
Sec. 35-F106. - Special Floodplain Definitions.  

Unless specifically defined below, words or phrases used in this ordinance shall be interpreted to 
give them the meaning they have in common usage and to give this ordinance its most reasonable 
application. The following definitions apply only to this ordinance:  

1% annual chance floodplain (formerly 100-year floodplain) is the land within a community subject to 
a one (1) percent or greater chance of flooding in any given year. These areas are typically designated as 
a Federal Emergency Management Agency (FEMA) Zone A, AE, AH, or AO on FEMA Flood Insurance 
Rate Maps (FIRM Panels).  

Alluvial fan flooding means flooding occurring on the surface of an alluvial fan or similar landform 
which originates at the apex and is characterized by high-velocity flows; active processes of erosion, 
sediment transport, and deposition; and unpredictable flow paths.  

Apex means a point on an alluvial fan or similar landform below which the flow path of the major 
stream that formed the fan becomes unpredictable and alluvial fan flooding can occur.  

Appurtenant structure means a structure which is on the same parcel of property as the principal 
structure to be insured and the use of which is incidental to the use of the principal structure.  

Area of flood inundation refers to sites that are subject to flooding as a result of water ponding in the 
controlled storage areas of dams, detention and retention ponds.  

Area of future flood conditions means the land area that would be inundated by the 1% annual 
chance (100-year) flood based on future conditions hydrology.  

Area of shallow flooding means a designated AO, AH, AR/AO, AR/AH, or VO zone on a community's 
Flood Insurance Rate Map (FIRM) with a one (1) percent or greater annual chance of flooding to an 
average depth of one (1) to three (3) feet where a clearly defined channel does not exist, where the path 
of flooding is unpredictable and where velocity flow may be evident. Such flooding is characterized by 
ponding or sheet flow.  

Area of special flood hazard is the land in the floodplain within a community subject to a one (1) 
percent or greater chance of flooding in any given year. The area may be designated as Zone A on the 
Flood Hazard Boundary Map (FHBM). After detailed rate making has been completed in preparation for 
publication of the FIRM, Zone A usually is refined into Zones A, AO, AH, A1-30, AE, A99, AR, AR/A1-30, 
AR/AE, AR/AO, AR/AH, AR/A, VO, V1-30, VE or V.  

Base flood means the flood having a one (1) percent chance of being equaled or exceeded in any 
given year.  

Base flood elevation (BFE) means the elevation shown on the Flood Insurance Rate Map (FIRM) 
and found in the accompanying Flood Insurance Study (FIS) for Zones A, AE, AH, A1-A30, AR, V1-V30, 
or VE that indicates the water surface elevation resulting from the flood that has a 1% chance of equaling 
or exceeding that level in any given year - also called the base flood.  

Basement means any area of the building having its floor subgrade (below ground level) on all sides.  

Breakaway wall means a wall that is not part of the structural support of the building and is intended 
through its design and construction to collapse under specific lateral loading forces, without causing 
damage to the elevated portion of the building or supporting foundation system.  

CLOMR means a Conditional Letter of Map Revision. A CLOMR will be submitted for FEMA 
approval for all proposed physical changes to the floodplain that will result in a change to the floodplain 
boundary.  

Critical feature means an integral and readily identifiable part of a flood protection system, without 
which the flood protection provided by the entire system would be compromised.  

Development means any manmade change in improved and unimproved real estate, including but 
not limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation or, drilling 
operations or storage of equipment or materials.  



Ecological functioning*: The fundamental ecological services that floodplain, riparian areas or 
SMZ areas perform fall into three major categories: (1) hydrology and sediment dynamics, (2) 
biogeochemistry and nutrient cycling, and (3) habitat and food web maintenance while performing these 
ecological services: assist in mitigating nonpoint source pollution; stabilize stream banks and reduce 
floodwater velocity resulting in reduced erosion and downstream flood peaks; maintain water levels in 
streams, lakes, water tables and aquifers; sequester greenhouse gases to improve air quality; and supply 
food, cover and water for a diversity of terrestrial and aquatic wildlife especially migratory birds. Adverse 
impact includes the physical impacts due to erosion, scour and deposition associated with increased 
frequency and volume of runoff that negatively alters the ecological functioning of the receiving water 
body. The NRCS allowable method will be used to calculate impact and capacity of the receiving water 
body/floodplain within the watershed.  
(https://www.nrcs.usda.gov/wps/portal/nrcs/detail/national/technical/?cid=nrcs143_014199). 

