his pioneering work 
in a bovine artificial insemi-
nation program. In fact, the 
Ranch still pays tribute to one 
of Fair’s favorite Hereford’s 
named Battle Intense. The 
bull’s namesake is the Men’s 
Golf Association’s largest 
invitational of the year – and is 

the name of a City street.

After Fair Sr. and his wife 
died, the family decided to 
take the 5,000-acres that 
made up Fair Oaks Ranch 
and make it into a residen-
tial community. They started 
selling off small acres of land 
and started a homeowner’s 
association in 1975 with Boots 
Gaubatz as the president. 
In 1977, the tennis club was 
constructed and a year later 
Fair’s son, Ralph Fair Jr., built 
his own house, moved out of 
the family ranch house and 
opened up the club. In 1987, 
Fair Jr. sold the club to Robert 
Dedman, then the owner of 
ClubCorp of America.

Expansion continued and 
by the 1980s residents of “The 
Ranch” explored their options 
to form a city. Two cities, Fair 
Oaks North and Fair Oaks 
South, were formed due to 
state restrictions on popula-
tion density. Don King became 
the mayor of Fair Oaks North 
while HOA president Gaubatz 
became the mayor of Fair 
Oaks South. Eventually, King, 
Gaubatz, and an HOA board 
member, Bob Herring, helped 
combine the two communities 
into one, and the City of Fair 
Oaks Ranch was incorporated 
on January 21, 1988. King, 

Gaubatz, and Herring are con-
sidered the City’s founders.

In 1990 Fair Oaks Ranch 
had a population of 1,860. By 
the end of 2017, estimates 
prepared for the Future of Fair 
Oaks Ranch: 2018 Compre-
hensive Plan indicated a popu-
lation of 8,326 – not including 
new annexations in November 
of 2017.  July 2016, U.S. Cen-
sus estimates put the num-
ber that high or higher. (The 
census update estimates are 
not based on actual counts 
but on trends and estimated 
growth rates.) See more about 
population and demographics 
in the next chapter. 

The City is approximately 
22 miles northwest of San 
Antonio and 7 miles southeast 
of Boerne. It is considered 
part of the San Antonio Metro-
politan Statistical Area (MSA). 
The original 5,000-acre city 
grew to include an additional 
3,200 acres of extra-territorial 
jurisdiction (ETJ), ceded from 
San Antonio, as well as land 
absorbed from Boerne (see 
Annexation section in Chapter 
5. Most of the City’s ETJ was 
annexed by Fair Oaks Ranch in 
late 2017, in the middle of the 
planning process. 

The City has its own police 
force. EMS and fire protection 
are provided by the nearby 
Leon Springs Volunteer Fire 
Department/Bexar County 
ESD #4. Much of Fair Oaks 
Ranch is part of the Boerne 
Independent School District, 
which built Fair Oaks Ranch 
Elementary school in 1995. 
A smaller part of the City is 
in the Comal Independent 
School District.  

The City today is primarily 
single-family residential, with a 
few commercial uses scat-
tered through the City, mostly 
near I-10 or at intersections 
for a few major streets, such 
as Dietz Elkhorn at Fair Oaks 
Parkway and Dietz Elkhorn at 
Ralph Fair Road. 

chapter 2: context
Fair Oaks Ranch Yesterday and Today
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Fair Oaks Ranch became eligible to be-
come a home rule city roughly a decade 
ago when its population reached 5,000 
citizens, but the May 2017 election was 
the first time a draft home rule charter 
was brought before voters. The inaugu-
ral home rule charter was drafted by an 
11-person committee of residents in June 
2016.

An adoption of a home rule charter 
empowers residents to file petitions to 
initiate and repeal local ordinances and 
to recall elected officials. Passage of the 
ballot measure reshaped the City Council 
by expanding it from five to six members 
and lengthening their terms from two 
to three years. Passage also established 
term limits for council members of not 
more than two consecutive terms in office 
or four terms in a lifetime.

The new charter reclassified the post of 
city administrator to that of city manager. 
It also requires the mayor, who had previ-
ously voted only to break tie votes by the 
council, to cast votes on all motions.

Home rule provides the City with ad-
ditional authority to annex property in 
extraterritorial jurisdictions and to control 
development there.

The home rule election was held on May 
6, 2017, and passed with 906 votes in 
favor and 81 votes against, or approxi-
mately 92 percent in favor of home rule.  

Home Rule 

Fair Oaks Ranch was originally conceived by a single-ownership fam-
ily working with a small group of builders and planners, ensuring a 
relatively common standard of development in the City’s early years. 
The City has never implemented a zoning ordinance, though one was 
drafted in the 2000s and never adopted.  Restrictions committees 
within homeowner associations are active throughout most of the 
existing City today and have been the main source of land use regula-
tion. However, as the City grows, expanding into ETJ lands that were 
not part of the original planned development – and which may or may 
not include homeowner associations of their own – preserving the 
development standards, and the sense of Hill Country character, that 
originally defined Fair Oaks Ranch will be problematic without City 
regulation. Without zoning, there is also no protection for residents in 
“old” neighborhoods should existing deed-restriction committees fail 
or become inactive. 
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Fair Oaks Ranch is in the path of a larger, long-term growth pat-
tern. Texas is a national leader for domestic migration, as well 
as new live births. According to the Texas State Data Center, the 
state grew by 21 percent between 2000 and 2010, and is pro-
jected to grow another 80 percent by 2050 (based on the Data 
Center’s mid-range, 0.5 migration rate scenario). That means 
another 21 million residents between 2010 and mid-century. 

Many of those people are projected to live in the greater San 
Antonio area, which has become one of the fastest growing 
Metropolitan Statistical Areas in the United States.  The Urban 
Institute’s mid-range projections indicate that the San Antonio 
MSA is likely to increase by roughly 19.7% from 2.429 million 
in 2016 to more than 2.907 million by 2030. Comal County 
has been among the fastest growing counties in the nation, in 
percentage terms, over the past several years, and all counties 
in the Alamo Metropolitan Planning Organization (MPO) are 
growing rapidly.  Several times in recent years Bexar County has 

been among the top 10 U.S. counties with the largest numerical 
population increase. 

Regional projections prepared by the Alamo MPO forecast con-
tinued rapid population growth through the end of its current 
25-year plan in 2040, by which time the greater San Antonio 
area is projected to add 1.5 million new residents, bringing the 
urban area population to 3.4 million people. The population 
planning scenario adopted by the MPO forecasts continued low-
density growth along the I-10 corridor in the Fair Oaks Ranch 
and Boerne areas, similar to the pattern over the past 15 years. 
(Although the regional plan includes some sub-regional popula-
tion distribution assumptions for traffic demand modelling, it 
does not include detailed forecasting for Fair Oaks Ranch.)

In addition, in November, 2017, a joint conference of the Alamo 
MPO and the Capital Area MPO, working with TXDOT, reinforced 
the forecast for continued population growth throughout the 

Chapter 3: Looking Forward
Population, Demographics, Market and Growth

The Regional Outlook

Overall, Texas had a net gain 
of out-of-state residents in 
2013, with 138,057 more 
people moving into Texas 
than Texas residents moving 
out of state in 2013.

Growing market demand for housing in the Fair Oaks Ranch area drives much of the comprehensive plan. An underlying assump-
tion is that land will continue to be consumed by development over the next decade, and that population will continue to grow in 
Fair Oaks Ranch. There are a number of reasons for this.
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greater region. Presentations from that 
November meeting note that the San 
Antonio and Austin urban areas are 
growing together and project a com-
bined urban mega-area of approxi-
mately 5.9 million people by 2040. 

In other words, the San Antonio area 
is among the fastest growing regions 
in the United States – and among the 
pressure points is the I-10 corridor 
and the gateway to the scenic Texas 
Hill Country –Fair Oaks Ranch and its 
surrounding area. From a macro level, 
regional growth is likely to continue. 

Bexar, Comal, and Kendall Counties – 
the three counties containing parts of 
Fair Oaks Ranch – are all expected to 
experience substantial growth through 
the next several decades, according to 
Texas State Data Center projections, 
and according to the Alamo MPO. By 
2040, the MPO projects these counties 
to grow by: 

	 • Bexar County – 60%

	 • Comal County – 140%

	 • Kendal County – 88%

Kendall County is forecast to add 
29,411 new residents by then; Comal 
County 151,661 new residents, and 
Bexar County more than a million new 
residents. 

Rapid growth is also forecasted by the 
Boerne Independent School District 
(ISD). The district has more than 9,800 
planned future lots and is on pace to 
add more than 600 annual new homes 
for the 4th straight year. For planning 
purposes, Boerne ISD is projecting an 
average growth rate of 5% per year 
over the next decade, reaching a total 
student enrollment of 14,193 for the 
2027-28 school year.

The Boerne ISD spring 2017 demo-
graphic study notes that Fair Oaks 
Ranch Elementary contained roughly 
one third of all new home closings in 
the school district in 2016. 

how local projections 
were developed
Regional growth helps drive demand for housing in Fair Oaks Ranch, and affects 
long-term population projections for the City. For this study, the planning team 
looked not only at regional population projections, but at current conditions 
in the real estate market in and around Fair Oaks Ranch, and, finally, at likely 
scenarios for building trends and land development over the next decade and 
beyond in Fair Oaks Ranch. 

Based on the projected regional demand for housing, and the availability of jobs 
within commuting distance of Fair Oaks Ranch, the City’s consulting team, which 
included professional land planners, mappers, engineers and economic market 
analysts, is projecting strong continued demand for housing in Fair Oaks Ranch 
and its immediate surrounding area over the next 10-15 years. That’s true even 
though the real estate market in Fair Oaks Ranch is considerably higher priced 
than the market for the San Antonio area as a whole. 

This demand, combined with limited land availability, indicates Fair Oaks Ranch is 
likely to “build out” within the next 15 years, meaning existing lots and develop-
able land will be fully utilized. In arriving at population projections for the City at 
build-out, the planning team analyzed a number of variables: 

• State and regional trends, and regional population projections, including the 
Alamo Area Metropolitan Planning Organization, the Alamo Council of Govern-
ments, and others, including population projections developed by the Boerne 
Independent School District

• State law that guarantees landowners the right to develop their property within 
certain limits

Did you know?
Alamo MPO forecasts high 
population growth for the region, 
including, Fair Oaks Ranch, well 
into 2040 -- the end of its current 
25-year plan.
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• U.S. Census and Texas State Data information

• Interviews with a number of local people with insight into devel-
opment trends in the area, including local land owners, develop-
ment engineers, City staff, county commissioners, TXDOT staff, 
school planning reports, neighborhood association leaders, City 
Council members, and military land managers 

• Existing available lots

• The remaining acreage in the City and its extra-territorial juris-
diction (ETJ), market trends and projected future demands for 
housing of all types

• Income levels and likely future purchasing power among future 
Fair Oaks Ranch residents

• Utility connection hook-ups and trends within the City

• Drainage areas, reserved natural areas, military lands, topogra-
phy and other natural and man-made constraints

• Existing water agreements for service to land within the City

• The City’s current future land use map and policies

• Transportation patterns 

• The proposed annexation policies in this Comprehensive Plan 
and the most recent annexations by the City in December of 
2017

• The new, proposed land use maps, policies, subdivision regula-
tions, and future land use map developed through public input 
and the oversight of the Citizen Stakeholder Committee during 
the year-long Comprehensive Plan process

Although localized events or temporary market downturns may 
affect growth rates in any given year, both regional planners and 
the City’s planning team believe the current long-term trend of 
rising population in the Fair Oaks Ranch area will continue on 
average in the rage presented here, barring a major, unforeseen 
and sustained disruption in the Texas economy or sudden, dra-
matic shifts in climate and/or natural resources such as water. (As 
part of the comprehensive plan, Fair Oaks Ranch is updating and 
refining its long-term water strategy, and water is expected to be 
available for the foreseeable future. More about the City’s natural 
resources and the water study can be found in Chapter 5). 

In projecting likely population growth for the future, the City 
started with a baseline of current population based on the 2010 
U.S. Census, then multiplied average persons per household by 
new housing permits within the City, combined with changes to 
City boundaries brought about by annexation. (Annexations from 
late 2017 are not included in the “current” population estimate.) 
Planners then used market demand projections and discreet sin-
gle-family and multifamily absorption rates on every undeveloped 
tract of land within the City and its ETJ, based on 1) the densities 
allowed under the new Future Land Use Map to be adopted as 
part of this plan, and 2) any over-riding, pre-existing development 
agreements on individual properties.    

Finally, it is important to note that while Fair Oaks Ranch can im-
pose and standards on growth, and may institute its first zoning 
regulations as an outgrowth of this plan, the City cannot simply 
close its doors to growth. State law does not permit it. Thus, even 
though during the planning process many residents expressed a 
desire to stop or slow new development, it is the market that will 
largely determine whether Fair Oaks Ranch grows; the citizens of 
Fair Oaks Ranch may decide how it grows. 

age and ethinicity
The median age in Fair Oaks Ranch, at 51.3, is higher compared to the median age of the San Antonio MSA, which is currently 35. Older 
populations have less labor force participation, and spending has shown to shift towards wellness, heath care, and financial services. 
In areas with older populations the homeownership rate tends to increase in areas with older populations and discretionary spending 
generally declines.

