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Agenda 

ÅWhat is planning? Why is it important? 

ÅWhat is Zoning? Why is it important? 
ïBrief History of Zoning 

ïFundamentals of Zoning Regulations 

ÅHow Zoning Works 

ÅEconomics of Zoning 

ÅTypes of Zoning 

ÅZoning for Ennis 
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What is Planning? 

ÅProcess of thinking about and organizing the 
activities required to achieve a desired goal. 

ÅPreparing a sequence of action steps to 
achieve some specific goal. 

ÅWay to determine how cities grow and 
function (i.e. roads, buildings, people) ς 
economically, socially, and environmentally 
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Is Planning Important? 

ÅResults of 2012 APA National Poll 
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Planning vs. Development Regulation  

ÅPlanning is the vision of the future    
(e.g. comprehensive plan).  
ÅDevelopment regulation is a tool to achieve that 

future by directing private development. 
ÅDevelopment regulation can include:  
ïzoning regulations  
ïsubdivision regulations  
ïsite planning regulations  
ïsign regulations  
ïlandscaping requirements  
ïurban design regulations  
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What is Zoning? 

ÅLocal government rules and regulations on 
private property: 
ïLand uses                  

(residential, commercial, industrial, etc.) 

ïHow tall, large, and where on the property?  
(height and setbacks) 

ïWhat the building and site looks like?     
(materials, façade design, landscaping, etc.) 

ïAccess to streets and public infrastructure 
(driveways, sidewalks, etc.) 
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Why is Zoning Important? 
ÅTool to implement the 
ŎƻƳƳǳƴƛǘȅΩǎ Ǿƛǎƛƻƴ 

ÅMakes development 
more predictable 

ÅProtects property values 
and private investment 

ÅBetter plans for 
infrastructure (streets, 
water, sewer) based on 
future land uses 
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History of Zoning 

ÅBased on early tenement housing issues 

ÅHeavy industrial uses next to tenements 

ÅHealth & safety concerns 
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First Zoning Regulations 

Å1867 NYC Tenement Housing Law 



Å1909 ς City of Los Angeles divided 
into different districts including an 
exclusive residential zone 
Å1916 ς First Comprehensive Zoning 

Code, NYC 
Å1922 ς Model State Zoning Enabling 

Act, (rev. 1926) 
Å1926 ςVillage of Euclid v. Ambler 

Realty Co., US Supreme Court 
upholds the constitutionality of 
zoning 
 

Early Zoning Ordinances 



ÅResponse to post WW I & II 
growth 
ÅConcerns about congestion 

and nuisance 
ÅProtection of value of land 
ÅLand use was a local issue 
ÅEstablished the concept of 

zoning as an exercise of 
άtƻƭƛŎŜ tƻǿŜǊέ 
 

Standard Planning &  
Zoning Acts 
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Zoning in Texas 

ÅPer Chapter 211 of the Texas Local Government Code 

ÅPurpose: 

ïto protect health, safety, and morals 

ïto protect historical, cultural, and architectural areas 

ÅAuthority to Regulate Private Property through 
Zoning  

ÅCreation of Planning and Zoning Commissions 

Å/ǊŜŀǘƛƻƴ ƻŦ .ƻŀǊŘ ƻŦ !ŘƧǳǎǘƳŜƴǘ ŀǎ άǎŀŦŜǘȅ ǾŀƭǾŜέ  

ÅZoning in Home Rule Cities has wide latitude 
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How Zoning Works 

ÅCity is divided 
ƛƴǘƻ ά½ƻƴŜǎέ ƻǊ 
ά½ƻƴƛƴƎ 5ƛǎǘǊƛŎǘǎέ 

ÅRegulations on 
what can be built 
and what kinds 
of uses are 
acceptable in 
each zone 
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How Zoning Works 

ωComprehensive 
Plan & Future Land 
Use Plan Adoption Step 1 

ωAnnexation (if property is in 
ETJ) 

ωZoning/Rezoning Step 2 

ωSite Plans, Special Use Permits, 
Variances, etc. 

ωCivil and building plans 

ωBuilding Permits/Occupancy Cert. 

Step 3 
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Persons/Entities involved 

ÅGoverning Board / Legislative Body             
(City Commission) 

ÅPlanning & Zoning Commission 

ÅBoard of Adjustment 

ÅCity Staff 

ÅProperty owners, developers 
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Economics of Zoning 

 

άDƻƻŘ ½ƻƴƛƴƎ ŀǘǘǊŀŎǘǎ 5ŜǾŜƭƻǇƳŜƴǘΣ  

ǿƘƛŎƘ ƭŜŀŘǎ ǘƻ 9ŎƻƴƻƳƛŎ .ŜƴŜŦƛǘέ 
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Economics of Zoning 

1. Good Zoning says to a Prospect: 
 

ÅThe city has a Vision 

ÅDeveloper investment that is part of this vision, 
will be protected 

ÅPrivate investment follows public investment  

ÅPublic investment will tie and align private 
investment to drive value 
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Economics of Zoning 

2. Good Zoning is Transparent: 
 

ÅWhat are the rules? 