Elevated building means a non-basement building (i) built, in the case of a building in Zones AE, A, 
A99, AO, AH, X, and D, to have the top of the elevated floor, elevated above the ground level by means 
of pilings, columns (posts and piers), or shear walls parallel to the floor of the water and (ii) adequately 
anchored so as not to impair the structural integrity of the building during a flood of up to the magnitude of 
the base flood. In the case of Zones AE, A, A99, AO, AH, X, D, "elevated building" also includes a 
building elevated by means of fill or solid foundation perimeter walls with openings sufficient to facilitate 
the unimpeded movement of floodwater s.  

Existing construction means, for the purposes of determining rates, structures for which the "start of 
construction" commenced before the effective date of the FIRM or before January 1, 1975, for FIRMs 
effective before the date. "Existing construction" may also be referred to as "existing structures."  

Existing manufactured home park or subdivision means a manufactured home park or subdivision for 
which the construction of facilities for servicing the lots on which the manufactured homes are to be 
affixed (including, at a minimum, the installation of utilities, the construction of streets, and either final site 
grading or the pouring of concrete pads) is completed before the effective date of the floodplain 
management regulations adopted by a community.  

Expansion to an existing manufactured home park or subdivision means the preparation of additional 
sites by the construction of facilities for servicing the lots on which the manufactured homes are to be 
affixed (including the installation of utilities, the construction of streets, and either final site grading or the 
pouring of concrete pads).  

Flood or flooding means a general and temporary condition of partial or complete inundation of 
normally dry land areas from:  

(1)  The overflow of inland or tidal waters.  

(2)  The unusual and rapid accumulation or runoff of surface waters from any source.  

Flood elevation study means an examination, evaluation and determination of flood hazards and, if 
appropriate, corresponding water surface elevations, or an examination, evaluation and determination of 
mudslide (i.e., mudflow) and/or flood-related erosion hazards.  

Flood Insurance Rate Map (FIRM) means an official map of a community, on which the Federal 
Emergency Management Agency has delineated both the special flood hazard areas and the risk 
premium zones applicable to the community.  

Flood Insurance Study (FIS) is the official report provided by the Federal Emergency Management 
Agency. The report contains flood profiles, water surface elevation or the base flood, as well as the flood 
boundary map. Also see Flood Elevation Study.  

Floodplain means any land area susceptible to being inundated by water from any source (see 
definition of flooding). The 1 % annual chance floodplain is also known as the area of special flood 
hazard. Also see Regulatory Floodplain.  

Flood-prone area means any land area susceptible to being inundated by water from any source 
(see definition of flooding).  



Floodplain management means the operation of an overall program of corrective and preventive 
measures for reducing flood damage, including but not limited to emergency preparedness plans, flood 
control works and floodplain management regulations.  

Floodplain management regulations means zoning ordinances, subdivision regulations, building 
codes, health regulations, special purpose ordinances (such as a floodplain ordinance, grading ordinance 
and erosion control ordinance) and other applications of police power. The term describes such state or 
local regulations, in any combination thereof, which provide standards for the purpose of flood damage 
prevention and reduction.  

Flood protection system means those physical structural works for which funds have been 
authorized, appropriated, and expended and which have been constructed specifically to modify flooding 
in order to reduce the extent of the area within a community subject to a "special flood hazard" and the 
extent of the depths of associated flooding. Such a system typically includes hurricane tidal barriers, 
dams, reservoirs, levees or dikes. These specialized flood modifying works are those constructed in 
conformance with sound engineering standards.  