Market economists working as part of the City’s planning team used 2016 ESRI data to understand the distribution of population by age/
generational class. The data revealed that Fair Oaks Ranch has smaller percentage of Generation Z (0-14) than the San Antonio MSA. San 
Antonio MSA has a larger percentage of Millennials (15-34) at 29% compared to 16% in Fair Oaks Ranch. Fair Oaks Ranch has a slightly 
smaller percentage of Gen X (35-54) when compared to the San Antonio MSA, with 25% and 26%, respectively. Fair Oaks Ranch has 
larger percentages of Baby Boomers (55-74) and Silent Generation (75+) than the San Antonio MSA.

The following percentages make up the 2016 population of Fair Oaks Ranch by generation type:

•	 Generation Z (age 0-14) – 15.96%

•	 Millennials (age 15-34) – 15.78%

•	 Generation X (age 35-54) – 24.75%

•	 Baby Boomers (age 55-74) – 33.86%

•	 Silent Generation (age 75+) – 9.64%

Despite perceptions of a shifting age demographic within Fair Oaks Ranch – expressed in some citizen comments during the plan-
ning process –  U.S. census data shows a relatively consistent population since 2000. The decrease in Generation X and corresponding 
increase in Baby Boomers is the largest shift and can be explained by the tendency of residents to remain in Fair Oaks Ranch long-term. 
More than 82% of Fair Oaks Ranch residents report planning to remain in Fair Oaks Ranch. Narrowing the focus between 2010 and 
2016, Fair Oaks Ranch saw a slight rise in Millennials and the Silent Generation, but a small drop in the Generation X and Baby Boomers.
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Research has consistently shown that 
racial and ethnic composition in the 
United States is diversifying. Immigra-
tion, net migration, and higher birth rates 
among minority couples are contributing 
factors to these changes. By 2060, the US 
Census Bureau projects the nation will be 
minority-majority. A study conducted by 
the Federal Reserve Bank of Dallas found 
that foreign-born population in Texas has 
been increasing, most notably in major 
metro areas. While Fair Oaks Ranch is 
94% white, and 16% Hispanic ethnicity, it 
is important to understand these national 
and statewide trends are likely to take 
much longer to affect Fair Oaks Ranch, 
and at a much slower pace.

This chart shows the percentage of different generations in Fair Oaks Ranch 
over the last two decades. 
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income and educational attainment
Median and average household incomes in Fair Oaks Ranch are 
considerably higher than for the San Antonio MSA as a whole. The 
median household income in Fair Oaks Ranch is $125,066, com-
pared to the San Antonio MSA the median household income of 
$54,186. Fair Oaks Ranch has an average household income of 
$168,690, while the San Antonio MSA has an average household 
income of $74,515. The per capita income in Fair Oaks Ranch of 
$63,400 is 235 percent of the greater MSA’s per capita income of 
$26,902. 

Within Fair Oaks Ranch, 67.2 percent of households have median 
household incomes greater than $100,000. Within the San Anto-
nio MSA, only 23 percent of households have median household 
incomes greater than $100,000.

 Amongst competing cities in the region, Fair Oaks Ranch has the 
highest median household income. Of the 2,418 owner-occupied 
housing units in Fair Oaks Ranch less than 12.5 percent are valued 

between $200,000 and $299,999, while within the San Antonio 
MSA, 82% of households are valued at less than $300,000. In Fair 
Oaks Ranch, 52.4% of households are valued between $300,000 
and $499,999. Approximately thirty-two percent of households are 
valued between $500,000 and $999,999. Just fewer than two per-
cent of households are valued over $1,000,000 in Fair Oaks Ranch.

Residents of Fair Oaks Ranch have higher levels of education than 
is typical for San Antonio – or for most communities. There are 
5,000 residents in Fair Oaks Ranch that are age 25+. More than 96 
percent of residents in Fair Oaks Ranch have at least high school 
diplomas, compared to 85 percent within the MSA. More than 35 
percent of residents hold Bachelor’s degrees, and 23 percent hold 
a graduate degree.

projected market demand: single family
Potential demand for single-family resi-
dential was analyzed by examining cur-
rent and future household demand in the 
Bexar County (Northwest) – San Antonio 
(Far Northwest) & Helotes. These areas use 
Microdata Area (PUMA) across multiple in-
come categories, which can help determine 
Fair Oaks Ranch’s capture of new home 
purchases in the area. Current projections 
estimate over 32,859 new households will 
coexist throughout the PUMA over the next 
five years, which is an average of 6,572 new 
households annually. Based upon recent 
trends, 84% of new household growth 
across all income categories would likely 
choose to live in new single-family residen-
tial housing.

Currently there are 111,275 owner-occu-
pied households, and 21,404 non-owner 
occupied households in the PUMA. Of the 
existing owner households, 13,260 (12%) 
are projected to move to a new residence, 
and 8,055 are projected to purchase a 
home upon moving. Of the existing renter 
households 10,288 (48%) are projected to 
move to a new residence, and 3,116 (30%) 
are projected to purchase a new home 
upon moving.

Based on current building trends and 
availability of developable land in Fair Oaks 
Ranch, the annual residential demand for 
Fair Oaks Ranch is projected around 166 
single-family units across all home values. 

Did you know?
The median household income 
for residents of the City of Fair 
Oaks Ranch is higher than the 
San Antonio region as a whole at 
$125,066. The median for the MSA 
is at $54,186. 

That makes Fair Oaks Ranch 
one of the highest earning 
communities in the greater San 
Antonio Metropolitan Statistical 
Area.
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projected market demand: multi-family
Demand for multi-family housing was analyzed by examining po-
tential demand from new household growth, existing owner-occu-
pied household turnover, and existing renter-occupied household 
turnover.  At current rates, there is market potential for Fair Oaks 
Ranch to conservatively absorb about 106 multifamily units annual-
ly. However, given the economic market, as well as the form-based 
and other land-use guidelines established as part of the compre-
hensive planning process, a higher quality of multi-family product 
is expected and zoning will limit the total availability of multi-family 
lots, so the average annual demand forecast was adjusted to ap-
proximately 72 units based on what market analysts considered to 
be a realistic market segment for the Fair Oaks Ranch area.

retail trade
The Fair Oaks Ranch Primary Trade Area (PTA) has a per capita in-
come of $44,188, and residents spend nearly $3.05 billion on retail 
goods and services, annually. Currently within the retail Primary 
Trade Area (PTA) there is unmet retail demand to potentially sup-
port 277,535 square feet of retail. There is the largest amount of 
unmet demand in the grocery stores, miscellaneous store retailers, 
specialty food stores, used merchandise stores, and limited-service 
eating places categories.

Residential growth in the region will fuel additional demand across 
all retail categories. Additionally, growth in the workforce popula-
tion and the potential for regional entertainment venues may 
import additional retail and restaurant demand from surrounding 
communities.

A summary of retail demand is shown below:
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fiscal impact
As part of this process, Catalyst explored the “net new” impact 
from the proposed Future Land Use Projection (FLUP) scenari-
os. This includes 495 units of residential and 58,000 square feet 
of additional commercial services. To calculate additional fiscal 
impact, Catalyst used a conservative value of $300 per square 
foot for new commercial retail and a value of $150 per square 
foot for assessed value for new commercial. Catalyst used an 
average market value of $154 per square foot for residential 
and a range of total value based upon the type of proposed lot. 
For the commercial analysis, it was assumed only 25% of net 
new commercial was absorbed, even though the market shows 
demand for 277,000 square feet to allow for natural absorption. 
For residential absorption, Catalyst assumed 10% of the resi-
dential was absorbed annually, which increased housing units 
by 495 over a ten-year period.

Using the assumptions to the side, Catalyst estimated that the 
additional housing units and 58,000 of retail proposed under 
the Future Land Use Plan would create over $175M of net new 
fiscal impact to Fair Oaks Ranch over a ten-year period.
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fair oaks ranch town hall meetings
March 28, 2017 at the Fair Oaks Ranch Country Club
April 12, 2017 Charrette Open House at City Hall
June 13, 2017 at Cibolo Creek Community Church
October 5, 2017 at Cibolo Creek Community Church
April 30, 2018 at Cibolo Creek Community Church

A Plan Driven by the Community

chAPTER 4: PUBLIC 
INVOLVEMENT
Public involvement was built into the plan 
from the beginning. As a result, many 
hundreds of Fair Oaks Ranch residents 
have shared thousands of opinions, facts, 
and suggestions with the planning team.

The planning process itself started and 
ended with public meetings before the 
City Council. Council members continued 
to be involved throughout planning effort, 
working with an additional group of area 
residents to become a governing Stake-
holder Committee that oversaw the work 
of City staff and the outside consultants 
that made up the planning team. In addi-
tion to Council members, the Stakeholder 
Committee included local subject matter 
experts, representatives of the Fair Oaks 
Ranch Homeowners Association (FORHA) 
and restrictions committees, a builder 

with historic ties to the original develop-
ment and the Fair family, and a federal 
representative to address military lands.

During this process, the City established 
its first-ever Planning and Zoning Com-
mission (P&Z). The City selected seven 
residents from an interview process 
to serve on the P&Z which will 
act as an advisory group to City 
Council in required and dis-
cretionary land use matters.

Stakeholder and P&Z 
meetings were open to the 
public, posted in advance, 
and encouraged questions and 
comments from the general public. 
However, public involvement extended 
beyond the confinement of these meet-

ings. Planning outreach also included a 
wide variety of “channels” and opportuni-
ties for influencing the final product: 

• Four formal P&Z meetings

• Eight formal Stakeholder meetings

• Four community-wide Town Hall 
Meetings that drew over one thousand 
participants 

• A two-day design workshop (or “char-
rette”), open to the public

• An open house presentation on results 
of the design workshop 

• A meeting with combined representa-
tives of FORHA and the restriction com-
mittee chairs from the neighborhood

• Meetings with landowners

• Multiple meetings with staff 
and various regional officials 

• Press releases and news-
paper stories

• Paid newspaper advertise-
ments

• A dedicated Facebook page 
with weekly (usually daily) updates 

on the planning process and postings 
about city planning in general 

all eight stake-
holder meetings 
were open to the 

public
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• A dedicated website, with research from 
the planning consultants, findings from the 
Stakeholder meetings, calendars, updates, 
and copies of facts and options offered in 
public meetings

• “Virtual town hall” meetings and a related 
video, offering citizens the chance to see 
full presentations and participate from their 
homes 

• Email outreach to City and neighborhood 
association community lists

• Interactive “priority voting” exercises, with 
options at various times to vote online, by 
cell phone, using “sticky dots,” on comment 
sheets, or by making written comments on 
maps  

• A community-wide survey, distributed 
on-line and in paper copy, generating 675 

completed surveys

• Several smaller presentations at City 
Council or other venues

• A final public hearing for development 
regulations that grew out of the land use 
section on June 14, 2018, and a final public 
hearing on the entire Comprehensive Plan.  

community survey results
Working with the Stakeholder Committee, the 
planning team developed a Fair Oaks Ranch 
Community Survey. The survey included 20 
questions designed to better understand 
community preferences on a range of top-
ics related to land use, growth management, 
transportation, and general community feel. 

For some of the questions, the planning team 
used wording from the National Community 
Preferences Survey (NCPR), produced by the 
National Board of Realtors, in order to provide 
comparisons and context for attitudes in Fair 
Oaks Ranch. The National Community Prefer-
ences Survey focuses on attitudes regarding 
neighborhood characteristics such as housing 
preferences, transportation access, and com-
mercial development. 

The survey was distributed online via the 
project website and several social media 
platforms, and in paper copy at community 
meetings and at City Hall. Links were distrib-
uted through City and homeowner association 
email lists, and press releases, generating 675 
completed surveys. The full results of the sur-
vey are included in the appendix at the back of 
this report. Here we will seek to highlight some 
of the most significant findings uncovered by 
the community survey.

An overwhelming majority Fair Oaks Ranch 
residents seem to like the community in 
which they live, plan to stay here, and want to 
preserve the essential character of the place 
as it is. A significant majority — more than 
two-thirds — also want to see City government 
play an active role in shaping future growth to 
protect and enhance the physical characteris-
tics and inherent values of the City.

When asked to identify the most important 
thing Fair Oaks Ranch can do in the next few 
years, the overwhelming majority of respond-
ents (55%) said managing growth to preserve 
the rural character of the community. This 
sentiment appears in several question re-
sponses, particularly in regards to housing and 
commercial development. Respondents said 
they are seeing too many new homes (67.7%) 
and apartments (73.5%) being built. And while 
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50.4% indicated wanting more shops and 
restaurants, support for small local busi-
nesses far outweigh interest in “big box” 
retail stores.

