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CITY PLAN COMMISSION THURSDAY, OCTOBER 19, 2023 
Planner: Michael Pepe 

FILE NUMBER: Z212-277(MP) DATE FILED: May 27, 2022 
 
LOCATION: North line of Bruton Road; between Leroy Road and Cheyenne 

Road. 
 
COUNCIL DISTRICT: 7  
 
SIZE OF REQUEST: 5.688 acres CENSUS TRACT:  48113017605 
 
 
REPRESENTATIVE: Rob Baldwin, Baldwin Associates 

APPLICANT/OWNER: Golden Rule Schools, Inc. 

REQUEST: An application for an amendment to and a renewal of Specific 
Use Permit No. 1817 for a private school and open enrollment 
charter school on property zoned an R-7.5(A) Single Family 
District. 

SUMMARY: The purpose of the request is to allow for the continued use 
of an open enrollment charter school on the property and to 
enable an expansion of the existing facility. 

STAFF RECOMMENDATION: Approval for a five-year period with eligibility for 
automatic renewals for additional five-year periods, 
subject to a site plan, a traffic management plan, and 
conditions. 

PREVIOUS CPC ACTION: At the September 21, 2023 hearing, the City Plan 
Commission moved to hold the case under advisement 
until October 19, 2023. 

 

 
Single Family Districts [Ref. Sec. 51A-4.112(g) for R-7.5(A)]: 
https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-75376 

https://codelibrary.amlegal.com/codes/dallas/latest/dallas_tx/0-0-0-75376
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BACKGROUND INFORMATION: 

 
• The 5.69-acre area of request consists of two lots. There is a 1.85-acre southwestern 

lot fronting Bruton Road which is currently developed with a 14,993-square-foot 
building that contains a church use [Nueva Vida / New Life Assembly] and an open-
enrollment charter school [Golden Rule Schools]. The existing school currently 
contains 15 classrooms, pre-kindergarten through sixth grade. The lot also contains 
two portable classroom buildings, 1,552 square feet and 807 square feet in area. The 
3.84-acre northeastern lot is a flag lot that has access from Bruton Road and is 
currently developed with a parking lot including additional parking facilities for the 
existing school and church. 

 
• On November 10, 2010, the City Council approved Specific Use Permit No. 1817 for 

an open-enrollment charter school, for a five-year period with eligibility for automatic 
renewal for additional five-year periods, subject to a site plan, a traffic management 
plan, and conditions.  

 
• On September 10, 2014, City Council approved an amendment and renewal of SUP 

No. 1817 for a five-year period with eligibility for automatic renewal for additional five-
year periods. The amendment included two new portable buildings for additional 
classroom space, but the number of classrooms remained 15 as approved with the 
initial SUP. On February 12, 2020, the SUP was approved and amended again with a 
site plan similar to the one proposed at this time, however with only 15 classrooms in 
the conditions. 

 
• Similar to the previous approval, the proposed site plan depicts a new building 

southwest of the existing buildings. The applicant proposes to modify the conditions 
to allow 23 total classrooms. 

 
• The applicant has not proposed change changes since the previous hearing. 

 
Zoning History:  

There has been one zoning change request in the area in the last five years. 

1. Z189-268 – On February 12, 2020, City Council approved an application for the 
renewal of and an amendment to Specific Use Permit No. 1817 for an open-
enrollment charter school use on property zoned an R-7.5(A) Single Family 
District. [Subject site previous SUP approval] 
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Thoroughfares/Streets: 

 
Traffic: 

The proposed TMP, dated July 20, 2023, is sealed by a licensed professional engineer, 
and contains the signature of the school principal.  Proposed SUP conditions require a 
traffic study evaluating the sufficiency of the TMP to be submitted by November 1, 2024, 
and by November 1st of each event-numbered year thereafter.  

The proposed traffic management plan (TMP) projects for queuing to occur entirely within 
the school site.   

The TMP alters the existing queue pattern to move up the unloading area in order to 
increase the onsite queuing space across two queues. The west queue (Pre-K, 4th, 5th, 
and 8th grades) is projected to accumulate a maximum of 15 cars at a time and has 
capacity for 16 cars. The east queue (K – 3rd grade, 6th and 7th grade) is projected to 
accumulate a maximum of 37 cars at a time and has capacity for 47 cars. 