Floodproofing means any combination of structural and non-structural additions, changes, or 
adjustments to structures which reduce or eliminate flood damage to real estate or improved real 
property, water and sanitary facilities, structures and their contents.  

Floodway see Regulatory Floodway.  

Functionally dependent use means a use, which cannot perform its intended purpose unless it is 
located or carried out in close proximity to water. The term includes only docking facilities, port facilities 
that are necessary for the loading and unloading of cargo or passengers, and ship building and ship 
repair facilities, but does not include long-term storage or related manufacturing facilities.  

Green infrastructure or nature-based storm water management: Incorporates both the natural 
environment and engineered systems as an effective approach to storm water management that protects, 
restores, or mimics the natural water cycle and enhances community safety and quality of life. 
(https://www.americanrivers.org/threats-solutions/clean-water/green-infrastructure/what-is-green-
infrastructure/) 

Habitable structure means a structure that has facilities to accommodate people for an overnight 
stay. These include, but are not limited to, residential homes, apartments, condominiums, hotels, motels, 
and manufactured homes. Recreational vehicles are not included in this definition.  

Highest adjacent grade means the highest natural elevation of the ground surface prior to 
construction next to the proposed walls of a structure.  

Historic structure means any structure that is:  

(1)  Listed individually in the National Register of Historic Places (a listing maintained by the 
Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting 
the requirements for individual listing on the National Register;  

(2)  Certified or preliminarily determined by the Secretary of the Interior as contributing to the 
historical significance of a registered historic district or a district preliminarily determined by the 
Secretary to qualify as a registered historic district;  

(3)  Individually listed on a state inventory of historic places in states with historic preservation 
programs which have been approved by the Secretary of the Interior; or  

(4)  Individually listed on a local inventory or historic places in communities with historic 
preservation programs that have been certified either:  

(a)  By an approved state program as determined by the Secretary of the Interior or;  

(b)  Directly by the Secretary of the Interior in states without approved programs.  



Levee means a man-made structure; usually an earthen embankment, designed and constructed in 
accordance with sound engineering practices to contain, control, or divert the flow of water so as to 
provide protection from temporary flooding.  

Levee system means a flood protection system which consists of a levee, or levees, and associated 
structures, such as closure and drainage devices, which are constructed and operated in accordance with 
sound engineering practices.  

LOMR means a letter of map revision. A LOMR will be submitted for FEMA approval for all changes 
to the floodplain boundary that are delineated on the current Flood Insurance Rate Maps.  

Lowest floor means the lowest floor of the lowest enclosed area (including basement). An unfinished 
or flood resistant enclosure, usable solely for parking of vehicles, building access or storage in an area 
other than a basement area is not considered a building's lowest floor; provided that such enclosure is not 
built so as to render the structure in violation of the applicable non-elevation design requirement of 
Section 60.3 of the National Flood Insurance Program regulations.  

Manufactured home means a structure transportable in one (1) or more sections, which is built on a 
permanent chassis and is designed for use with or without a permanent foundation when connected to 
the required utilities. The term "manufactured home" does not include a "recreational vehicle".  

Manufactured home park or subdivision means a parcel (or contiguous parcels) of land divided into 
two (2) or more manufactured home lots for rent or sale.  

Mean sea level means, for purposes of the National Flood Insurance Program, the North American 
Vertical Datum (NAVD) of 1988 or other datum, to which base flood elevations shown on a community's 
Flood Insurance Rate Map are referenced.  

Natural state means the topography that exists at the time information is gathered for flood insurance 
rate maps or any subsequent approved revisions to those maps.  

New construction means, for the purpose of determining insurance rates, structures for which the 
"start of construction" commenced on or after the effective date of an initial FIRM or after December 31, 
1974, whichever is later, and includes any subsequent improvements to such structures. For floodplain 
management purposes, "new construction" means structures for which the "start of construction" 
commenced on or after the effective date of a floodplain management regulation adopted by a community 
and includes any subsequent improvements to such structures.  