This is somewhat in contrast to regional 
trends. For example, recent surveys from 
another suburban, high-growth city from 
within the San Antonio-Austin corridor, 
the City of Buda, also with a population 
of less than 20,000, illustrates some of 
the difference. Buda also has frontage 
on a federal interstate highway (I-35), 
and its population growth is even more 
rapid. But unlike Fair Oaks Ranch, Buda 
is not only preparing for this growth but 
actively encouraging it. Buda’s community 
survey reported 45.8% of respondents 
identifying publicly funded economic and 
commercial development as a top priority 
(compared to only 4% of Fair Oaks Ranch 
residents). 

In Fair Oaks Ranch, as with most growing 
communities in Central and South-Central 
Texas, the survey indicated a growing 
concern among residents regarding 
community development and its effect on 
the City’s transportation infrastructure. 
Respondents reported their top three 
transportation safety concerns were 
roads (27.22%), traffic (25.63%), and con-
gestion (21.84%). Residents are primarily 
single-person car users, with only 1.35% 
taking public transportation and 10.24% 
riding in a carpool. 

While majority of residents commute 
to San Antonio for work, prior surveys 

indicated that the residents greatly value living away from the city traffic. In part, 
this can be corroborated by the second and third most utilized methods of 
transportation, walking (37.4%) and golf carts (23.2%). Residents are interested 
in increasing the City’s walkability as 67.42% of respondents report that there are 
too few sidewalks in the areas where they live.

This follows a national trend to make neighborhoods, businesses, and schools 
more easily accessible. Fair Oaks Ranch community interest stands out for the 
strong desire to preserve existing character and the current small town, rural 
identity. More than 97% of respondents agreed with the statement, “Preserva-
tion of things like trees, open spaces, and roads designed to reflect the City’s 
‘character’ and heritage are important to me.” Similarly, 53.76% feel there is 
too little open space, agriculture, and preservation of the “Hill Country identity” 
within their neighborhood.

As Fair Oaks Ranch lies within a region of relentless growth, more than 78% of 
respondents favor investment in the City’s infrastructure over maintaining busi-
ness as usual. Community support is targeted to those projects which improve 
the existing community, protect existing neighborhoods and property values, 
and preserve the rural landscape with street improvements and maintenance, 
zoning and architectural standards, and parks & recreation topping the list. 
When asked to identify the most effective land uses in their neighborhood, 
schools and single-family homes garnered the most support (63.95% elemen-
tary, 58.8% middle/high, 61.6% single family homes) as respondents believe they 
would increase property values.

81. 9% of community respondents reported feeling heard by the City and in turn, 
survey results are complementary with the plan’s Guiding Vision and Principles 
(see page 4). This is evidence of engaged residents with a community vision on 
preserving and enriching its Hill Country roots.

Did you know?
A significant majority — 
more than two-thirds — 
want to see City government 
play an active role in 
shaping future growth to 
protect and enhance the 
physical characteristics and 
inherent values of the City.
When asked to identify 
the most important thing 
Fair Oaks Ranch can do 
in the next few years, the 
overwhelming majority of 
respondents (55%) said 
managing growth to pre-
serve the rural character of 
the community. 
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Fair Oaks Ranch is located in the scenic Texas Hill Country, 27 
miles northwest of downtown San Antonio and 8 miles south-
east of the historic town of Boerne. The City falls on both sides 
of Cibolo Creek and the creek forms the border between Bexar 
and Comal counties. The City sits over the Balcones Escarpment, 
a geological fault zone that separates the wooded hills of the 
Hill Country and the Coastal Plains. Other physical characteris-
tics include spring fed streams, caves, and underground water 
sources, including the Edwards and Trinity aquifers. Minerals in 
the area include limestone, gravel and sand. 

Major regional roadways help define Fair Oaks Ranch. Interstate 
Highway 10 bounds a small portion of the City to the southwest 
at the intersection of Ralph Fair Road (FM 3351). Ammann Road 
provides a boundary to the north, and Old Fredericksburg Road 
to the west. 

The City includes parts of three counties: Bexar, Kendall, and 
Comal. Boerne, the county seat of Kendall County, borders 
Fairs Oaks Ranch to the northwest. The City of San Antonio 
forms much of the border to the south and east. The City is also 
bounded by two large military installations, Camp Stanley and 
Camp Bullis.

Chapter 5: managing the future
Components of the 2018 Comprehensive Plan 

5.1 natural and manmade constraints
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5.2 annexation
From its beginnings, Fair Oaks Ranch has 
had relatively little physical space to grow. 
At the time of incorporation, much of the 
City was surrounded by land within the 
jurisdiction of the City of San Antonio. Over 
time, San Antonio and the City of Boerne 
released land within their extra-territorial 
limits, or ETJ, to Fair Oaks Ranch and most 
of this land then became ETJ for Fair Oaks 
Ranch. 

In Texas, cities have two basic kinds of juris-
diction: 1) land within the city limits proper, 
and, 2) land within the ETJ. 

Residents within the city limits are citizens 
of the city. They may vote, their land (within 
the city limits) is subject to city tax, and they 
are eligible for all city services. Cities may 
also impose zoning and other land use 
management on land within the city limits.

The ETJ is different. An ETJ is essentially a 
buffer zone around a city. State law treats 
the ETJ as land that is related to the city, 
and because of its proximity, will likely 
be annexed one day. However, residents 
within the ETJ do not pay city taxes, are not 
entitled to vote in city elections, and may 
not be eligible for all city services. Texas 
cities are limited in what kind of regulations 
they may apply within the ETJ. For instance, 
state law prohibits zoning within a city’s ETJ. 
Different sized cities are entitled to larger 
or smaller ETJs under state law – if the 
available land is not already part of another 
city. Under certain circumstances, land may 
also be added to a city’s ETJ by request of 
landowners or by negotiation. 

Through negotiation over time, and some-
times at the request of neighborhood 
residents, both San Antonio and Boerne 
agreed to release land from their ETJs to 
Fair Oaks Ranch. In 2006, San Antonio 
released 3,258 acres of its ETJ to Fair Oaks 
Ranch at the request of the Fair Oaks Ranch 
city council. Similarly, Boerne released 
about 108 acres to Fair Oaks Ranch at the 
request of the Elkhorn Ridge neighborhood. 

By the time this comprehensive plan was 
kicked off – and the City voted on Home 
Rule – the City Council had already begun 
to consider annexing substantial portions 
of the ETJ. The issue was discussed during 
recent city council elections, and during the 
preparation of the proposed Home Rule 
Charter. One of the tasks assigned to the 
planning team and the Stakeholder Com-
mittee for the comprehensive plan was to 
develop recommendations on annexation 

and possible annexation timelines.

Results from early surveys, the first Town 
Hall meeting, and meetings with the Stake-
holder Committee revealed strong support 
for annexing much or all of the existing 
ETJ around Fair Oaks Ranch. Citizens and 
community leaders expressed a desire to 
protect City land values and the existing 
City character by exerting more control 
over how nearby lands in the ETJ would 
develop. Since so much land within the 
existing City limits in mid-2017 was already 
developed and, in many cases, built out, 
residents realized that land planning in 
the undeveloped portions of the ETJ would 
greatly affect the future look and feel of Fair 
Oaks Ranch. With the City planning to initi-
ate its first zoning code undertaking efforts 
to upgrade its development regulations, 
environmental regulations, water and waste 
water plans, and drainage plans as part of 
the comprehensive plan process, citizens 
and Stakeholders expressed strong feelings 
that the ETJ should be annexed so that 
the regulations would apply in full to these 
lands and especially to the development 
activity evidenced in the ETJ in recent years. 
Growth projections developed by the plan-
ning team indicated those development 
pressures will continue into the foreseeable 
future, and that market pressures are likely 
to lead to development of virtually all of 
the land within the jurisdiction of Fair Oaks 
Ranch over the next 10-15 years.  

In addition, the Future Land Use Map for 
the City, and the updated Future Land Use 
Map developed as part of the Future of Fair 
Oaks Comprehensive Plan: 2018, identify 
certain land along major roadways within 
the ETJ as prime sources for restricted com-
mercial development – development that 
would benefit the City’s limited commercial 
tax base but could also use full City services 
and more robust City regulation. 

In the summer of 2017, with early recom-
mendations and findings from the compre-
hensive plan already in discussion – and 
vetted at a Town Hall review – the City’s 
ETJ status suddenly changed. The Texas 
Legislature passed a new law that would 
make it more difficult for the City to annex 
land within its ETJ after December, 2017, 
jeopardizing the City’s long-range plan to 
provide more development protections, 
and more services within the ETJ – and to 
support those City efforts with additional 
tax base. 

Faced with an impending deadline, the Fair 

Oaks Ranch City Council decided to move 
forward with immediate annexation of 
much of the ETJ, or to work out long-term 
agreements for most of the parcels not 
annexed. After public hearings, this was 
accomplished in November of 2017, adding 
approximately 1,328 acres and about 8,400 
residents to the City of Fair Oaks Ranch. 

The findings and recommendations of the 
Comprehensive Plan support the annexa-
tion carried out by the City Council in 2017. 
In addition, as part of this plan the City will 
commit to developing water and waste 
water service plans for newly annexed por-
tions of the City, as well as a transportation 
and a trails plan, and future land use and 
density recommendations. These are dis-
cussed in more detail in separate sections 
within this chapter. 

Some properties were not annexed im-
mediately. Rather, the City negotiated 
long-term non-annexation agreements that 
call for these properties to remain outside 
the City limits for now but to be annexed 
as soon as further development occurs. As 
part of the agreements – and this com-
prehensive plan – City staff will continue 
to monitor these properties and they will 
come under the City’s full regulatory control 
when development occurs or as the life of 
the agreements expire.  

Did you know?
On May 6, 2017, the City 
of Fair Oaks Ranch held an 
election to adopt a Home 
Rule Charter. Adoption of the 
charter empowers residents 
to file petitions to initiate or 
repeal local ordinances and to 
recall elected officials. It also 
provides the city with additional 
authority to annex property in 
its extra-territorial jurisdiction 
and to control development 
there. The charter, which passed 
overwhelmingly, reshaped the 
City Council by expanding it 
from five to six members and 
lengthening their terms from 
two to three years.
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5.3 future land use
Though much of Fair Oaks Ranch is already 
developed – especially the Fair family lands 
on which the original town was based – 
large tracts of developable land still exist 
on the City’s edges, and major gateways 
into the City are still evolving. Even with 
development agreements that set densi-
ties for many of the remaining tracts in the 
City’s ETJ (and on some recently annexed 
properties), the opportunity remains to 
dramatically influence how Fair Oaks Ranch 
will grow into its future. 

Happily, there also seems to be broad 
community consensus on how the people 

of Fair Oaks Ranch want that future to look 
and feel – or at least what they want the 
built environment to resemble.  That vision 
of the future is unlikely to happen without 
guidance from the community itself in 
the form of City regulations that will help 
channel a super-charged suburban market 
toward the kind of development that Fair 
Oaks Ranch citizens say they want – a high 
visual aesthetic, high quality infrastructure, 
natural resource protection, a Hill Country 
“feel,” densities compatible with existing 
neighborhoods, and commercial activity 
that complements the small-town quality of 

life and scenic, rural palette that exists to-
day. The City needs updated tools – a new 
Future Land Use Map and related vision 
plan for land use, broader development 
regulations, design standards and zoning, 
to shape the Fair Oaks Ranch of tomor-
row into the model its citizens want. This 
comprehensive plan seeks to provide the 
framework for those new tools, including 
recommendations that these concepts be 
codified into a Unified Development Code 
to ensure quality development in the years 
ahead. 

Fair Oaks Ranch:
Development and Historical Context
The development history of Fair Oaks 
Ranch is unusual for small towns in Texas. 
Whereas many small towns began as set-
tlements in the in the 19th or early 20th 
century, building around a traditional down-
town on a historic transportation route, the 
founding of Fair Oaks Ranch is much more 
recent, part of a modern planned com-
munity. The Fair family ranch first began to 
be subdivided and developed in the 1970’s 
and only incorporated as a city in 1988. 
Many of the original lots were created as 
part of a golf course community or as small 
ranchettes. Most of the original ranch prop-
erty has now been developed and only a 
few large tracts within the original city limits 
have yet to be subdivided and built upon 
(though there is developable land in the ETJ 
and in recently annexed areas, as discussed 
in the opening summary). Therefore, much 
of the defining character of the commu-
nity is set. Some recent development has 
steered away from that character but a 
template is in place for what the community 
would like to see in residential develop-
ment, and for what the community aspires 
to for mixed use and commercial develop-
ment. 

What is not unique to Fair Oaks Ranch is 
the pressures that come with growth. As 
noted in Chapter 3, on population and 
demographics, the San Antonio metro 
area continues to experience high levels of 

growth, much of it concentrated along the 
I-10 corridor in the northwest part of the 
region.  Fair Oaks Ranch is served primarily 
by Boerne ISD (also in part by Comal ISD) 
and much of the residential growth is not 
only driven by being in the I-10 commuter 
corridor to San Antonio but also by the 
quality of schools, especially the Boerne 
schools currently serving most of the com-
munity’s children. 