ÅMust be fair and consistent 

ÅTight rules are OK 

ÅRandomly changing rules are BAD 
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Economics of Zoning 

3. Good Zoning Codes are easily Accessible 
 

ÅEasy to read; easy to understand 

ÅhƴƭƛƴŜ ǇǳōƭƛǎƘƛƴƎ ǎŀȅǎΥ άǘƘŜ /ƛǘȅ ƛǎ 
ǇǊƻŦŜǎǎƛƻƴŀƭ ŀƴŘ ǊŜŀŘȅ ŦƻǊ ōǳǎƛƴŜǎǎΦέ 
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Economics of Zoning 

 

άtǊƛǾŀǘŜ /ŀǇƛǘŀƭ Ŧƻƭƭƻǿǎ ǘƘŜ tŀǘƘ ƻŦ [Ŝŀǎǘ 
wŜǎƛǎǘŀƴŎŜέ 

 

ά.ŀŘ ȊƻƴƛƴƎ ƳŀƪŜǎ ŘŜǾŜƭƻǇŜǊǎ ǿŀƭƪ ŀǿŀȅέ 
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Types of Zoning 

Å/ƻƴǾŜƴǘƛƻƴŀƭ ά9ǳŎƭƛŘŜŀƴέ ½ƻƴƛƴƎ 

ÅPlanned Unit Developments (PUDs) 

ÅPerformance Zoning 

ÅForm-Based Zoning 
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/ƻƴǾŜƴǘƛƻƴŀƭ ά9ǳŎƭƛŘŜŀƴέ ½ƻƴƛƴƎ 

ÅStrict separation of land uses 
resulting in Single use pods of 
development 

ÅBuffers instead of transitions 

ÅCar dependant and not 
pedestrian-friendly 

ÅPlanned obsolescence, so 
constructed accordingly 

ÅValue drops when the 
intended use is no longer 
viable 
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Conventional Zoning 

Source: M Huston, 2013 



31 
ksaeng.com 

Planned Unit Developments 

ÅCreate your own tailored zoning district 

ÅUsed for larger sites where several uses may 
ōŜ άƳŀǎǘŜǊ ǇƭŀƴƴŜŘέ ŀƴŘ ǇƘŀǎŜŘ ƻǾŜǊ 
multiple years 

Å.ŀƭŀƴŎŜǎ ŘŜǾŜƭƻǇŜǊǎΩ ƴŜŜŘ ŦƻǊ ƳƻǊŜ ŦƭŜȄƛōƛƭƛǘȅ 
ǿƛǘƘ ŎƛǘƛŜǎΩ ƴŜŜŘ ǘƻ ƘŀǾŜ ƳƻǊŜ ŘŜǎƛƎƴ ŎƻƴǘǊƻƭ 
and specifications 



32 
ksaeng.com 

Issues with PUDs 
ÅToo many PUDs create 

administrative challenges. 

Åaŀƴȅ t¦5ǎ ŀǊŜ άǎǘŀǘƛŎέ ŀƴŘ 
overly detailed.   

ÅIf project changes over time 
due to market conditions, any 
deviation from the original plan 
requires rezoning.  

ÅOpens up every aspect of the 
development to be negotiated 
and micro-managed. 
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Performance Zoning 

ÅEstablish performance 
metrics for development 
and let applicant figure out 
how to meet the standard 

ÅTypically to provide more 
flexibility without 
prescription 

 



34 
ksaeng.com 

Issues with Performance Zoning 

ÅWorks for elements such as sound, light, 
pollution, vibration, drainage, etc. (typically 
commercial and industrial uses) 

ÅComplex methodology for developing the 
right standard and problematic enforcement 

ÅDoes not provide predictable results 
(especially to neighborhood residents) 
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Form-Based Codes 

ÅMore about land use flexibility 

ÅLess about separating uses 

Å Implements walkable mixed use 

ÅRelates public areas (streets, open space, 

sidewalks) with private development 

35 
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Definition of Form-Based Codes 
Form-based codes address:  

Å the relationship between building facades and the public realm,  

Å the form and mass of buildings in relation to one another, and  

Å the scale and types of streets and blocks.  

 

Image Source: Gateway Planning 
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