New manufactured home park or subdivision means a manufactured home park or subdivision for 
which the construction of facilities for servicing the lots on which the manufactured homes are to be 
affixed (including at a minimum, the installation of utilities, the construction of streets, and either final site 
grading or the pouring of concrete pads) is completed on or after the effective date of floodplain 
management regulations adopted by a community.  

Recreational vehicle means a vehicle which is (i) built on a single chassis; (ii) four hundred (400) 
square feet or less when measured at the largest horizontal projections; (iii) designed to be self-propelled 
or permanently towable by a light duty truck; and (iv) designed primarily not for use as a permanent 
dwelling but as temporary living quarters for recreational, camping, travel, or seasonal use.  

Regulatory floodplain is the land within the community subject to a one (1) percent or greater chance 
of flooding in any given year assuming all future development has occurred throughout the watershed. 
The regulatory floodplain is delineated on the currently effective FEMA Flood Insurance Rate Maps (FIRM 
Panels). NOTE: As the city's floodplain ordinance (this Appendix F of the Unified Development Code) is 
approved by FEMA as a condition of participation in the National Flood Insurance Program (NFIP), the 
city's regulatory floodplain is considered FEMA's future base flood.  

Regulatory floodway means the channel of a river or other watercourse and the adjacent land areas 
that must be reserved in order to discharge the base flood without cumulatively increasing the water 
surface elevation more than a designated height. The floodway is congruent with the regulatory 1% 
annual chance floodplain in the City of San Antonio and its Extra Territorial Jurisdiction.  



Repetitive loss means flood-related damages sustained by a structure on two (2) separate occasions 
during a ten-year period for which the cost of repairs at the time of each such flood event, on the average, 
equals or exceeds twenty-five (25) percent of the market value of the structure before the damage 
occurred.  

Riparian areas: Riparian areas are lands that occur along watercourses and water bodies. Typical 
examples include flood plains and streambanks. They are distinctly different from surrounding lands 
because of unique soil and vegetation characteristics that are strongly influenced by the presence of 
water. https://www.nrcs.usda.gov/wps/portal/nrcs/detail/national/technical/?cid=nrcs143_014199 

Riverine means relating to, formed by, or resembling a river (including tributaries), stream, brook, 
etc.  

Special flood hazard area see Area of Special Flood Hazard.  

Start of construction means for all new construction and substantial improvements, the date the 
building permit was issued, provided the actual start of construction, repair, reconstruction, rehabilitation, 
addition placement, or other improvement was within one hundred eighty (180) days of the permit date. 
The actual start means either the first placement of permanent construction of a structure on a site, such 
as the pouring of slab or footings, the installation of piles, the construction of columns, or any work 
beyond the stage of excavation; or the placement of a manufactured home on a foundation. Permanent 
construction includes land preparation, such as clearing, grading and filling; includes the installation of 
streets and/or walkways; excavation for a basement, footings, piers or foundations or the erection of 
temporary forms; the installation on the property of accessory buildings, such as garages or sheds not 
occupied as dwelling units or not part of the main structure. The start of construction period is valid for 
one hundred eighty (180) days. Any delay beyond this period would require resubmission of added data 
and the permit application. For a substantial improvement, the actual start of construction means the first 
alteration of any wall, ceiling, floor, or other structural part of a building, whether or not that alteration 
affects the external dimensions of the building.  

Structure means, for floodplain management purposes, a walled and roofed building, including a gas 
or liquid storage tank, that is principally above ground, as well as a manufactured home.  

Substantial damage means damage of any origin sustained by a structure whereby the cost of 
restoring the structure to its before damaged condition would equal or exceed fifty (50) percent of the 
market value of the structure before the damage occurred. Substantial damage also means flood-related 
damages sustained by a structure on two (2) separate occasions during a ten-year period for which the 
cost of repairs at the time of each such flood event, on the average, equals or exceeds twenty-five (25) 
percent of the market value of the structure before the damage occurred.  