Fair Oaks Ranch is essentially hemmed in 
on the south and east by development 
pressure from San Antonio and to the 
west by Boerne. Despite rapid population 
growth in the region, the City has main-
tained a small town or semi-rural character 
which, in turn, is driving additional growth 
pressure as Fair Oaks Ranch is seen as a 
desirable place for both retirees and young 
families to live. There are also pressures 
for commercial development in Fair Oaks 
Ranch – from landowners with tracts suited 
for commercial development, and from 
local citizens who want access to more 
goods and services closer to home with-
out battling regional traffic congestion. At 
the same time, large majorities of citizens 
clearly express a desire to maintain the 
existing character of their community and 
to carefully manage new subdivisions and 
commercial expansion. It will require ac-
tive planning and new tools – such as the 
zoning regulations mentioned above – to 

balance the competing narratives of change 
and preservation. 

One piece of that planning puzzle is recog-
nition of the inextricable link between land 
use and transportation. Though this section 
of the plan focuses specifically on land use, 
this plan includes an element addressing 
transportation directly (later in this same 
chapter), and the City codes that are being 
developed from this plan are intended to 
address land use, transportation specifica-
tions – and other development standards, 
including natural resource protection and 
subdivision procedures – in a unified way. 
Considering all the activity in the I-10 cor-
ridor, as well as pending TXDOT projects 
that will change the face of major corridors 
within the City itself, Fair Oaks Ranch will 
have work quickly to ensure residents have 
full control over the direction of their com-
munity.
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Development Cycle Dynamics
Fair Oaks Ranch has seen tremendous single-family growth which 
is expected to continue as several large undeveloped parcels are 
platted and built-out. These are primarily in the Ralph Fair Road 
and Ammann Road corridors on the eastern and northeastern side 
of town. This type of development can provide diversity of housing 
choices and diversify the tax base but should also be done in a pru-
dent manner. Generally speaking, the Future Land Use Map devel-
oped through this plan calls for much of the undeveloped residen-
tial areas in the City and the ETJ to develop along patterns similar to 
existing neighborhoods. There are exceptions in discreet parts of 
the City. The plan envisions form-based design standards in some 
areas to help ensure appropriately-scaled, high quality mixed use 
and neighborhood commercial development  that should yield new 
opportunities for innovative development and services; plus wider 
options for housing stock, greater tax value and greater concentra-
tions of value per acre, with integrated planning and road networks 
to ensure these limited areas of density do not diminish quality of 
life for new and existing residents.

A point will come during the development cycle where additional 
revenue will be dependent on the ability of the City and develop-
ers to diversify the housing and commercial options in Fair Oaks 
Ranch; these controlled options for innovative development within 
the City will be important. As existing neighborhoods age, tradi-
tional residential values alone are rarely enough to compensate 
for increased costs to maintain aging infrastructure. Rapid growth 

of new residential neighborhoods can also stress city budgets 
since those neighborhoods demand heavy levels of new service 
immediately but tax revenues are delayed.  A majority of Fair Oaks 
Ranch’s core housing and associated infrastructure was built in the 
1970s and 1980s. As neighborhoods and infrastructure age, cities 
typically face difficulty maintaining stable tax rates and high levels 
of service within existing budgets. Thus, while the City must focus 
on protecting existing neighborhood quality and values in a way 
that preserves community character, it must also work to provide 
options – even if limited – for different types of development that 
will help sustain the community financially in the future.  Sound 
financial planning is not the only benefit of diversified residential 
development. In addition to services, property tax, and sales tax 
revenues, mixed use development and other innovations in the 
City allow more opportunities to meet the disparate needs of 
varied families and residents – whether that be temporary housing 
until a new single-family home is completed, empty nesting, aging 
in place, or units for young people without children. Through this 
comprehensive planning effort, Fair Oaks Ranch is striving to cre-
ate a both a vision and a process that supports long-term quality 
development that encourages a more sustainable community - still 
predominantly single-family in nature, but with a diversified balance 
of commercial and residential options, which preserves the quality 
of life in the City and the character of the neighborhoods that laid 
the original foundation for Fair Oaks Ranch. 

what citizens 
said

In public town halls, Stakeholder meet-
ings and many targeted and ad hoc 
conversations a few recurrent themes 
arose again and again from citizens: 
mainly, the desire to maintain a rural 
or small-town character in residen-
tial development; and, to ensure that 
areas with commercial development 
should be held to high standards of 
construction and design, complete 
with walkable areas with good com-
munity connections. Large numbers 
of citizens expressed a desire to avoid 
non-descript “strip centers” or stereo-
typical “big box” power centers and 
their massed buildings, massive park-
ing fields, high traffic volumes, and 
glaring lights. 

This comprehensive planning process 
was unusual in that no zoning regula-
tions exist today in Fair Oaks Ranch; 
new land use regulations, including 
zoning, are being written concurrent 
with this comprehensive plan. As a re-
sult, the City had broad latitude to cre-
ate a long-range land plan and codes 
tailored to support it.  
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Creating Special Places
From a real estate perspective, Fair Oaks 
Ranch is in a strategic position to leverage 
its strong demographic base for attrac-
tive retail and commercial development 
(in select areas). The City lacks substantial 
highway frontage on I-10 or a traditional 
“Main Street” that would be the typical 
economic drivers. However, there is some 
existing commercial development in the 
I-10 corridor, and there are a couple of lo-
cations that would serve well for mixed-use 
villages. These undeveloped, or underde-
veloped tracts, create unique opportunities 
for higher quality mixed-use developments 
that can sustain quality growth and sup-
port a stronger tax base over the next few 
decades, as the City builds out. A few areas 
on the Future Land Use Map are identi-
fied as appropriate locations for this type 
of Mixed-Use development, or for Neigh-
borhood Commercial. The balance of the 
undeveloped land in Fair Oaks Ranch would 
be primarily rural or neighborhood resi-
dential, with a few exceptions for necessary 
services and public use.  

Through higher-quality design, wider mer-
chandising options and carefully planned 
uses that are integrated into the context 
of regional options, mixed-use develop-
ment patterns can be more competitive 
and more sustainable than typical retail and 
commercial development. While there are 

a few examples of quality mixed-use in the 
region, Fair Oaks Ranch’s unique natural 
features, multiple access points, neighbor-
hood quality and Stakeholder vision should 
help create mixed areas that stand out in 
the market. In addition to relieving fiscal 
pressures, mixed-use zoning can help cre-
ate stronger, more resilient development 
in the core focus areas and allow Fair Oaks 
Ranch to protect adjacent residential areas 
and other environmentally sensitive areas.

Mixed-use zoning for each of these areas 
identified on the Future Land Use Map will 
also enable development that incorporates 
a mix of housing types, including a focus on 
aging adult options, allowing  older resi-
dents the option to downsize their home 
but remain in the community. Proper zon-
ing, combined with appropriate standards 
for new infrastructure development and 
subdivision requirements, will be designed 
to promote walkability, with a mix of retail, 
restaurants, offices, civic uses, and housing 
options. These mixed-use areas can also 
serve as connections to the trail system and 
serve as “gateways” that create gravity for 
higher-quality development throughout the 
City.  Higher-quality design will also pro-
mote a sense of “community” and “place,” 
especially since Fair Oaks Ranch lacks many 
historic and intuitive gathering places, at 
least in the public sphere (though some 

private institutions, such as the Golf and 
Country Club have played important, quasi-
public roles in the City’s history). 

The key to creating quality mixed-use de-
velopment as an alternative to typical strip 
or big-box commercial will be to foster pro-
jects that are differentiated through quality 
design and user experience. Typical devel-
opment that does not consider adjacent 
neighborhoods, adjacent parcels or align 
with the broader goals of the City should 
be discouraged, in favor of higher-quality 
developments. Projects that are master-
planned and developed in a cohesive man-
ner often achieve higher returns and hold 
stronger values than typical centers. Fair 
Oaks Ranch can encourage higher-quality 
developments by adopting higher develop-
ment standards and working with owners 
and end-users to attract higher-quality ten-
ants and businesses.

Ensuring Quality Residential Space
The idea of mixed-use areas sparked con-
siderable discussion during the planning 
process, since this type of land use is new 
to Fair Oaks Ranch. However, the bulk of 
the remaining land will be developed in a 
residential manner consistent with much of 
the residential neighborhoods that are in 
Fair Oaks Ranch today. 

Fair Oaks Ranch is almost exclusively a 
residential community. Residents enjoy 
quiet internal neighborhood streets with 
modest traffic, mature trees, access to 
good schools, and a low crime rate. All 
neighborhoods in the older parts of the City 
are governed in part by private covenants 
administered through Restriction Commit-
tees.  Nothing in this plan is intended to 

change the role of these committees as 
they administer and enforce neighborhood-
level deed restrictions, a system that has 
worked well for Fair Oaks Ranch in the past. 
Zoning regulations and other development 
guidelines developed as a byproduct of this 
plan are intended to “backstop” the restric-
tion committees, giving existing neighbor-
hoods a base layer of protection should a 
committee here or there someday cease to 
function; and, zoning and other regulations 
will provide rules and protection for newly 
developing residential areas where there is 
no guarantee that deed restriction com-
mittees will be established. (Finally, zoning 
will provide regulation for non-residential 
neighborhoods.) 

 Since much of the City today consists of ex-
isting residential neighborhoods, Fair Oaks 
Ranch’s long-term future is inextricably tied 
to its housing quality and conditions.  In 
new neighborhoods, the City should strive 
for a range of housing options, tree preser-
vation, Complete Streets (see Transporta-
tion in this section), and a design palette 
for any public improvements that comple-
ments the “Hill Country character” of Fair 
Oaks Ranch. The goal is to use good layout 
and design and City standards to create 
neighborhoods with a sense of character. 
In addition to opportunities for housing 
in mixed-use development within these 
“new” areas – areas still building out – the 
City is eager to see lot layouts designed 
to preserve the scenic beauty, greenery, 

Did you know?
Mixed-use develpment can serve 
as connections to trails, promote a 
sense of community, and serve as 
public gathering spaces.
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and zoning might look like on specific pieces of property. These 
were not commissioned by property owners, and property own-
ers are under no obligation to produce plans exactly like these. 
They do not represent site plan submittals and do not confer 
vested rights. Rather, they are illustrations of the possible, and 
perhaps catalysts for creativity, demonstrating in rough form 
how some of the larger remaining undeveloped sites in Fair 
Oaks Ranch might be designed in ways that conform to the spir-
it of this plan – ways that the planning team and Stakeholders 
believe would add value to the property and also help create a 
vibrant and sustainable future for the Fair Oaks Ranch commu-
nity. What finally develops on these sites will be up to landown-
ers and the market, provided City regulations are met.  

and semi-rural nature of Fair Oaks Ranch, using “conservation 
design” subdivision layouts such as those explored in the plan-
ning charrette. This is especially true in challenging topographic 
settings or where a developer might otherwise employ “cookie 
cutter” lot layouts. 

Public Gathering Space
As the City grows and matures, it will be increasingly important 
to have a community-wide public gathering place. The current 
municipal complex, with the city hall and police station, is one 
such place, but does not have well-developed outdoor space 
nor enough space indoors for larger community gatherings. 
Churches, the elementary school, and Golf Course Clubhouse 
are often used by the City and local groups for civic meetings. 
But the implementation of this plan offers opportunities for the 
City to incorporate a public plaza or “town center” into one or 
both of the mixed-use village areas. This space could serve as 
the central gathering place for the community, but also has the 
framework and block structure to cater to niche target uses, 
such as destination restaurants, small shopping boutiques and 
local office space that can serve the needs of local and regional 
customers and border quality public spaces. 

Leveraging the opportunity for public gathering spaces will 
require it to be programmable, engaging, and  positioned in a 
manner that adds value for both commercial customers and lo-
cal residents. In addition, during the public charrette part of this 
plan, Stakeholders and the planning team explored possibilities 
for expanding or enhancing the current municipal complex to 
accommodate public meeting space or a town center, some-
thing the City should continue to explore. 

Concepts and
Focus Areas
In determining a long-range land use plan, the planning team 
for the Future of Fair Oaks Ranch Comprehensive Plan: 2018 
relied on dozens of hours of conversation with staff, meetings 
with local land developers, architects and engineers, on detailed 
market analysis, and on 15-plus months of citizen participation 
through a series of City Council meetings Stakeholder meetings, 
town hall meetings, a community survey and a public design 
workshop, or charrette – thousands of data points in all.  From 
that, the consultant planning team, with decades worth of 
experience in community planning across Texas,  crafted basic 
land use categories and focus points for review and approval by 
Stakeholders. 

Those land use categories are presented on the next page, 
along with details about permitted uses and standards.    