The Transportation Division of the Transportation Department has reviewed the current 
zoning application and supports the zoning request as proposed.  The Transportation 
Department will collaborate with school officials to enforce the TMP. 

STAFF ANALYSIS: 

Comprehensive Plan: 

The forwardDallas! Comprehensive Plan, adopted by City Council in June 2006, outlines 
several goals and policies which can serve as a framework for assisting in evaluating the 
applicant’s request.  The request is consistent with the following goals and policies of the 
comprehensive plan: 

LAND USE ELEMENT 

GOAL 1.1 ALIGN LAND USE STRATEGIES WITH ECONOMIC DEVELOPMENT 
PRIORITIES 

 Policy 1.1.5 Strengthen existing neighborhoods and promote 
neighborhoods’ unique characteristics  

1.1.5.7 Ensure that neighborhoods are served by and accessible to 
neighborhood commercial areas, parks and open space, libraries, and 
schools. 

ECONOMIC ELEMENT 

Thoroughfare/Street Type Existing / Proposed ROW 

Bruton Road Principal Arterial 100 feet 
Bike plan 
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GOAL 2.5 FOSTER A CITY OF GREAT NEIGHBORHOODS 
 Policy 2.5.1 Promote strong and distinctive neighborhoods to enhance 

Dallas’ quality of life.  

URBAN DESIGN ELEMENT 

GOAL 5.1 PROMOTE A SENSE OF PLACE, SAFETY AND WALKABILITY 
 Policy 5.1.1 Promote pedestrian friendly streetscapes 
 Policy 5.1.3 Encourage complementary building height, scale, design, and 

character. 
 
GOAL 5.3 ESTABLISHING WALK-TO CONVENIENCE 
 Policy 5.3.1 Encourage a balance of land uses within walking distance of 

each other.  

 Policy 5.3.2 Direct pedestrian routes to home, school or work. 

 

Surrounding Land Uses: 

 Zoning Land Use 

Site R-7.5(A) Single Family Church, open enrollment charter 
school 

North TH-2(A) Townhouse Single family 

East R-7.5(A) Single Family with Deed 
Restrictions [Z845-226] Single family 

South R-7.5(A) Single Family Single family 
West R-7.5(A) Single Family Single family 

 
Land Use Compatibility: 

The property is surrounded by single family uses on four sides, and the only access is 
from Bruton Road. The proposed use and its facilities are appropriately sited relative to 
surrounding land uses and would be complimentary to nearby residential. 

The applicant is proposing the construction of an additional building to expand the school 
use on this lot. The building will be approximately 15,283 square feet in area and will 
contain eight additional classrooms. The area of the expansion is the same space 
allocated on the previous site plan approvals, but a change in SUP conditions is 
necessary to occupy that space with additional classrooms. 

The general provisions for a Specific Use Permit in Section 51A-4.219 of the Dallas 
Development Code specifically state: (1) The SUP provides a means for developing 
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certain uses in a manner in which the specific use will be consistent with the character of 
the neighborhood; (2) Each SUP application must be evaluated as to its probable effect 
on the adjacent property and the community welfare and may be approved or denied as 
the findings indicate appropriate; (3) The city council shall not grant an SUP for a use 
except upon a finding that the use will: (A) complement or be compatible with the 
surrounding uses and community facilities; (B) contribute to, enhance, or promote the 
welfare of the area of request and adjacent properties; (C) not be detrimental to the public 
health, safety, or general welfare; and (D) conform in all other respects to all applicable 
zoning regulations and standards.  The regulations in this chapter have been established 
in accordance with a comprehensive plan for the purpose of promoting the health, safety, 
morals, and general welfare of the city. 

The proposed use is compatible with the surrounding neighborhood and is consistent with 
the existing zoning and with the general provisions for a Specific Use Permit.  Additionally, 
the request is consistent with the Comprehensive Plan goals of ensuring neighborhood 
access to schools, encouraging a balance of land uses within walking distance, and 
promoting strong and distinctive neighborhoods to enhance Dallas’ quality of life.  

Staff finds that the current proposal will allow the school to operate in a manner that will 
not be a detriment to the adjacent properties and the surrounding roadway system and 
will enhance pedestrian access within and around the request site.   

Development Standards: 

Following is a comparison table showing development standards for R-7.5(A) Single 
Family Districts, in general when developing an institutional use. 