Substantial improvement means any reconstruction, rehabilitation, addition, or other improvement of 
a structure, the cost of which equals or exceeds fifty (50) percent of the market value of the structure 
before "start of construction" of the improvement. This includes "substantial damage", regardless of the 
structures which have incurred "repetitive loss" or actual repair work performed. The term does not, 
however, include either:  

(1)  Any structure's continued designation as a "historic structure" project for improvement of a 
structure to correct existing violations of state or local health, sanitary, or safety code 
specifications which have been identified by the local code enforcement official and which are 
the minimum necessary conditions or  

(2)  Any alteration of a "historic structure", provided that the alteration will not preclude the 
structures continued designation as a "historical structure."  

Tributary: is a freshwater stream that feeds into a larger stream or river and are sites of intrinsic 
ecological value where particular biophysical processes and ecosystem services may be concentrated 
(Kiffney et al., 2006). In addition, they play a crucial role on downstream channel morphology (Torgersen 
et al., 2008). 

 



Unflooded access means that vehicular traffic has safe access (within the "Proceed with Caution" 
range per figure 504-2) to a property from a public street in times of a design storm event (reference 
Section 35-504(b)(2) System Criteria") and to an arterial street that is not adjacent to the development or 
to a distance of one-quarter mile, whichever is less, during a twenty (20) percent annual chance (20% 
A.C., or "5-year") storm event.  

Variance is a grant of relief from the requirement of this chapter when specific enforcement would 
result in unnecessary hardship. A variance, therefore, permits construction or development in a manner 
otherwise prohibited by this subdivision. (For full requirements see Section 60.6 of the National Flood 
Insurance Program regulations.)  

Violation means the failure of a structure or other development to be fully compliant with the 
community's floodplain management regulations. A structure or other development without the elevation 
certificate, other certifications, or other evidence of compliance required in 44 CFR Section 60.3 
(Floodplain management criteria for flood-prone areas) is presumed to be in violation until such time as 
that documentation is provided.  

Water surface elevation means the height, in relation to the North American Vertical Datum (NAVD) 
of 1988 (or other datum, where specified), of floods of various magnitudes and frequencies in the 
floodplains of coastal or riverine areas.  

(Ord. No. 95415 § 1 Attachment A) (Ord. No. 2009-01-15-0001, § 2, 1-15-09) (Ord. No. 2010-

05-06-0376, § 4, 5-6-10) (Ord. No. 2010-10-14-0894, § 2, 10-14-10) (Ord. No. 2010-11-18-

0985, § 2, 11-18-10)  



APPENDIX F - FLOODPLAINS - AREAS OF SPECIAL FLOOD 

 

SUBDIVISION C. - FLOODPLAIN DEVELOPMENT PERMITS 

  

 Sec. 35-F124. - Allowable Development Within the Regulatory Floodplain. 

This ordinance shall only apply to areas of special flood hazard within the jurisdiction of the city 

and where applicable in its area of extraterritorial jurisdiction.  

(a)  Reserved.  

(b)  Reserved.  

(c)  An increase in water surface elevation is permitted solely when all the following conditions 

are met:  

1. Property owner owns both sides of the floodplain.  

2. The increase in the regulatory floodplain is contained in a dedicated drainage easement or 

right-of-way as required per subsection 35-504(d)(3).  

3. No increase Increase in water surface elevation or TOC for the 1% annual chance floodplain 

does not exceed six (6) inches.  

4. No increase in water surface elevations, TOC or velocities upstream and downstream outside 

of the owner's property limits.  

(d) Account for increase in discharge due to loss of storage in all reclamation analyses on site 

and when natural channel design has been used in accordance with Sect. 35-210. 

(e) Demonstrate that the development will not increase the regulatory 1% annual chance 

floodplain velocities above six (6) fps. No increase in velocity will be permitted if 

predevelopment velocities in the floodplain exceed six (6) fps. unless proven that the existing 

channel/creek is stable (i.e., rocky bottom channel/creek) and no signs of erosion or scour are 

occurring in predevelopment conditions.  