As part of the process, the planning team developed conceptual 
examples of how land might be developed – and what lot lay-
outs might look like – within several of these land use catego-
ries. These sketches were reviewed and approved by the citizen 
Stakeholder Committee, and were then presented and ap-
proved at public meetings. They are also presented here. They 
were designed to help test and refine potential land use regula-
tions, and to give both City residents and potential developers 
a visual peek at what development under new City standards 
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Future Land Use Description
Driven by market demand and concept 
testing, the remaining developable land is 
a key driver for the City’s long-term future 
and sustainability. The land use recommen-
dations crafted for this plan reinforce the 
vision that arose out of the year-plus plan-
ning process and extensive public engage-
ment. This plan should be referenced when 
considering development proposals and 
the location of public facilities. 

The accompanying Future Land Use Map 
(FLUM) and text descriptions should be 
used in conjunction to assess the types of 
land uses allowed in a particular area. The 
following descriptions have been crafted 
to provide guidance to the FLUM and the 
focus areas:

•	 Mixed-Use Village – The Mixed Use Vil-
lage District (MU) indicates areas within 
the City of Fair Oaks Ranch where the 
City encourages a mixture of uses that 
create pedestrian scaled development 
at major transportation nodes. The City 
encourages development in this area 
to generally conform to a Hill Country 
design aesthetic, similar to the materi-
als and massing that can be found 
in downtown commercial districts in 
communities such as Boerne, Fred-
ericksburg and Comfort. Sites in the 
MU district are appropriate for direct 
access to primarily Arterial, Collector 
streets and Local Connector Streets.

•	 Neighborhood Commercial - The 
Neighborhood Commercial District 
(NC) is intended to provide areas for 
commercial activity that is relatively 
compatible with residential areas or 
is located within residential neighbor-
hoods. Other light commercial uses 
that are not major daily traffic genera-
tors and are generally compatible with 
nearby residential activity are also 
allowed. Neighborhood commercial 
areas shall have pedestrian access to 
adjacent residential areas. Sites in the 
NC district are appropriate primarily for 
direct access to Collector streets, Local 
Connector streets and Local Neighbor-
hood streets.

•	 Community Facilities - The Community 
Facilities (CF) District is intended for lo-
cations at which facilities are provided 
for governmental, religious, educa-
tional, health care, social service, and 
special facilities. Sites in the CF district 
are appropriate for direct access to 
primarily Arterial, Collector streets and 

Local Connector Streets.

•	 Logistics - The Logistics District (LO) 
is intended to provide an area for ap-
propriately scaled office-warehouse 
and what is sometimes called light 
industrial/commercial uses at discrete 
locations in the City. It is also appropri-
ate for non-commercial uses that may 
generate significant traffic at limited 
times, such as places of worship and 
educational or community institutions. 
Sites in the LO district are appropriate 
primarily for direct access to Arterial 
and Collector streets.

•	 Existing Residential - The Existing 
Residential categories are intended to 
capture the neighborhoods already 
existing in Fair Oaks Ranch as the com-
prehensive plan exercise commenced. 
These neighborhoods were platted, 
and mostly built-out, before zoning 
districts were created. Construction 
standards and densities in these areas 
have historically been governed by land 
covenants and deed restriction com-
mittees.  The four categories of Existing 
Residential zoning reflect the existing 
neighborhood character and densities 
already in place. 

Within Exisiting Residential, there are 
the following categories: 

•	 Existing Residential 1 category governs 
the densest existing residential types, 
with lot sizes generally under 0.3 acres. 
All building, landscaping and other 
standards will be controlled by the ap-
plicable Restriction Committees.  

•	 Existing Residential 2 category governs 
areas where the existing lot sizes are 
generally 0.3 acres to approximately 
1.3 acres. All building, landscaping and 
other standards will be controlled by 
the applicable Restriction Committees.  

•	 Existing Residential 3 category governs 
areas where existing lot sizes are gen-
erally between approximately 1.3 acres 
and approximately five acres. All build-
ing, landscaping and other standards 
will be controlled by the applicable 
Restriction Committees.  

•	 Existing Residential 4 category governs 
areas where the existing lot sizes are 
generally larger than five acres. 

Further Residential Categories Include:

•	 Rural Residential - The Rural Resi-

dential District (RR) is a residential 
district that includes land subdivided 
for single-family residential purposes 
and associated uses (outside Exist-
ing Residential districts). The lots are 
generally large (or have a large average 
size inclusive of conservation areas), 
and are generally not served by urban 
infrastructure. For example, City sewer 
service may not be available – or even 
scheduled for construction – though 
this may vary. This district is intended 
to retain a rural character. Residences 
in the RR district are appropriate for 
direct access to primarily Local Rural 
Residential streets. 

•	 Neighborhood Residential - The Neigh-
borhood Residential district (NR) serves 
as a residential zone for areas where 
low-to-medium density development 
is appropriate in Fair Oaks Ranch (be-
yond the Existing Residential districts). 
The district accommodates a fairly wide 
variety of housing needs and types by 
allowing for contextual development 
standards. NR developments should 
provide for pedestrian-friendly resi-
dential neighborhoods, protected from 
incompatible uses. Residences in the 
NR district are appropriate for direct 
access to primarily Local Connector 
streets, Local Neighborhood Resi-
dential streets and Rural Residential 
streets.

Did you know?
The categories for Residential 
Development are: 

 
- Existing Residential 1

- Existing Residential 2

- Existing Residential 3

- Existing Residential 4

- Rural Residential 

- Neighborhood Residential 
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Mixed-Use Village
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Neighborhood Commercial
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Community Facilities
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Logistics
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Existing Residential
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Rural Residential

Pg. 32



Neighborhood Residential
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Future Land Use
Summary
To realize a future Fair Oaks Ranch that is similar to the focus 
area concepts laid out in this comprehensive plan, the appropri-
ate zoning tools need to be implemented. The vision developed 
by the community cannot be realized without an alignment of 
the regulatory tools in the City’s development ordinances.   As 
such, the City should adopt the proposed Unified Development 
Code (UDC) and follow up in a couple of years with a review and 
update if needed. This alignment will provide a market momen-
tum for quality development, provide the market predictability 
give City staff a rational method for sustained implementation, 
and make it easy for the community’s vision to come to fruition. 
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5.4 Transportation
Introduction to a multi-modal approach

Planning for transportation is an impor-
tant part of the Future of Fair Oaks Ranch 
plan, and transportation issues were con-
sistently ranked as high priorities among 
residents. That’s true for mobility within 
the City, but also outside it. Because the 
City historically has been dominated by 
single-family housing, the need for good 
connections to the region takes on ad-
ditional importance. For example, within 
the City there are a limited number of: 

•	 jobs

•	 services

•	 shopping opportunities

•	 medical care, and 

•	 educational facilities 

That means most residents travel outside 
the City on a routine basis. In fact, among 
those who answered the Community 

Survey, 89 percent reported traveling to 
San Antonio, Boerne, or other locations in 
adjoining counties for work or school. 

The Future of Fairs Oaks Ranch Compre-
hensive Plan: 2018 addresses both 1) 
how to move about the City itself in differ-
ent ways; and, 2) how to address connec-
tions between the City and the region. It 
establishes a Future Transportation Map 
for the City, highlighting City priorities, 
and creates a formal hierarchical 
road network for the first time. 
The plan also establishes 
broad priorities and policies 
for Fair Oaks Ranch in the 
future, while also acknowl-
edging regional plans – such 
as the Alamo MPO Mobility 
2040 plan, the Boerne Thorough-
fare Plan, and other TXDOT planning 
efforts that may tie into, or at least affect, 
the road network in Fair Oaks Ranch.

Most citizens of Fair Oaks Ranch today 
rely heavily on personal automobiles, 
and that is not expected to change in the 
next decade. According to an Alamo MPO 
survey, San Antonio area residents rely 
slightly more on using personal automo-
biles for single-occupancy trips than the 
national average – with about 80% of 
trips in that category. Among participants 
of the Fair Oaks Ranch Community Survey 

for the comprehensive plan, most 
citizens indicated reliance on 

automobiles, and about 94% 
indicated they would make at 
least some use of street im-
provements. More than eight 
in 10 think traffic congestion 

– locally, or in the region – is 
a problem; 39% say it is bad 

enough to affect their quality of 
life, and 20% believe it affects the delivery 
of emergency services. More than one 
in three survey respondents say street 

how the citizens 
of fair oaks ranch 

travel now
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improvements and maintenance should be 
one of the top two priorities for the City. 

But if automobiles and roads are the domi-
nant means of transportation, Fair Oaks 
Ranch residents also made it clear they 
still want options. More than one in three 
(37.5%) made at least one trip by walking in 
the 30 days before the survey; almost one 
in four (23.2%) used a golf cart; and each of 
the following methods were used by about 
10%of residents: a taxi or ride sharing 
service, biked, carpooled, or telecommuted. 
54% said they believe there are too few 
safe routes for walkers and bicyclers in Fair 
Oaks Ranch, while only 1% said there are 
too many. 

Asked to rate, on a scale of 1-10, how 
likely they would be to use various kinds of 
transportation improvements, a majority of 
respondents indicated interest in making 
streets more friendly to pedestrians and 
bicyclists. As for bicycling, 52% of respond-
ents indicated they would be likely to use 
improvements that made it easier to bike 
around town (this includes anyone who 
ranked the likelihood of using bike improve-
ments at 6 or higher on the 10-point scale). 

Almost half of those rated their interest 
as a “10,” or “most likely.” An even higher 
percentage (65%) indicated interest in 
improvements that would make it easier to 
walk around town, and again about half of 
those rated their interest level at “10,” the 
highest score offered. 

For comparison, 85% of respondents rated 
improvements to local roads a “6” or higher, 
and 76% said the same about “major roads 
to other cities.”  About a third of residents 
expressed similar interest in making it 
easier to use ride sharing or taxi services. In 
other words, there is very strong consensus 
among residents that the City should be 
planning road improvements for automo-
biles, and there is a substantial majority, 
also, interested in various forms of alterna-
tive transportation.

Perhaps the strongest consensus in the 
Community Survey came around an idea 
that touches on both transportation and 
land use regulations. More than 97 percent 
of respondents agreed that “preservation 
of things like trees, open spaces, and roads 
designed to reflect the City’s ‘character’ and 
heritage are important to me,” a statement 

that demands rethinking typical suburban 
road standards for new development. 
These expressed preferences weren’t 
confined to the Community Survey, but 
showed up over and over in discussion 
comments, written suggestions, and priority 
voting at public meetings throughout the 
process. As a consequence, this plan tries 
to consider road standards and land use 
planning as twin pillars of the vision for Fair 
Oaks Ranch, inseparably linked.  The plan 
seeks to maintain – and build upon – the 
character of historic neighborhood streets 
in Fair Oaks Ranch, rather than reproduc-
ing the types of streets common to many 
new suburban subdivisions in Texas, by 
establishing tailored standards specific to 
the function of individual streets – and en-
couraging appropriate widths, landscaping, 
environmental protections, and coordina-
tion with sidewalks, trails and other means 
of transportation. The plan also ties certain 
street design standards to the land use 
adjoining the street – and ties form-based 
design standards for future commercial 
building on key streets to the projected traf-
fic demand and function of those streets. 

The Stakeholder Committee for the comprehensive plan made 
developing a long-range transportation vision one of their 
primary goals. This vision is not intended to represent a detailed 
transportation and engineering study, but rather to lay out key 
principles and policy details to inform the implementation of 
more detailed planning and standards in the City’s development 
codes, and in later transportation studies. 

As part of its statement goals for the Future of Fair Oaks Com-
prehensive Plan: 2018, Stakeholders responded to community 
surveys and town hall exercises that showed interest in a range 
of transportation offerings. Stakeholders committed to offering 
“alternatives to typical, congested driving on standard roads,” 
explicitly mentioning several strategies: 

	 A) Expand access to sidewalks and pedestrian paths

	 B) Consider even more opportunities for other ways 
to move around the community, such as bicycle paths, golf cart 
lanes, horse paths, and shared paths. 

	 C) Search for and seize opportunities to create streets 
and regional arteries that complement the Fair Oaks vision – 
incorporating trees, landscaping, pedestrian (and alternative 
vehicle) needs, speed control, and environmental sensitivity into 
local road planning and regional negotiations; strive to protect 
neighborhoods from unnecessary noise.

	 D) Actively work with TXDOT and others to ensure a 
transportation network that serves Fair Oaks Ranch citizens and 
their particular needs and wants

Goals for the Future
As noted earlier, Stakeholders also instructed staff and the planning 
consultant team to integrate land use with transportation planning, 
and to look for ways to make new streets both pedestrian friendly 
and representative – as much as possible within safety norms – of 
the small-town, “Hill Country character” of Fair Oaks Ranch. One way 
to do that is through the “complete streets” concept that is embed-
ded in the street profiles and development standards designed into 
this plan. 

