
STAFF REPORT 
 
Case No. 0416-02  
HTE No. 16-10000009 
 
Planning Commission Hearing Date:  April 20, 2016 
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n Applicant/Owner: Salvation Army 

Representative: Urban Engineering 
Legal Description/Location: Being a 2.42 acre tract of land, being all of Lots 
1-16, Block 6 and a 15 foot wide alley, Bay View No. 3, located between 
Hancock Avenue and Buford Avenue and between 16th Street and 15th 
Street. 
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 From: “RS-6” Single-Family 6 District 
To: “CG-1/SP” General Commercial District with a Special Permit for a 
social service use 
Area: 2.42 acres 
Purpose of Request: To allow for a transitional housing facility. 
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site “RS-6” Single-
Family 6 Public/Semi-Public Public/Semi-Public 

North 
“ON” Office and 

“RM-3” Multifamily 
3 

Public/Semi-Public 
and Low Density 

Residential 

High Density 
Residential 

South “RS-6” Single-
Family 6 

Vacant and Low 
Density Residential Commercial 

East “RS-6” Single-
Family 6 

Low and Medium 
Density Residential Commercial 

West “RS-6” Single-
Family 6  

Crosstown 
Expressway (State 

Hwy 286) 

Crosstown 
Expressway (State 

Hwy 286) 
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Area Development Plan: The subject property is located within the 
boundaries of the Central Business Area Development Plan and is planned for 
Public/Semi-Public uses.  The proposed rezoning to the “CG-1/SP” General 
Commercial District with a Special Permit is consistent with the adopted Future 
Land Use Map and the Central Business Area Development Plan. 
Map No.: 046043 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has 280’ of frontage 
along Buford Street to the south and Hancock Street to the north; and 375’ 
along 16th Street to the west and 15th Street to the east.  The Urban 
Transportation Plan identifies all four streets as local residential streets.  
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Street 
Urban 

Transportation 
Plan Type 

Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Hancock 
Street Local Residential 50’ ROW 

28’ paved 
55’ ROW 
32’ paved N/A 

Buford 
Street Local Residential 50’ ROW 

28’ paved 
60’ ROW 
30’ paved N/A 

16th Street Local Residential 50’ ROW 
28’ paved 

50’ ROW 
30’ paved N/A 

15th Street Local Residential 50’ ROW 
28’ paved 

55’ ROW 
30’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RS-6” Single-
Family 6 District to the “CG-1/SP” General Commercial District with a Special Permit to 
allow a Social Service Use. Specifically, the proposed Social Service Use will be a 
transitional housing facility that includes residences for families and veterans, a family 
service center with playground, a veterans work therapy program, and other care and 
training services. 
 
A transitional housing facility is not explicitly defined or identified in the Unified 
Development Code (UDC) and could be considered either a Social Service Use or 
Group Living Use. A later UDC text amendment will be needed to better define the 
transitional housing use and the zoning district where it is allowed. A Group Living Use 
is characterized as “Residential occupancy of a structure by a group of people that does 
not meet the definition of Household Living. Tenancy is usually arranged on a monthly 
or longer basis. Generally, Group Living structures have a common eating area for 
residents, and the residents may receive care or training.”  Social Services Uses are 
characterized in the UDC as “uses that primarily provide treatment of those with 
psychiatric, alcohol, or drug problems and transient housing related to social service 
programs.” 
 
Until the UDC is amended through a public hearing process to determine the best 
category and zoning district for transitional housing facilities, Staff has conservatively 
determined that the use is best categorized as a Social Service Use. 
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Development Plan:  The applicant is proposing to construct 35,000 square foot facility 
that will house intact families.  In total, the facility will have 220 beds, a dining and 
kitchen area to serve only those enrolled in the non-profit’s transitional housing 
program, an open-air courtyard, multi-purpose classroom, administrative offices, parking 
and a playground. The Center will have 40 staff members and staff will be on-site to 
monitory the facility 24 hours a day. 
 
Of the beds planned for the new facility, they are expected to be used for the following 
groups: approximately 73 percent for families, 18 percent for veterans, and 7 percent for 
work therapy, and 2 percent for emergency situations. The Center accepts new 
residents (single-men) under a 14-day assessment period before they can be enrolled 
in the transitional housing programs. 
 