(f) The following development may be allowed in the regulatory 1% annual chance when there is 

no increase in water surface elevations and will require a floodplain development permit (see 

section 35-B106 for permit requirements):  

(1) All-weather street crossings that meet the requirements of subsection 35-504(g)(7).  

(2) Utility construction.  

(3) Parks.  

(4) Greenways.  

https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=ARTVDEST_DIV2INST_S35-504RE
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXBAPSU_S35-B106FLDEPE
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXBAPSU_S35-B106FLDEPE
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=ARTVDEST_DIV2INST_S35-504RE


(5) Recreational facilities and Ggolf courses where water quality features meeting standards set 

forth in Sect 35-510 are installed to prevent pollution from entering waterways.  

(6) Hike and bike trails.  

(7) Drainage improvements that mitigate existing or anticipated flood hazards where water 

quality features meeting standards set forth in Sect 35-510 are installed to prevent pollution from 

entering waterways.  

(8) Publicly funded capital improvement projects that reduce flooding and pollution including 

anthropogenic debris/litter to protect the public safety and water quality.  

(9) Maintenance activities will follow the approved Streamside Management Zone (SMZ) 

guidelines to protect ecological functioning when necessary to maintain the storm water 

conveyance of the floodplain.  

(10) Drainage infrastructure repair.  

(11) Floodplain or stream restoration that result in a reduction in pollutant loads, or other action 

needed to attain state water quality standards that protect aquatic life, drinking water and other 

designated uses.  

(12) Wetland reestablishment, mitigation, or environmentally friendly design criteria (i.e. Natural 

channel design, Low-Impact Development, etc., set forth by the San Antonio River Authority 

and/or U.S. Army Corps of Engineers).  

(13) Habitat re-establishment or restoration.  

(14) Installation of flood monitoring controls - rain gages, early flood warning systems, high 

water detection systems, etc. (15)  

Installations of emergency devices necessary to warn alarm and protect citizens at flood hazards.  

(16) Improvements to a structure that do not fall under the definition of substantial improvement.  

(17) Elevating and/or floodproofing structures in the floodplain.  

(18) 1% annual chance floodplain reclamation where the watershed drainage area is less than 

three hundred twenty (320) acres when the floodplain storage volume lost due to fill is offset by 

comparable excavation within the same floodplain (see subsections 35-F124(d) and 35-

F124(f)(27). In addition, all federal, state, or local permits shall be obtained, including Section 

404 of the Federal Water Pollution Control Act Amendments of 1972, 33 U.S.C. 1334 (see 

subsections 35-F122 (a)(3)).  

(19) Parking lot construction where water depths do not exceed six (6) inches during a future 1% 

annual chance storm event.  

https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDBADEN_S35-F122DUREFLAD


(20) 1% annual chance floodplain reclamation in areas of ineffective flow where floodplain 

storage volume lost to reclamation is offset by comparable excavation within the same creek 

floodplain. (See subsections 35-F124(d) and 35-124(f)(27).)  

(21) 1% annual chance floodplain reclamation in overbank areas subject to extensive shallow 

(0'—3') flooding where velocities in the overbank area are less than three (3) fps and where 

floodplain storage volume lost to reclamation is offset by comparable excavation within the same 

creek floodplain (see subsections 35-F124(d) and 35-F124(f)(27).) Where a maximum amount of 

fill allowed in the overbank areas is no more than three (3) feet with engineered slope stability 

calculations.  

(22) Historic structure reconstruction, rehabilitation or restoration.  

(23) Development in the low risk flood area, as defined by appendix A or subject to the 

requirements of section 35-F145.  

(24) Reclamation between the 1% annual chance floodplain and the regulatory 1% annual chance 

floodplain.  

(25) Reserved.  

(26) Nonresidential construction. The following restrictions will be placed on nonresidential 

construction in the floodplain:  

A. Demonstrate that no alternative sites are available for development within the property that is 

out of the floodplain.  