Public streets are a particularly visible marker of community charac-
ter, and rank among the defining spaces for any city, a feature used 
by every citizen. But too often communities do not pay enough at-
tention to the aesthetic design of streets that serve as the literal and 
figurative gateways to their city. The “Complete Streets” concept – 
now embraced by hundreds of cities and agencies across the country 
– is intended to change that by focusing on street form and function 
as important parts of the city’s overall sense of place. The principles 
associated with the “Complete Streets” movement complements and 
reinforces the goals expressed by Stakeholders and citizens in Fair 
Oaks Ranch – to preserve and enhance the unique character of the 
Fair Oaks Ranch community and improve mobility while also provid-
ing options for walking, bicycling and other means of moving around 
the City. Both the City of San Antonio and the Alamo Council of 
Governments have adopted resolutions or policies in support of the 
Complete Streets approach to transportation planning. 

A good definition of Complete Streets comes from the National Com-
plete Streets Coalition:   

“A Complete Streets approach integrates people and place in the 

Complete Streets
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planning, design, construction, operation, 
and maintenance of our transportation net-
works. This helps to ensure streets are safe 
for people of all ages and abilities, balance 
the needs of different modes, and support 
local land uses, economies, cultures, and 
natural environments.”

For Fair Oaks Ranch, that means that the 
policies and designs governing public 
streets should be more than simply rules to 
govern asphalt distribution and the move-
ment of automobiles. New streets designed 
and built in Fair Oaks Ranch should be 
designed mindful of the needs of every-
one who may use that street – motorists, 

pedestrians, and more; the streets should 
be designed to move people and goods ef-
ficiently, but also in ways that are respectful 
of existing neighborhoods, and of the char-
acter, tranquility, and beauty of Fair Oaks 
Ranch. Sidewalks, bike lanes, street trees, 
traffic calming, and other features that en-
hance the overall livability and quality of life 
in Fair Oaks Ranch should be considered as 
integral parts of transportation policy and 
street design. 

Most existing streets in Fair Oaks Ranch 
won’t see any change, especially in the 
short-run. These policies will affect primarily 
new subdivisions and new street construc-

tion, but, over time, will also guide recon-
struction and repair on existing streets. 

Street Hierarchy
This plan identifies several types of streets 
and categorizes them for the first time. All 
streets in the City are now in one of five 
basic groups, designated on the Transpor-
tation Map:

	 • Arterial Streets – serving to con-
nect the region, or connect major highways, 
with higher speeds and heavy traffic. The 
only arterial streets in Fair Oaks Ranch at 
the present time are I-10 and Ralph Fair 
Road (FM 3351).

	 • Collector Streets – used for 
major circulation between developments or 
neighborhoods. At the present time, these 
are Old Fredericksburg Road, Fair Oaks 
Parkway, Dietz-Elkhorn Road, and Ammann 
Road. 

	 • Local Connectors – for minor 
circulation within developments and neigh-
borhoods and carrying moderate traffic. 
Though they have some characteristics of 
local neighborhood streets, they collect 
traffic from lager areas, or from multiple 
local streets. There are a number of Local 
Connectors in Fair Oaks Ranch. They, like 
the other roads, are designated on the 
Transportation Map included in this chap-
ter.

	 • Local Neighborhood Residential 
Streets – intended primarily for use within 
neighborhoods that are suburban in na-
ture. 

	 • Local Rural Residential – serv-
ing lower density neighborhoods or estate 
neighborhoods.

As new roads are brought into the City 

through the platting process, they will need 
to be designated as one of these type 
roads. The policy matrix presented in this 
section provides details about road types 
and corresponding standards that will 
guide City planning and should be incorpo-
rated into the City’s development regula-
tions. 

An idea of how these streets might look and 
function in practice is represented by the 
profiles of each – Collector through Local 
streets – shown here. Note that bicycle 
lanes, sidewalks, and street trees will be re-
quired for some streets. New or expanded 
arterials will be rare, and will be evaluated 
on a case-by-case basis, with design stand-
ards and street characteristics appropri-
ate to the travel demand and location, as 
determined by the City. 

Note also that golf carts are not directly 
addressed here. The City recognizes that 
many citizens of Fair Oaks Ranch rely on 
golf carts for transportation within the City 
limits, and the proper use and permitting 
of golf carts on City streets is addressed 
separately in a City ordinance developed by 
the City during the time this comprehensive 
plan was underway. Separate golf cart lanes 
were considered as part of the plan but ulti-
mately were not determined to be the best 
way to facilitate the safe and cost-effective 
use of golf carts in the City, and are not part 
of the transportation guidelines of this plan.   

Policies Apply to New Streets – Not 
Existing Ones

It is important to emphasize once again that 
the street policies in the matrix, as well as 

the street profiles, are intended to apply to 
new streets constructed in Fair Oaks Ranch. 
Nothing in this plan is intended to require 
the City, the state, counties, neighborhood 
associations, individuals, or developers to 
retrofit existing streets to these standards. 
Rather, these standards will guide City poli-
cies and expectations for the development 
of new subdivisions and new construction 
in Fair Oaks Ranch. This will apply primar-
ily in areas that until recently were part of 
the City’s ETJ, but these standards are also 
intended as a guide to TXDOT and other 
regional planners when considering expan-
sions and extensions of existing Arterial 
and Collector streets. 

The plan does more than categorize streets 
and set standards for developers building 
new neighborhoods. The Transportation 
Plan Map is intended to help focus priori-
ties. For instance, Local Connector Streets 
in most cases will affect more citizens and 
carry a heavier traffic load than a Neighbor-
hood Residential Street, so maintenance 
schedules should be structured according-
ly. Collectors will typically carry more than 
Local Connectors, and so on. 

The transportation component of the 
comprehensive plan, as presented through 
the Transportation Map, also establishes 
corridors where the City intends to see 
future streets built, as well as existing 
streets expanded or extended, to comple-
ment the overall transportation network. 
Dotted lines on the map represent approxi-
mate corridors where the City may require 
right-of-way dedications in the future as 
land develops, or where the City supports 

Did you know?
The Complete Streets plan aims 
to merge pedestrian-friendly, safe 
streetways that preserve Fair Oaks 
Ranch’s “Hill Country Character.” 
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roadway extensions (or lane expansions) contemplated in 
various regional plans. [Section 281.001 et seq. of Transporta-
tion Code.] These corridors are approximate. The dotted lines 
are not intended to convey precise routes or alignments. How 
future extensions and additions connect to existing streets – 
and the exact alignments of those streets – will be determined 
by a number of factors: topography and engineering studies, 
right of way availability, subdivision layouts within currently 
undeveloped land, construction costs, and proposed plats by 
landowners. By adopting this map, the City puts future land 
developers on notice that road rights of way may be required 
at plat dedication, and alerts current citizens and future buyers 
to likely roadways of the future. The map is intended to give 
flexibility to the City as the final arbiter of detailed routes within 
these approximate corridors. Within the limits of state law, the 
City will determine what streets or road improvements are ac-
cepted into the City street network.

A few additional points about roadway extensions and expan-
sions and the Transportation Map are useful. 

1. Arterials and future state work on I-10 and Ralph Fair 
Road. The City supports the Alamo MPO plans for capacity-
building improvements to I-10 and to associated overpasses 
in the Fair Oaks Ranch area. The City also supports TXDOT 
and MPO proposals to add additional capacity to Ralph Fair 
Road, including turn lanes, and studies to possibly increase the 
number of driving lanes. However, how these improvements 
to Ralph Fair Road are ultimately designed, and what safe-
guards are built into construction, will be critical to determining 
whether the City supports the final proposed projects. 

The City has particular interest in Ralph Fair Road and the 
state’s expansion plans. There is a clear need for congestion 
relief, especially around Fair Oaks Elementary and near I-10. 
But plans for Ralph Fair Road should be tailored to the commu-
nity, and should be sized in context to local needs and exist-
ing neighborhoods. Throughout the comprehensive planning 
process citizens have expressed concern about noise, neigh-
borhood disruption, safety, and additional traffic that could be 
induced if TXDOT designates Ralph Fair Road as a regional relief 
route. The original Mobility 2040 plan for the region identi-
fies funding for possible expansion of parts of Ralph Fair Road 
to four lanes. But through other community plans, including 
discussions of how to route traffic out of downtown Boerne and 
how to connect State Highway 46 from I35 to I-10, TXDOT and 
others seem to be considering the possibility of a larger expan-
sion of Ralph Fair Road, possibly up to seven lanes – three in 
each direction with a turn lane in the middle. This seems exces-
sive for congestion relief based on current traffic patterns, even 
considering population growth in the near future. According to 
TxDOT’s Urban Saturation Maps in 2015, Ralph Fair Rd. has a 
daily average of 6,969 - 8,357 cars per day (the exact number 
varies depending on proximity to I-10).  According to the 2009 
U.S. Traffic Calming Manual, a “three lane cross section can 
easily handle 20,000 vehicles per day, and possibly more.” It’s 
apparent then, that average daily traffic could double or even 
triple still be managed by half as many lanes. Traffic modeling is 
not always that simple, of course. Factors such as peak traffic, 
the number of driveways, traffic speed, traffic light synchroni-
zation, regional growth and traffic patterns affect good road 
design. Still, while peak-hours relief is needed on Ralph Fair, and 
traffic volume is expected to grow, this comprehensive plan – 
informed by public opinion and Stakeholder recommendations 
– calls for TXDOT to construct the minimum number of lanes 
required to maintain reasonable mobility in the future. The City 
also supports exploration of other ways to optimize traffic in 

the area, such as traffic signal optimization, driveway manage-
ment, shoulder improvements, active accident management, 
intersection improvements and turn lanes before expanding 
driving lanes in ways that will undermine the existing quasi-
rural Hill Country character of a road that is one of the primary 
gateways into Fair Oaks Ranch – and which bisects the City. For 
example, a six-lane Major Arterial Divided section – essentially 
seven lanes – through Fair Oaks Ranch would pose significant 
challenges to maintaining the City’s vision and sense of cohe-
sion, and City leaders and the community would have to be 
convinced of its need, including a demonstration of why alterna-
tive designs would not accommodate realistic projections of 
future traffic. Any kind of lane expansion proposed by TXDOT 
should include active measures to protect neighborhoods and 
the natural resources of the community; proposals should 
include measures to minimize community disruption, attenu-
ate for increased sound, and include ways for local traffic and 
pedestrians to cross the highway safely. The City plans to work 
with TXDOT and the MPO to develop context sensitive solutions 
to the issue and develop a plan that works for both TXDOT and 
the City. (See the Context Sensitive Solutions portion of this 
plan, next page). 

2. Old Fredericksburg – The Boerne Thoroughfare Plan calls 
for connecting Ammann Road near Boerne to Old Fredericks-
burg Road in Fair Oaks Ranch, part of a broader plan to con-
nect to SH 46. The corridor shown on the Future of Fair Oaks 
Comprehensive Plan: 2018 Transportation Map corresponds 
approximately with the Boerne plan. Under the new Future 
Land Use Map for the City, this area, on the City’s southwesterly 
boundary and near I-10, is programmed for a significant portion 
of the City’s commercial and mixed use development. This plan 
does not endorse a size or number of future lanes for Freder-
icksburg Road, preferring that decision to be made later – in 
context with surrounding development, and as part of overall 
planning with TXDOT and other regional partners about the siz-
ing of Arterials and Collectors in the City, weighing the value of 
congestion improvements with cost and neighborhood disrup-
tion across the City. 

3. Fair Oaks Parkway – With its treed esplanade and rural 
profile, this street in the heart of the original City is an icon for 
the City and an exemplar of its character.  No significant expan-
sion of this street is contemplated as part of this plan, but it 
is recommended that as funds permit the City should look for 
ways to further enhance the street’s character, particularly by 
improving pedestrian ways along the street and trail access to 
and from it. 

4. Dietz-Elkhorn - This is another Collector in the heart of 
existing neighborhoods and is not recommended for major ex-
pansion, though the City should consider pedestrian improve-
ments and trail connections over time, especially as the City 
revamps its municipal complex along Dietz Elkhorn.  

  

Pg. 39



5. Ammann Road extensions and alternatives – The far north-
east part of the City in the area of Ammann Road is anticipated to 
experience significant housing growth. Pre-existing development 
agreements in this area will allow development at a density greater 
than that recommended in the Future Land Use Map. The dotted 
lines on the Transportation Map indicating future roadways (or 
road extension) here are an effort to recognize that new streets, 
sized as Collector streets or Connectors, may be needed as this 
part of the City develops. In addition, the sharp right angles on 
the existing Ammann Road – a testament to its rural heritage as 
a farm-and-ranch road navigating pasture boundaries – are no 
longer appropriate for the anticipated traffic, especially as this 

area develops. Illustrated on the map, labeled as Ammann Road 
Extension Options, are possible variations showing how the exist-
ing curves in Ammann might be eased while also creating Collector 
Road access for the interior portion of the tract. In the case of one 
of these, this would also create an additional commercial corner 
(potentially adding tax base to the City if the land were available for 
annexation). The City will expect the developer of these tracts of 
land to propose and design interior improvements in keeping with 
the spirit of the Transportation Map, recognizing that specific align-
ments and solutions may vary based on the proposed lot layout. 

