HONORABLE MAYOR & CITY COUNCIL WEDNESDAY, DECEMBER 8, 2021
ACM: Dr. Eric A. Johnson

FILE NUMBER: Z201-329(LG) DATE FILED: August 25, 2021

LOCATION: Northeast corner of McBroom Street and North Winnetka
Avenue

COUNCIL DISTRICT: 6 MAPSCO: 44 K

SIZE OF REQUEST: + 0.4509 acres CENSUS TRACT: 101.02

REPRESENTATIVE/

APPLICANT/OWNER: Shellie Ross, Wesley-Rankin Community Center, Inc.

REQUEST: An application for the renewal of Specific Use Permit No. 1456
for a community service center use on property zoned an R-
5(A) Single Family District.

SUMMARY: The purpose of this request is to continue to allow the
community service center use on the site. The site also holds
SUP No. 2153 for a child-care facility use.

CPC RECOMMENDATION: Approval for a ten-year period with eligibility for
automatic renewals for additional ten-year periods,
subject to a revised site plan, a revised landscape plan
and conditions.

STAFF RECOMMENDATION: Approval for a ten-year period with eligibility for
automatic renewals for additional ten-year periods,
subject to a revised site plan, a revised landscape plan
and conditions.
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BACKGROUND INFORMATION:

On September 26, 2001, the City Council approved Specific Use Permit No. 1456
for a childcare facility for a ten-year period. On September 13, 2011, SUP No. 1456
was automatically renewed for a ten-year period with eligibility for automatic
renewal for additional ten-year periods. The applicant has missed the automatic
renewal window this time but still applied for renewal of their existing specific use
permit before its expiration date, therefore, the request is coming before City Plan
Commission as a regular renewal.

The Dallas Development Code defines a community service center use as a
community service facility where social, recreational, welfare, health, or child-
care service is provided by a public, quasi-public, tax-exempt, church, or
municipal agency. This use is permitted by right in MO, GO, commercial, central
area, and industrial districts; specific use permit required in O-2 and residential
districts except MH.

The applicant requests the renewal of Specific Use Permit No. 1456 to allow for
the continued operations of a community center use on the premises.

Zoning History:

There have been two recent zoning case at the subject site within the last five years.

1. Z201-250 On August 25, 2021, the City Council approved the renewal of

Specific Use Permit No. 2153 for a childcare facility for a ten-year
period with eligibility for automatic renewal for additional ten-year
periods, on the northeast corner of McBroom Street and North
Winnetka Avenue

2.72167-244 On August 16, 2017, the City Council approved the renewal of

Specific Use Permit No. 2153 for a childcare facility for a four-year
period with eligibility for automatic renewal for additional five-year
periods, on the northeast corner of McBroom Street and North
Winnetka Avenue.

Thoroughfares/Streets:

Thoroughfare/Street Type Existing/Proposed ROW
McBroom Street Local Street 50 feet
North Winnetka Local Street 50 feet
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Comprehensive Plan:

The forwardDallas! Comprehensive Plan was adopted by the City Council in June 2006.
The forwardDallas! Comprehensive Plan outlines several goals and policies which can
serve as a framework for assisting in evaluating the applicant’s request.

The request complies with the following land use 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. Acknowledge the importance of neighborhoods to the city’s
long-term health and vitality.

Area Plan:

The subject site is located in the area of The West Dallas Neighborhood Investment
Program (NIP) Community Revitalization Plan (CRP). This plan serves as a guiding
document that articulates a vision for the West Dallas NIP. The Plan also: (1) provides a
framework for designation as a “Community Revitalization Plan” (CRP) under the Texas
Department of Housing and Community Affairs (TDHCA) 2013 Qualified Allocation Plan
(QAP); (2) lends support for the allocation of public resources under the NIP; and (3) lays
the groundwork for future and more detailed planning. As part of the plan itself, it listed
several important elements that are relevant to this case. For instance, the plan states
the lack of neighborhood servicing businesses as a major weakness for the area. A
community service center is a neighborhood servicing business that can provide
enhancements to the area.

Surrounding Land Use(s):

Area Zoning Land Use
Site R-5(A) with SUP No. 1456 & | Community service center (SUP No. 1456),
SUP No. 2153 child-care facility (SUP No. 2153)
North R-5(A) Church, Surface Parking
East R-5(A) Public Park (Benito Juarez)
South R-5(A) Single Family
West R-5(A) Single Family
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STAFF ANALYSIS

Land Use Compatibility:

The 3,433 square foot, one-story building on the site is located in a residential area. The
existing uses of the property are a child-care facility and a community service center. A
community service center is classified as an institutional and community service use.
Residential neighborhoods need services like this, as well as other institutional and
recreational options. A nearby church exists to the north and a park to the east. There are
also residential uses to the south and west of the area of request.

The use is compatible with the other uses in the area. The child-care facility operates
under SUP No. 2153 from 6:30 am to 10:00 pm with an enrollment of approximately 42
children. The community service center use has similar hours of operation with the SUP
Conditions.

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
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.