DISTRICT SETBACKS Height Lot 
Coverage 

Special 
Standards Front Side Rear 

R-7.5(A) 
and 
standards for open 
enrollment schools 

25’ 

5’ 
10’ other 
permitted 
structures 

5’ 
15’ other 
permitted 
structures 

30’ 
Any height for 
institutional uses 
(subject to FAA, RPS 
and building code) 

45% 
60% for 
institutional 
uses 

RPS 

1
Institutional uses (such as schools) may be built to any height consistent with FAA airspace limitations, residential proximity slope 

(RPS), and the building code. Note, however, that RPS is not generally applicable to lots in R(A), D(A), and TH(A) Districts. 
2
Lot coverage includes above-ground parking structures but does not include surface parking lots or other paving. 

 
 
The proposed expansion as shown on the site plan complies with these standards. 
 
Landscaping: 

Landscaping must be provided and maintained in accordance with Article X of the Dallas 
Development Code, as amended.  
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Parking: 

Parking will be provided pursuant to the Dallas Development Code, as amended. The 
total number of proposed classrooms determines the number of required parking spaces. 
The Dallas Development Code requirement for off-street parking for this school is as 
follows: 

• one- and one-half space for each kindergarten/elementary school classroom, and  

• three and one-half spaces for each junior high/middle school classroom. 

The requirement for off-street parking for church uses is 1 space per 4 fixed seats in the 
sanctuary or auditorium.  

For the southwestern lot, the school is required to provide 23 parking spaces and the 
church is required to provide 50 parking spaces. The Dallas Development Code allows 
institutional uses to share parking in residential districts on the same lot where both uses 
are located. The code also specifies that special parking may not account for more than 
50 percent of the off-street parking required for each use. Uses sharing parking must have 
either mutually exclusive or compatibly overlapping normal hours of operation. Since the 
uses of school and church do not overlap in hours of operation, the property may make 
use of this Special Parking provision. According to the site plan, there are currently 52 
parking spaces on this lot, thus meeting the code requirements for parking for both uses. 
The applicant will provide information regarding a parking agreement filed with the 
Building Official between the school and church.  

For the northeastern lot, the 8 middle school classrooms are required to provide 28 
parking spaces. According to the site plan, there are currently 29 parking spaces on this 
lot, which meets the code requirements for parking. 

Market Value Analysis:   

Market Value Analysis (MVA), is a tool to aid residents and policy-makers in 
understanding the elements of their local residential real estate markets.  It is an objective, 
data-driven tool built on local administrative data and validated with local experts. The 
analysis was prepared for the City of Dallas by The Reinvestment Fund.  Public officials 
and private actors can use the MVA to target intervention strategies more precisely in 
weak markets and support sustainable growth in stronger markets.  The MVA identifies 
nine market types (A through I) on a spectrum of residential market strength or weakness.  
As illustrated in the attached MVA map, the colors range from purple, representing the 
strongest markets (A through C), to orange, representing the weakest markets (G through 
I). The property is located in an “H” MVA area. 
 

https://dallasgis.maps.arcgis.com/apps/MapSeries/index.html?appid=62917471a8a34ab7aeff7d843fe7ed70
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List of Officers 
 
Golden Rule Schools, Inc. 
Darrell Pilcher, President 
Gamaliel Solares, Secretary 
Sarah Elizondo, Vice President  
Yolanda Mata, Board Member 
Lupita Kassi, Board Member 
Dr. Vicente Delgado, Superintendent 
 
Nueva Vida/New Life Assembly, Inc. 
Juan Velazquez, President 
Johnny Pecina, Secretary 
Vicente Delgado, Director 
Antonio Delgado, Director 
Fernando Rodriguez, Director 
Iza Mendez, Business Manager 
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PROPOSED CONDITIONS 
 
1. USE: The only use authorized by this specific use permit is an open-enrollment 

charter school. 
 
2. SITE PLAN: Use and development of the Property must comply with the 

attached site plan/traffic management plan. 
 

3. TIME LIMIT: This specific use permit expires on February 12, 2025 (five years 
from the passage of this Ordinance) but is eligible for automatic renewals for 
additional five-year periods pursuant to Section 51A-4.219 of Chapter 51A of the 
Dallas City Code, as amended. For automatic renewal to occur, the Property 
owner must file a complete application for automatic renewal with the director 
before the expiration of the current period. Failure to timely file a complete 
application will render this specific use permit ineligible for automatic renewal. 
(Note: the Code currently provides that applications for automatic renewal must 
be filed after the 10th but before the 120th day before the expiration of the current 
specific use permit period. The Property owner is responsible for checking the 
Code for possible revisions to this provision. The deadline for applications for 
automatic renewal is strictly enforced.) 