B. Meet all the requirements of subsection 35-F142(b), Nonresidential construction.  

C. Ensure the lowest finished floor elevation and/or the height to which the building must be 

floodproofed is no lower than the higher elevation of the energy grade line or the water surface 

elevation plus one (1) foot of the regulatory 1% annual chance floodplain.  

D. An increase in water surface elevation may be permitted on the developer's property if the 

floodplain is contained in a dedicated drainage easement or right-of-way. If all the requirements 

of 35-F124(c) are met.  

E. Reserved.  

F. Demonstrate that the development will not increase the 1% annual chance floodplain 

postdevelopment velocities above six (6) fps. No increase in velocity will be permitted if 

predevelopment velocities exceed six (6) fps.  

G. Demonstrate that the development will not be subject to damage from hydrostatic or 

hydrodynamic forces, debris impact, soaking, sediments and contaminants.  

H. Provide, operate and maintain an early flood warning system for the development. Warning 

systems will be subject to periodic inspection by the City of San Antonio to ensure they are 

maintained and operated as intended as per floodplain administrator's direction.  

https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDDSTFLHA_S35-F145LORIFLAR
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDDSTFLHA_S35-F142SPST
https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDCFLDEPE_S35-F124ALDEWIREFL


I. Complete the Letter of Map Revision process for the development.  

J. The owner shall indemnify the City of San Antonio against damages resulting from flooding 

on the owner's site.  

K. Other site-specific restrictions and/or requirements deemed appropriate by the floodplain 

administrator.  

(27) Construction in areas of flood inundation must meet the requirements of section 35-F141, 

General Standards. Structures associated with park and recreation development (fences, open 

construction type bleachers, concession stands etc.) may be permitted in areas of flood 

inundation. Keep this construction out of the flood conveyance section of the floodplain. 

Compensate for loss of storage. Secure structures to minimize damage from hydrostatic or 

hydrodynamic forces (including buoyancy) and debris impact.  

(Ord. No. 2008-09-11-0789, § 2, 9-11-08) (Ord. No. 2009-01-15-0001, § 2, 1-15-09) (Ord. No. 

2009-08-20-0661, § 3, 8-20-09) (Ord. No. 2010-10-14-0894, § 2, 10-14-10)(Ord. No. 2015-12-

17-1077 , § 2, 12-17-15)  

 

https://library.municode.com/tx/san_antonio/codes/unified_development_code?nodeId=APXFFLRESPFL_SDDSTFLHA_S35-F141GEST
https://library.municode.com/tx/san_antonio/ordinances/unified_development_code?nodeId=748982
https://library.municode.com/tx/san_antonio/ordinances/unified_development_code?nodeId=748982


 

APPENDIX F - FLOODPLAINS - AREAS OF SPECIAL FLOOD 

 

SUBDIVISION C. - FLOODPLAIN DEVELOPMENT PERMITS 
 

Sec. 35-F131. - Requirement. 

No development or other encroachment is allowed in a floodplain that will result in any increase 

in the base flood elevations except as provided in subsection 35-F124(c). Variances to this 

provision will be reviewed by the Planning Commission for approval. Where construction of 

structures in a floodplain is allowed by the floodplain administrator and by the Planning 

Commission, a floodplain development permit shall be required to ensure conformance with the 

provisions of this ordinance 35 F124(c). In addition, all land development in any area of special 

flood hazard shall be required to have a floodplain development permit.  



APPENDIX F - FLOODPLAINS - AREAS OF SPECIAL FLOOD 

 

SUBDIVISION C. - FLOODPLAIN DEVELOPMENT PERMITS 
 

Sec. 35-F133. - Permit Evaluation.  

(a)  Approval or denial of a floodplain development permit by the floodplain administrator shall be based 
on all of the provisions of this subdivision and the following relevant factors:  

(1)  The danger to life and property due to flooding or erosion damage. Velocities in excess of six (6) 
feet per second shall may be considered erosive. Depths of flow within the "Dangerous" range by 
Figure 504-2 shall be considered dangerous to life.  