Staff is in support of the renewal for a ten-year period because this will allow the applicant
to renew their specific use permit when they renew SUP No. 2153. This will allow the
SUPs for both uses to renew at the same time and be evaluated together within the
autorenewal process. Staff also recommends the update to the site and landscape plans
that match with those of SUP No. 2153, since the site and landscape plans for SUP No.
1456 have not been updated since 2001.

Parking:

Pursuant to 851A-4.204 of the Dallas Development Code for a community center use that
requires an SUP, the off-street parking requirement may be established in the ordinance
granting the SUP, otherwise one parking space per 200 square feet of floor area is
required. The site contains approximately 3,433 square feet of floor area, which would
require eighteen parking spaces; however, a parking analysis was submitted with the last
request which indicated that four parking spaces are sufficient for the community service
center that is being shared with the child-care facility use on site as well. Staff continues
to support the parking reduction.
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Landscaping:

Landscaping is in accordance with the existing landscape plan. A copy of the proposed
landscape plan is included in this report.

Market Value Analysis

Market Value Analysis (MVA) is a tool to aid residents and policymakers 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 1) 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 to orange, representing the weakest markets. The subject site is
uncategorized. Adjacent properties to the south are within MVA Category “E.”


https://dallassdc.maps.arcgis.com/apps/MapSeries/index.html?appid=2aeece5efc034dd89376c6138152729d

7201-329(LG)

CPC Action
October 21, 2021

Motion: It was moved to recommend approval of the renewal of Specific Use
Permit No. 1456 for a community service center use for a ten-year period with
eligibility for automatic renewals for additional ten-year periods, subject to a
revised site plan, a revised landscape plan and revised conditions on property
zoned an R-5(A) Single Family District, on the northeast corner of McBroom
Street and North Winnetka Avenue.

Maker:  Carpenter
Second: Hampton
Result: Carried: 13t0 0

For: 13 - MacGregor, Hampton, Anderson, Shidid,
Carpenter, Jackson, Blair, Jung, Suhler, Haqq,
Stanard, Kingston, Rubin

Against: 0

Absent: 0

Vacancy: 2 - District 3, District 10
Notices: Area: 200 Mailed: 20
Replies:  For: 1 Against: 0

Speakers: For: Shellie Ross, 2536 Wentworth St., Dallas, TX, 75211
Against: None
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CPC Recommended SUP Conditions

1. USE: The only use authorized by this specific use permit is as a Community
Service Center.

2. SITE PLAN: Use of the Property must comply with the attached site plan.

3. TIME LIMIT: This specific use permit is approved for a 10-year period and is
eligible for automatic renewal for additional 10-year periods pursuant to Section
51A-4.219 of Chapter 51 "PART | OF THE DALLAS DEVELOPMENT CODE," of
the Dallas City Code, as amended. In order 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 180th but before 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. LANDSCAPING: Use of the Property must comply with the attached landscape
plan.

5. PARKING: A minimum of four 9'x18' standard-size parking spaces must be
provided in the location shown on the attached site plan.

6. INGRESS-EGRESS: Ingress and egress must be provided as shown on the
attached site/landscape plan. No other ingress and egress is permitted

7. HOURS OF OPERATION: The permitted hours of operation are 7:00 a.m. to
10:00 p.m., Monday through Sunday.

9. MAINTENANCE: The Property must be properly maintained in a state of good
repair and neat appearance.

10.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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NORTH WINNETKA

CPC Recommended Site Plan
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PARKING ANALYSIS

Criginal Sanctuary Building, 1122 s.f.
Off Street Parking required, @ | space per 28 of: 40 spaces
Off Street Parking provided: @ spaces
Crediit carried forward to new facility: 4@ spaces

New Community Serlvee Center, 3230 s.f.
Off Street Parking required, @ | space per 200 sf.: |1 spaces
Off Street Parking reguired, after credit from existing facility: @ spaces
Off Street Parking to be provided: 4 spaces
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CPC Recommended Landscape Plan
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CPC RESPONSES
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10/20/2021

20 Property Owners Notified

Reply Label # Address
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Reply List of Property Owners

3326
3352
3338
1020
1016
3303
3305
3311
3313
3319
3323
3322
3318
3314
3310
3335
3339
3343
3347
3330

Z201-329

1 Property Owners in Favor

N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
MCBROOM ST
MCBROOM ST

N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
CROSSMAN AVE
CROSSMAN AVE
CROSSMAN AVE
CROSSMAN AVE
N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
N WINNETKA AVE
CROSSMAN AVE
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0 Property Owners Opposed

Owner

WESLEY RANKIN COMMUNITY CENTER INC
Dallas ISD

IGLESIA CHRISTIANA
WILLIEJAXON V LLC
WILLIEJAXON V LLC

RINCON SERGIO GUADALUPE
LOPEZ MAREY ALEJANDRO
ALAMILLO JESUS ROBERTJR & MARIBEL
PANAMENO ANDRES A &
ROJAS JULIAN

UMANA SANDRA CORTEZ E
ALEJANDRO ARMANDO
LOZANO ADRIANA

AGUIN ELIZABETH Y
ARREDONDO RAQUEL URBINA
BANDA MARIA C &

BANDA MARIA C &

BANDA MARIA C &

GARCIA JERRY ZENON &
MARTINEZ NORMA ALICIA