 
4. CLASSROOMS: The maximum number of classrooms is 15 23. 

 

5. DROP-OFF/PICK-UP:  A student pick-up and drop-off area must be provided in 
the locations shown on the attached site plan. 

 

6. HOURS OF OPERATION: The open-enrollment charter school may only 
operate between 7:00 a.m. and 4:30 p.m. 5:00 p.m., Monday through Friday 
Saturday. 

 
7. INGRESS/EGRESS:  Ingress and egress must be provided in the locations 

shown on the attached site plan.  No other ingress or egress is permitted. 
 
8. PARKING: Parking must be provided in the locations shown on the attached site 

plan. 

8. TRAFFIC MANAGEMENT PLAN: 
 
 A. In general. The operation of the uses must comply with the attached traffic 
management plan. 
 
 B. Queuing. Queuing is only permitted inside the Property. Student drop-off 
and pick-up are not permitted within city rights-of-way. 
 
 C. Traffic study.   
 
  i. The Property owner or operator shall prepare a traffic study 
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evaluating the sufficiency of the traffic management plan.  The initial traffic study must 
be submitted to the Director by November 1, 2024. After the initial traffic study, the 
Property owner or operator shall submit biannual updates of the traffic study to the 
Director by November 1st of each even-numbered year.  
 
  ii. The traffic study must be in writing, performed by a licensed 
engineer, based on a minimum of four samples taken on different school days at 
different times over a two-week period, and must contain an analysis of the following: 
 
   a. ingress and egress points;  
 
   b. queue lengths;  
 
   c. number and location of personnel assisting with loading and 
unloading of students;  
 
   d. drop-off and pick-up locations;  
 
   e. drop-off and pick-up hours for each grade level; 
 
   f. hours for each grade level; and  
 
   g. circulation.   
 
  iii. Within 30 days after submission of a traffic study, the Director shall 
determine if the current traffic management plan is sufficient.   
 
   a. If the Director determines that the current traffic 
management plan is sufficient, the director shall notify the applicant in writing.   
 
   b. If the Director determines that the current traffic 
management plan results in traffic hazards or traffic congestion, the Director shall 
require the Property owner to submit an amended traffic management plan. If the 
Property owner fails to submit an amended traffic management plan within 30 days, the 
Director shall notify the city plan commission.   
 
 D. Amendment process.  
 
  1. A traffic management plan may be amended using minor plan 
amendment fee and public hearing process in Section 51A-1.105(k)(3).   
 
   2. The city plan commission shall authorize changes in a traffic 
management plan if the proposed amendments improve queuing or traffic circulation; 
eliminate traffic hazards; or decrease traffic congestion. 
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 9.      Prior to the issuance of a certificate of occupancy for the addition labeled on the 
site plan as proposed middle school, minimum six-foot wide unobstructed sidewalks 
with minimum five-foot wide buffer must be provided along the Bruton Road frontage. 
 
10. MAINTENANCE: The Property must be properly maintained in a state of good 
repair and neat appearance. 

 
11. GENERAL REQUIREMENTS: Use of the Property must comply with all federal 
and state laws and regulations, and with all ordinances, rules and regulations of the 
City of Dallas. 
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PROPOSED SITE PLAN 
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PROPOSED SITE PLAN [ENLARGED]  
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PROPOSED TRAFFIC MANAGEMENT PLAN
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08/22/2023 