(2)  The susceptibility of the proposed facility and its contents to flood damage and the effect of such 
damage on the individual owner.  

(3)  The danger that materials may be swept onto other lands to the injury of others.  

(4)  The compatibility of the proposed use with existing and anticipated development;  

(5)  The impact the development may have on the overall function of the stormwater facilities and 
the impact on properties in its own and connecting watersheds. This may include but not be limited 
to changes in discharges as a result of changes in impervious cover, velocity, storage, creek 
roughness, etc.  

(6)  The safety of access to the property in times of flood for ordinary and emergency vehicles; flow 
depths for access shall be within the Proceed with Caution Range as per figure 504-2 for a future 
1% annual chance flood event.  

(7)  The costs of providing governmental services during and after flood conditions including 
maintenance and repair of streets and bridges, and public utilities and facilities such as sewer, 
gas, electrical and water systems;  

(8)  The expected heights, velocity, duration, rate of rise and sediment transport of the floodwaters 
and the effects of wave action, if applicable, expected at the sites shall be analyzed.  

(9)  The necessity to the facility of a waterfront location, where applicable;  

(10)  The availability of alternative locations, not subject to flooding or erosion damage, for the 
proposed use.  

(11)  The relationship for the proposed use to the comprehensive plan for that area, with respect to 
the dedication of additional drainage easement for future bond projects, in accordance with this 
ordinance.  

(b)  If a floodplain development permit application is disapproved, the floodplain administrator shall notify 
the applicant in writing of the section and specific requirement of this ordinance with which the 
proposed development does not comply and the nature of such noncompliance.  

(c)  (1)  No construction activity is allowed in a FEMA designated one percent annual chance (1% A.C.) 
floodplain, or on property containing a FEMA designated 1% A.C. floodplain, prior to issuance of 
a floodplain development permit (FPDP) OR issuance of any site development (or other 
applicable) building permit. The floodplain administrator may (but is not required to) waive this 
requirement with acceptance of evidence that such activity is outside the limits of said floodplain.  

AND  

(2)  No construction activity that will result in a change in the alignment, width, or elevation of a FEMA 
designated 1% A.C. current conditions floodplain is allowed prior to a conditional letter of map 
revision (CLOMR) being submitted to FEMA. Additionally, no subdivision plats with easements 
that are based on revisions to a 1% A.C. current conditions floodplain shall be approved prior to 
a CLOMR being submitted to FEMA.  

AND  



(3)  Excluding capital improvement projects managed by a public agency, no construction activity 
that will result in a change in the alignment, width, or elevation of a FEMA designated floodplain 
is allowed prior to a CLOMR being approved by FEMA.  

AND  

(4)  OTHER than work specifically associated with a CLOMR approved by the floodplain 
administrator (see above), no construction activity that requires a revision to a FEMA designated 
floodplain to meet the provisions of these floodplain ordinances (e.g. reference section 35-F125) 
is allowed prior to EITHER:  

a.  A letter of map revision (LOMR) being approved by FEMA OR  

b.  A LOMR being submitted to FEMA AND a performance agreement (with associated 
performance bond), being accepted by the city in accordance with subsection 35-F134, 
below.  

WHEN any CLOMR or LOMR application submitted relating to a FEMA designated Zone A (1% 
A.C. unstudied) floodplain meets the following criteria, all information required for FEMA to 
designate the floodplain as Zone AE (1% A.C. with elevation determined) shall be included:  

a)  If the reach being studied is adjacent to or within five hundred (500) feet of an existing 
Zone AE designated floodplain,  

OR  

b)  If the reach being studied exceeds five hundred (500) linear feet in length.  

(Ord. No. 95415 § 1 Attachment A) (Ord. No. 2009-01-15-0001, § 2, 1-15-09) (Ord. No. 2010-

10-14-0894, § 2, 10-14-10) (Ord. No. 2010-11-18-0985, § 2, 11-18-10) 

 