Context Sensitive Solutions
Context Sensitive Solutions is a term of art 
in the transportation world that refers to 
designing mobility solutions in context with 
their surroundings – in practicality, it often 
means designing streets to serve communi-
ties rather than retrofitting neighborhoods 
to adapt to streets. Roadways planned with 
Context Sensitive Design in mind should 
serve people first. That sounds obvious, but 
many road designs are intended primarily 
to move cars efficiently at the expense of all 
else, instead of being designed to improve 
quality of life for people living in the area. 

Often the two concepts are the same. It’s 
important to move people efficiently. But 
in recent years an increasing number of 
communities have come to the conclusion 
that other factors – noise prevention, the 
preservation of trees and dark skies, pe-
destrian access and safety, bicycle options, 
the historic value of neighborhoods, even 
beauty and community character – should 
be part of the transportation equation. 

With the adoption of this plan, the City em-
braces the general idea a Concept Sensitive 
Solutions process and Concept Sensitive 
Design for all Arterial and Collector street 
construction and expansion within the City 
that are not otherwise part of a public plat-
ting process. Specifically, the City encour-
ages TXDOT to consider context sensitive 
options for state-funded major expansions 
or extensions in the City. 

Among the issues the City is concerned 
about are: 

• Sound attenuation

• Multi-use paths for pedestrians, bicycles 
and possibly horses

• Drainage

• Sensitive lighting

• Wayfinding and signage

• Crosswalks and bridges with local design 
elements 

• Appropriate access

• Turn lanes, or acceleration-deceleration 
lanes, for safety, economic development, 
and the convenience of Fair Oaks Ranch 
residents

• Traffic calming elements and speed limits 
appropriate to the context within the City

• The incorporation of low-impact design 
standards or other best-management prac-
tices and safeguards for the City’s natural 
resources, including water, wildlife, trees, 
and natural beauty

• Lane design and capacity-sizing that is ap-
propriate to the location and the surround-
ing context

• Timely construction, maintenance and 
synchronization of traffic lights

This is not intended to be a comprehensive 
list. 

Context sensitive standards and design 
techniques are referenced in various 
state Department of Transportation 
manuals and in such works as: 

• Institute of Transportation Engineers 
(ITE) report on “Proposed Recommended 
Practice: Context Sensitive Solutions in 
Designing Major Urban Thoroughfares for 
Walkable Communities.”

• Federal Highway Administration, context-
sensitivesolutions.org

Among the guidelines, the Federal Highway 

Administration notes that Context Sensitive 
Solutions is “both process and product…. It 
involves all stakeholders, including com-
munity members, elected officials, inter-
est groups, and affected local, state, and 
federal agencies. It puts project needs and 
both agency and community values on a 
level playing field and considers all trade-
offs in decision making.” Among the guiding 
principles, FHWA includes: 

	 1. Strive towards a shared stake-
holder vision

	 2. Demonstrate a comprehensive 
understanding of contexts.

	 3. Foster continuing communica-
tion and collaboration

	 4. Exercise flexibility and creativity 
to shape effective transportation solutions, 
while preserving and enhancing community 
and natural environments. 
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Streets Policy Matrix
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Cross Section:
Collector Street 

Cross Section:
Local Connector Street

Pg. 42



Cross Section:
Neighborhood Residential Street 

Cross Section:
Rural Residential Street
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Transportation 
Summary
Fair Oaks Ranch recognizes that transportation is closely linked 
to quality of life in the City, and that transportation options will 
help determine how well existing residents live and prosper, as 
well as how the undeveloped portions of the City will build out, 
look, and “feel.” The City is committed to a design standard, and 
a process, for new street construction that promotes efficient 
mobility without compromising the existing character and qual-
ity of the community. The City is also committed to creating a 
variety of transportation options for citizens, creating streets 
and public areas that together can accommodate automobiles 
and walkers, bicyclists, and even golf cart drivers or horseback 
riders in certain situations. 

The Future of Fair Oaks Ranch Comprehensive Plan: 2018 an-
ticipates the City’s major arterials, such as Ralph Fair Road, will 
need to be expanded – adding turn lanes or possibly additional 
traffic lanes. But design proposals should be carefully modeled 
and expansion based on traffic demand so that 1) Fair Oaks 
Ranch citizens can move quickly and efficiently to destinations 
inside and outside the City; and 2) construction provides for the 
minimum amount of lanes, impervious cover, neighborhood 
disruption, and cost to meet mobility and safety standards. The 
City is committed to protecting neighborhoods from unwar-
ranted disruption.
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5.5 parks and trails
Within the preceding transportation and 
land use sections, this comprehensive plan 
proposes modifications and standards 
for streets and sidewalks to make the City 
more pedestrian friendly over time. The 
incorporation of plan components such as 
these are a direct result of citizen feed-
back and Stakeholder direction to develop 
a comprehensive plan which addresses 
alternative routes and methods of moving 
about the City. A framework for accessibility 
and mobility in the City of Fair Oaks Ranch 
would be incomplete without consideration 
of trails and parks.

Through survey responses and public town 
halls, the greatest concern, outside of con-
gestion and traffic, was walking trails and 
sidewalks. Residents have expressed an 
interest in having the option to walk and/or 
cycle around the City – and to do so within 
a network that is both safe and easily acces-
sible. 54% of survey participants said they 

believe there are too few safe routes for 
walkers and cyclists in Fair Oaks Ranch.

The Fair Oaks Ranch Homeowners Associa-
tion (FORHA) manages the City’s existing 
trails system which includes 1.3 miles of 
hardscape (pavement) trails and an impres-
sive 10 miles of softscape (dirt) trails. There 
are significant gaps within the current 
network, however, ultimately rendering it 
an undesirable option for residents. And 
although Fair Oaks Ranch residents are 
primarily dependent upon automobile 
travel, there is still a notable portion of the 
community that uses alternative modes of 
transportation and they do so on traditional 
streets designed for automobile use.

Results from the community survey reflect 
a greater desire in younger residents for 
more parks and recreational space. 83% of 
survey respondents ages 25 – 39 believe 
we need more parks and playgrounds. 
While, overall, 52% of respondents (of any 

age) think there is the right amount. The 
strongest consensus from the community 
survey, however, was shared by residents 
young and old - the interest in preserving 
open space and making sure trails and 
walkways are compatible with the commu-
nity’s “Hill Country character”. 

A well-planned and maintained trails and 
parks network provides the City a rare 
and powerful opportunity to control both 
the aesthetic and accessibility within the 
Fair Oaks Ranch community as the region 
around it rapidly changes. Sidewalks and 
trails provide important access and con-
nectivity between neighborhoods, parks, 
schools and other destinations in ways 
that can add value to the city as a whole. 
As Fair Oaks Ranch continues to develop, 
the City, with leadership and guidance from 
FORHA, can work to connect new trails and 
enhance the existing network of trails and 
parks.

Parks and Trails: A Vision for the Future
Continue to support FORHA as it devel-
ops a Master Trails Plan.

Working with FORHA, the City has created 
a trails map to ensure that the existing 
trails network is preserved and maintained. 
The creation of a Master Trails Plan would 
provide clear direction to developers and 
residents of how the City plans to incorpo-
rate its trails network as the City continues 
to develop. 

Identify trail gaps and rank priority of 
projects with associated cost, funding 
sources, & timelines.

Consider the significance of those miss-
ing trail segments that are identified for 
construction as part of future develop-
ment and determine whether any of those 
should be facilitated or accelerated by city 
participation. The higher priority area for 
focused implementation should be near 
mixed-use and neighborhood commercial 
zoning districts and within one-half mile of 
schools. Budget for, design, and implement 
the construction of sidewalks and ramps to 
complete the sidewalk network on streets 
as indicated in the transportation plan.

Proactively work with developers for 
park and trail development.

Especially in developing neighborhoods, 
the City should plan ahead for possible 
new parks, trails, and trail heads. Linkages 
between streets and trail heads, as well as 
location of parks, should be purposeful and 
integrated within the network as to provide 
easy accessibility for as many residents as 
possible. Working proactively with develop-
ers will help ensure trails and parks are de-
signed to foster community interaction and 
reinforce the character of Fair Oaks Ranch.

Seek opportunities to preserve and 
maintain the trails and parks through 
green practices.

Trails and parks should be designed and 
maintained using green practices. Not only 
does this reduce maintenance needs and 
associated costs but it helps preserve and 
reinforce the Hill Country aesthetic as well. 
FORHA and the City have already identified 
that drainage can be designed for the dual 
purpose of preserving trails and maintain-
ing recreational amenities. 
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5.6 Water and wastewater
In an effort to assess they City’s ability to reliably serve its current 
and future populations, it is essential to include an evaluation of 
Fair Oaks Ranch’s water infrastructure. The City partnered with an 
outside engineering firm to evaluate its current water and waste-
water systems and capacity, as well as provide recommendations 
for the future that align with the community’s vision for develop-
ment and growth management.

Water System Analysis

Show in Figure 5.6A, the City of Fair Oak Ranch’s existing water 
distribution system currently consists of a network of water lines 
ranging in size from 2-inches to 12-inches, and four pump stations 
with associated ground storage tanks and wells, one of which is 
supplied by the Guadalupe-Brazos River Authority (GBRA) sur-
face water.  The Elmo Davis ground storage tanks (GST) serve as 
elevated storage for Zone B.  Pressure tanks at Plant #3 provide 
storage to Zone A, and pressure tanks at Elmo Davis and Plant #2 
provide storage for Zone C.   

Wastewater System Analysis

The City’s existing wastewater system (shown in Figure 5.6B) is 
primarily located along Cibolo Creek. It has six lift stations, a net-
work of lines ranging from 6-inches to 15-inches, and a 0.5 million 
gallons per day (mgd) wastewater treatment plant.  The remaining 
residents of Fair Oaks Ranch have private septic systems.

Recommendations: Water and Wastewater Systems

The City is in the process of conducting a Water and Wastewater 
Master Plan.  This study will provide detailed projects and cost 
estimates for system improvements to the water distribution sys-
tem and the wastewater collection system.  Water system recom-
mendations will include: additional elevated storage, transmission 
line improvements, water supply, and emergency connections.  
Wastewater recommendations will include: extending service to 
the recently annexed ETJ area, new interceptors, lift station elimina-
tion, and recommendations for future wastewater treatment plant 
capacity.  The recommended future service areas for the water and 
wastewater systems are presented on Figures 5.6C and 5.6D, on 
the following page. 

The Water and Wastewater Master Plan will also evaluate the 
condition and criticality of the existing facilities in the water and 
wastewater systems.  Recommendations for rehabilitation projects 
will be developed.  Regular inspections and updates to the condi-
tion scoring are recommended in the future to continue rehabilita-
tion to existing facilities. 

Key Issues:  
 
- Complete water and wastewater master plans 
- Additional storage in the distribution system 
- Wastewater treatment plant capacity 
- Extend water and wastewater service to the recently annexed ETJ 
area

Figure 5.6A
Figure 5.6B
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5.7 Drainage
Stormwater management is essential when planning for the long-
term safety, health, and quality of life for residents of Fair Oaks 
Ranch. As part of this comprehensive planning effort, engineering 
consultants from CDMSmith were brought on to evaluate the City’s 
storm water infrastructure and to develop a Master Drainage Plan 
with prioritized capital improvement projects (CIPs). In doing so, the 
City now has updated information relevant to its drainage system, 
a prioritized list of known deficiencies, and basic cost estimates for 
general budgeting and development of CIPs.

The Master Drainage Plan is comprised of 46 sites with known 
drainage issues. These sites were first analyzed by conducting 
field visits to provide an initial engineering evaluation and then a 
computer model was used to support project development. Each 
site was then analyzed in further detail according to three site clas-
sifications.

Developed in coordination with stakeholders, prioritization criteria 
were generated for planning purposes which takes into account 

the project’s source/destination, public infrastructure at risk, num-
ber of parcels affected, erosion, and green infrastructure. The City 
now has a prioritized list of CIPs and can move forward in address-
ing its storm water issues.

As a next step, the City should evaluate funding options for these 
proposed projects as the City currently uses its general fund for 
storm water improvements. Additional deliverables from the study 
have been developed for four sites to be used for a FEMA Hazard 
Mitigation Grant Program application. However, for the rest of the 
identified CIPs and for future improvements, it is recommended 
that a dedicated fund be established for storm water management. 
The City in conversation with public stakeholders should explore 
funding options that are based on community consensus on how 
to best fund the City’s storm water infrastructure.

Did you know?
The City’s Drainage Study was concurrent with the City’s Comprehensive Planning process and the consulting firms coordinated 
efforts in 2017 and 2018. The Drainage Study was completed by CDMSmith.