Notification List of Property Owners 
Z212-277 

63 Property Owners Notified 
 

 Label # Address Owner 
 1 10747 BRUTON RD GOLDEN RULE SCHOOLS INC 

 2 10747 BRUTON RD NUEVA VIDA NEW LIFE ASSEMBLY INC 

 3 2048 LEROY RD TURNER THERESA A 

 4 2042 LEROY RD HILL CHARLES RAY EST OF 

 5 10612 BRUTON RD SAENZ ADALBERTO 

 6 10618 BRUTON RD Taxpayer at 

 7 10822 BRUTON RD MACIEL GUADALUPE & PABLO 

 8 10822 BRUTON RD CARBAJAL AUGUSTINE & VERONICA 

 9 10708 BRUTON RD RODRIGUEZ JOSE JUAN 

 10 10622 BRUTON RD FLORES JOSE B & 

 11 10726 BRUTON RD RIOS MARTHA M 

 12 10910 BRUTON RD GODS WAY NEHEMIAH M B C 

 13 10631 BRUTON RD ROBERTSON MARY ELLEN 

 14 10625 BRUTON RD HOLMES JOHNNY & ALICE G 

 15 10601 BRUTON RD RICO MARCO A & SARITA 

 16 10825 BRUTON RD PERALTA FIDELINA CHAIDEZ DE 

 17 10807 BRUTON RD JENNINGS ALISHA 

 18 10903 BRUTON RD ALEMAN GUILLERMO R & 

 19 2501 SAM HOUSTON RD MESQUITE CITY OF 

 20 10556 BLACKJACK OAKS DR GUIDO JUSTO P& DINORA J 

 21 10560 BLACKJACK OAKS DR GIPSON JAMES EARL JR & 

 22 10564 BLACKJACK OAKS DR BAILEY YOLANDA 

 23 10568 BLACKJACK OAKS DR MIMS ALICE M 

 24 10572 BLACKJACK OAKS DR REYES MARIANA 

 25 10576 BLACKJACK OAKS DR CALIXTO EFRAIN HUERTA 

 26 2303 CABLEWOOD CIR MAYORAL ALBERTO 
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 Label # Address Owner 
 27 2307 CABLEWOOD CIR DOMINGUEZ BERTOLDO & 

 28 2311 CABLEWOOD CIR ESTRADA DEMETRIO 

 29 2315 CABLEWOOD CIR RODRIGUEZ MERECEDES EST OF 

 30 2319 CABLEWOOD CIR JKT 2021 LLC 

 31 2323 CABLEWOOD CIR RUEDA JOSE GUADALUPE ORTIZ & 

 32 2324 CABLEWOOD CIR WHITE ABIGALE CROSS 

 33 2320 CABLEWOOD CIR Taxpayer at 

 34 2316 CABLEWOOD CIR DELAROSAMORALES PEDRO ANTONIO & 

 35 2312 CABLEWOOD CIR RESICAP TEXAS OWNER LLC 

 36 2308 CABLEWOOD CIR KIRK KIMBERLY LYNNETTE & 

 37 2304 CABLEWOOD CIR ALEGRIA MAX A & SANDRA E 

 38 2308 SUMMIT LN ARNOLD DONALD W & JOY 

 39 2304 SUMMIT LN RIZO FOSTER MORALES & 

 40 10575 BLACKJACK OAKS DR M D W VENTURES INC 

 41 10571 BLACKJACK OAKS DR WOODRUFF CLAUDIA WHITE 

 42 10567 BLACKJACK OAKS DR Taxpayer at 

 43 10563 BLACKJACK OAKS DR GONZALEZ FRANCISCO E & 

 44 10559 BLACKJACK OAKS DR KELLY MILTON CARDELL 

 45 10704 WATER OAKS DR MUNIZ MARIA GUADALUPE 

 46 10708 WATER OAKS DR PARKER CARLA 

 47 10712 WATER OAKS DR EUCEDA INVESTMENT CORP 

 48 10716 WATER OAKS DR MENDOZA PABLO JR 

 49 10720 WATER OAKS DR ALFARO CYNTHIA JUDITH 

 50 10724 WATER OAKS DR PATTON CHESTER R & DOLLY 

 51 10728 WATER OAKS DR SHAW CAROLYN 

 52 10732 WATER OAKS DR JONES BYRON L 

 53 10736 WATER OAKS DR NEIMETZ RANDOLPH S 

 54 10740 WATER OAKS DR GAMBLE BRUCE L 

 55 10744 WATER OAKS DR GONZALES ORALIA  TUDON & 

 56 10748 WATER OAKS DR HEBRON DELORES 

 57 10752 WATER OAKS DR COOPER ANGELA 
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 Label # Address Owner 
 58 10756 WATER OAKS DR ESTRADA ANDRES LOPEZ & 

 59 10804 WATER OAKS DR CORLEY ROBERT & PATRICIA ANN 

 60 10808 WATER OAKS DR BATTLE TRAVIS J 

 61 10812 WATER OAKS DR MOORE SARAH J 

 62 10816 WATER OAKS DR REEVES MAE JEWELL 

 63 2181 CHEYENNE RD HERNANDEZ GERARDO P & 
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