Figure 5.6C Figure 5.6D
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ST1. Annexation – Pursue an aggressive annexation policy in 
the ETJ areas of the City, thus protecting long-term property 
values and the City’s existing character. (Note: since the time the 
initial land use portions of the plan were developed in the sum-
mer of 2017 and the final approval of this plan in 2018, the City 
has completed significant annexations and concluded develop-
ment agreements with other landowners in the ETJ, accomplish-
ing the plan’s fundamental goals. As time passes, the City should 
continue to monitor the development agreements and the asso-
ciated lands that will be brought into the City as they develop. In 
addition, as opportunities arise, the City should consider seeking 
opportunities to negotiate ETJ releases with Boerne and San An-
tonio in discreet areas where it will make sense, especially along 
the northwest perimeter of the City south of Ammann Road, and 
around the “gateway” intersection of Ralph Fair and Ammann in 
the northeast quadrant.

ST2. Zoning – Implement a stop-gap zoning ordinance immedi-
ately, no later than the summer of 2018. This ordinance should 
be based on the extensive policy goals and details adopted by 
the Citizen Stakeholder Committee, Planning and Zoning Com-
mission, and City Council during the Comprehensive Planning 
process – and the Future Land Use and Zoning Maps reviewed 
by citizens at a design charrette and multiple community forums 
throughout 2017 and early 2018. 

ST3. UDC – To expand and amplify the benefits of the City’s 
first zoning ordinance, prepare a Unified Development Code 

for adoption within six months of the adoption of the plan. The 
Unified Development Code should build on the vision built as 
part of the Comprehensive Plan, and should incorporate zoning, 
commercial design standards, and revised subdivision regula-
tions into a single document, making development regulations 
easier for citizens to track, developers to use, and the City staff 
to administer. The design standards will be new and include 
elements of form-based code and design, as recommended in 
the Comprehensive Plan; the zoning regulations can be drawn 
largely from the interim ordinance but interwoven with other 
regulations to provide a tailored mix of form-based and tradi-
tional zoning for Fair Oaks Ranch; and, the subdivision regula-
tions should update and expand the City’s existing subdivision 
rules, incorporating modern standards, additional environmen-
tal and infrastructure protections, and layout out a clear process 
for high quality, sustainable development within the City. 

ST4. Drainage – Complete the ongoing drainage study currently 
underway with engineers and begin implementing recommen-
dations as early as the FY 2019 year, but certainly by FY 2020. It 
is likely that, because of financial constraints, full implementation 
will need to happen over several years. The City should review 
the plan in 3-5 years for progress. As a long-range drainage 
plan is developed – and, no doubt, amended, with changing 
conditions and weather patterns – the City should amend the 
Comprehensive Plan to include more specific goals for drainage 
improvements. 

Chapter 6: implementation

Short-term action items

This comprehensive plan explicitly addresses the future of Fair Oaks Ranch. Or, more accurately perhaps, it provides a detailed 
assessment of where the City is today on a number of key issues related to the physical development of the City. The plan captures 
where Fair Oaks Ranch is now and how citizens envision Fair Oaks Ranch should develop as the City’s remaining vacant land is built 
out over the next 10-15 years.

To implement and administer the successful vision that the community wants will require sustained attention, and, inevitably, tweaks 
and refinements to the plan, and its related regulations, as conditions change – and as the City staff and other leaders gain experi-
ence with details such as land use controls. To increase the odds of successfully implementing the vision expressed in the plan, the 
consulting team recommends a series of action items focused in two time frames: short-term and long-term actions. 

Implementation and Action Items. Short and long-term goals for 
the City of Fair Oaks Ranch
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ST5. Water and Waste Water – Complete the water/waste 
water study and develop a long-range strategy to address its 
findings by FY 2020. As with drainage, water and wastewater 
planning are addressed in this Comprehensive Plan, but are 
subject to on-going engineering analysis. The goal is to develop 
a long-range plan for water security for the City, and a strategy 
to address long-term wastewater needs. These are long-range 
goals. In the short-term, the City should complete the study, 
which relies on population projections, demographic projec-
tions, and land use assumptions developed as part of the 
Comprehensive Plan. If necessary, the City should add to the 
Comprehensive Plan to reflect the final water and wastewater 
strategies, and should benchmark actual growth rates against 
projections in the next 3-5 years.  

ST6. Ralph Fair Road – Pro-actively address TXDOT plans to 
expand Ralph Fair Road. This work is time sensitive, it is already 
underway by the City, and should continue to be an urgent 
focus. TXDOT is considering plans to improve Ralph Fair Road 
to become a major regional arterial, with perhaps as many as 
seven lanes in Fair Oaks Ranch. As part of its comprehensive 
planning, consultants and City officials met with TXDOT to begin 
discussions of how to improve regional mobility without sac-
rificing quality of life in the City. The Future of Fair Oaks Ranch 
Comprehensive Plan includes a section in the transportation 
chapter that speaks directly to the City’s vision for Ralph Fair 
Road. City staff and other City leaders should continue efforts to 
advance the City’s position with TXDOT and with other regional 
transportation partners while monitoring developments closely. 
At a minimum, the City should insist on robust public participa-
tion, regional planning that respect the values in the Fair Oaks 
Ranch plan, and lane capacity and road profiles based on sci-
entific modeling and on best professional practices within the 
framework of Context Sensitive Design.  Short Term Action Item 
#9 will complement this effort. 

ST7. Other Regional Roads – Monitor and engage in other re-
gional roadway planning efforts that will affect Fair Oaks Ranch 
directly, particularly regional discussions about expanding Old 
Fredericksburg Road. These discussions are less urgent but are 
likely to bloom into fuller planning efforts within the next year. 
As with Ralph Fair Road, the City should advance and defend 
the transportation and related land use vision adopted in this 
plan in active ways. In addition to Old Fredericksburg, the City 
should monitor state, regional, and county plans for state arteri-
als and major collectors in the City. 

ST8. Road Hierarchy and Budget – Begin using the hierarchi-
cal system of roads identified in the transportation section of 
the plan as a guide to maintenance and budgeting in FY 2019, 
with it fully integrated into maintenance and operations by FY 
2020.   

ST9. Regional Information Sharing – Alert regional authori-
ties to the City’s new comprehensive plan and the general 
sub-plans and maps created as part of the planning effort.  This 
should commence in the next 30 days and be completed within 
120 days of adoption of this plan. Actions under this heading in-
clude alerting the Alamo MPO (Metropolitan Planning Organiza-
tion) and the Alamo COG (Council of Governments), and TXDOT 
to the City’s new population projections, annexation, future 
transportation map, trails map, and new transportation policies, 
including Context Sensitive Solutions standards for design and 
public involvement. In addition, the City should communicate 
at least parts of its new planning documents and boundaries 
to Bexar, Comal, and Kendall counties; and coordinate with 
regional and state water planners on results of its population, 
water, and drainage planning. 

ST10. Training – Implement more detailed training of City staff 
on the new Unified Development Code within 120 days of its 
adoption. Training should include updates and background 
for members of the Planning and Zoning Commission and the 
City Council, and a clear set of procedures (or a development 
process handbook) for staff and the public.  

ST11. QA Review For Zoning AND UDC – Review new de-
velopment regulations within 6-9 months of their adoption for 
Quality Assurance and functionality. The comprehensive plan 
recommends a zoning ordinance and a UDC (Unified Develop-
ment Code). This will be the City’s first zoning ordinance. With 
any regulation of this complexity – especially a new framework 
such as zoning and related form-based design standards  –  it’s 
likely the product will need at least some tweaks once the City 
and members of the development community have had the 
opportunity to work with the code over several months in “real 
life situations.” This is to be expected and should be considered 
part of the plan’s implementation. 

ST12. Policy for FLUM and Zoning Map Revisions – Estab-
lish a policy within the next 90 days about when to amend the 
Future Land Use Map and the Zoning map. The comprehensive 
plan consulting team recommends considering revisions every 
quarter or every six months at first, and more often if urgent 
need arises. 

Long-term action 
items
LT1. Consider supplementing this plan with additional sections 
or chapters that could add value to the City’s planning process 
over time. One example could be the development of a master 
facilities plan for the City. 

LT2. Consider the development of a long-term emergency ser-
vices plan that incorporates fire, EMS, and police. 

LT3. Institute a formal review of the comprehensive plan in 
3-7 years, and a fully developed new plan somewhere around 
2030 as the City approaches build-out. This should be done 
earlier – or at last considered – if the City builds out earlier than 
expected, or if there is a dramatic change in market conditions, 
population trends, land use, or transportation options within 
the City. 

LT4. Assess long-range park needs and refresh the informal 
agreement with FORHA (or develop a formal one). The compre-
hensive plan includes a look at how trails might be connected, 
and new trails added, as the City builds out. But it defers any 
decision on the development of City-owned ballfields or active 
recreation spaces. The plan also leaves in place the current sys-
tem of trail maintenance and planning – a system managed by 
FORHA. The plan notes, however, that over the long run the City 
will need to consider how to manage newly developing areas of 
the City, and whether the City should take a more active role in 
parks management. That should happen no later than the next 
plan update, in 3-7 years, and sooner if possible. 

LT5. Plan for the redevelopment of the City municipal com-
plex. As part of the comprehensive plan, the consulting team 
conducted a two-day design workshop, or charrette, featuring 
several tracts of land in the City. One area explored was the 
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area around City Hall. Over the next several 
years, the City should expand on that effort 
by exploring how best to use that land, with 
an eye toward creating a central place for 
community gatherings (both indoors and 
outside). This could include relocating the 
existing public works yard and, possibly, 
some mixed use development around an 
expanded city hall.  

LT6. Implement the long-term recom-
mendations on water, waste water, and 
drainage developed as part of the planning 
process.

LT7. Engage in ways to improve mobility in 
the region. The demographic analysis and 
community surveys completed as part of 
this plan indicate that a significant majority 
of Fair Oaks Ranch residents commute to 
school, work, or other commitments, typi-
cally using regional arterials such as IH-10. 
The City is not likely to be the primary driver 
in regional commute solutions, and does 
not have adequate staff to lead regional 
technical solutions, but City leaders can 
play a role in supporting congestion relief 
and other transportation initiatives. In some 
cases, such as the proposed expansion of 
Ralph Fair Road, there may be tension be-
tween regional goals and the best interests 
of the City and its residents, but in many 
other cases there will be opportunities for 
the City to support efforts to ease conges-
tion and improve traffic. New technologies, 
including automated vehicles and alterna-
tive fuels, are likely to mean significant 
changes for transportation systems and 

transportation funding over the life of this 
plan.  Given the City’s strong demographic 
and market profile, Fair Oaks Ranch has 
a role to play in working with the MPO, 
TXDOT, and other local city and county 
governments to address traffic.  Over the 
next 2-5 years the City should develop its 
own policy on regional transportation and 
consider what resources to devote to moni-
toring, coordinating, and at times advancing 
or leading regional transportation efforts. 

LT8. Develop a long-range plan for sidewalk 
and pedestrian improvements within the 
next 2-5 years, based on the transporta-
tion and trails maps, and the goals of the 
comprehensive plan. This is related to but 
distinct from trails planning. 

LT9. Develop plans and contingency strate-
gies for changes to long-term climate pat-
terns.  Whatever its root causes, extreme 
weather and climate change are already 
affecting local government infrastructure, 
disaster preparedness, land planning, and 
water planning. The causes and cures for 
climate change are hotly debated at the 
national level and need not be addressed 
by Fair Oaks Ranch. But the local effects 
should be. The U.S. military, associations 
of national utility providers, the national 
association of state transportation officials, 
the American Society of Civil Engineers, 
and the American Planning Association 
are among the many groups with techni-
cal reach now exploring how to address 
standards in an era where basic design and 
maintenance assumptions are predicated 

on rain and temperature norms that are 
changing. The recent national conference 
of the APA (American Planning Association) 
recommends that cities incorporate climate 
awareness into planning efforts. While this 
is not an immediate issue for Fair Oaks 
Ranch, it is likely to affect long-range water 
and drainage planning, and perhaps emer-
gency response, as well, possibly, summer 
work schedules, facility maintenance, road 
maintenance, and a host of other issues. 
The City should monitor best practices for 
climate preparedness and consider devel-
oping formal adaptation strategies or, at 
the least, incorporating a section on climate 
and weather effects into its next Compre-
hensive Plan update. 

LT10. Develop a set of policy and 
budget benchmarks and indicators 
to assess progress toward the goals 
laid out in this plan. (The compilation 
of “action items” in this chapter is a 
first step, but over time the City might 
consider other strategic and targeted 
benchmarks – points that might serve 
as larger indicators of success toward 
implementing the City’s vision for 
itself. This would be unusual for a city 
the size of Fair Oaks Ranch, but could 
include benchmark citizen surveys, 
or measurements for such factors as 
water reserves, number and severity 
of flooding episodes, the functionality 
of intersections, increase in sales tax, 
visual preference surveys, travel time 

Did you know?
The short and long-term 
goals and action items for the 
Comprehensive Plan were 
developed in coordination 
with City staff and the Citizen 
Stakeholder Committee. A 
successful Comprehensive Plan 
depends on implementation of 
the goals and vision laid out in the 
plan by Citizens and the planning 
team.
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