The conceptual floor layout of the proposed facility estimates the following square 
footage allocation per area as follows: 

  
      SQ. FT. 
Family & Single Women Housing             9,810  
Multipurpose & Classrooms                          405 
Administrative Offices                                2,201 
Dining & Kitchen Facilities                         3,405 
Single Men Housing                                   3,425 
Mechanical and Janitor                              2,985 
Hallways                                                     8,205 

 
Existing Land Uses & Zoning: The subject property is zoned “RS-6” Single-Family 6 
District and consists of a public/semi-public use (chapel, ball fields, and recreational 
facility).  To the northwest is land zoned “ON” Office District and occupied by a day care 
facility and to the northeast are low density residential uses zoned “RM-3” Multifamily 3 
District. To the south is zoned “RS-6” Single-Family 6 District and consists of a vacant 
lot and low density residential uses.  East and west of the subject property is zoned 
“RS-6” Single-Family 6 District with low and medium density residential to the east and 
an expressway to the west. 
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Plat Status: The subject property is platted as several lots and will need to be replatted 
into one lot. 
 
Comprehensive Plan & Area Development Plan Consistency: The subject property 
is located within the boundaries of the Central Business Development Plan. The 
proposed rezoning to the “CG-1/SP” General Commercial District with a Special Permit 
for a transitional housing facility is consistent with elements of the Central Business 
Development Plan and consistent with the adopted Future Land Use Plan’s designation 
of the property for Public/Semi-Public uses. 
 
Additionally, the following are pertinent elements of the Central Business Development 
Plan and Comprehensive Plan Policy Statements that warrant consideration: 



Staff Report 
Page 4 

 
 

• Policy Statement, Public Safety and Neighborhood Improvement, PSNI 1.5:  
1.) Create a committee to address the issues and needs of the homeless in the City; 
plan and work towards the placement of all homeless, unemployment services, and 
additional social needs and services in one building, in one area.  
 

• Comprehensive Plan Policy Statements on Residential, Statement F:  
Encourage infill development on vacant tracts within developed areas. 
 

• Comprehensive Plan Policy Statements on Social Services (pg. 52): 
 

A. Social service facilities should be provided in a systematic manner 
that ensures services are provided where they are most needed. In order 
to systematically provide these services, standards should be developed which 
are based on population size and the socio-economic characteristics of the 
population. 

 
B. Some social service facilities should meet the needs of specific 
populations. The quality and physical setting of all social services should be 
periodically reviewed, and improved if necessary, to meet the needs of the 
elderly, disabled, and other special population groups. 

 
 
UDC Special Permit Review Criteria: 
In determining whether to approve, approve with conditions or deny a special permit, 
the applicable review bodies shall consider the following criteria according to UDC 
Section 3.6.3: 
 

1. The use is consistent with the Comprehensive Plan. 
2. The use complements and is compatible with the surrounding uses and 

community facilities. 
3. The impact of the use on public infrastructure such as roads, natural gas, water, 

storm water and wastewater systems, and on public services such as police and 
fire protection and solid waste collection can be minimized without negatively 
impacting existing uses in the area and in the City. 

4. The use contributes to, enhances or promotes the welfare of adjacent properties 
and the surrounding area. 

5. The use does not substantially adversely affect adjacent and neighboring uses. 
6. The use does conform in all other respect to regulations and standards in the 

UDC. 
7. If located within or adjacent to a residential area, the physical appearance, hours 

of operation and conduct of the use does not generate excessive noise, dust, 
smoke, glare, spillover lighting or other forms of environmental or visual pollution 
or otherwise detrimentally affect the residential character. 

8. The development provides ample off-street parking and loading facilities. 
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Department Comments: 
• The proposed rezoning is consistent with the Comprehensive Plan Future Land Use 

map and the policies of the Central Business Area Development Plan.  
• Transitional housing facilities with sufficient organizational support can create 

positive impacts for the community.   
• The applicant intends to improve the property by constructing a new social service 

facility that will replace existing structures. 
• Development of the site furthers policies pertaining to infill development. 
• The Special Permit request meets all of the review criteria required by UDC Article 

3.6.3. 
 
Staff Recommendation: 
Denial of the change of zoning from the “RS-6” Single-Family 6 District to the “CG-1/SP” 
General Commercial District with a Special Permit and, in lieu thereof, approval of the 
“RS-6/SP” Single-Family 6 District with a Special Permit subject to the following 
conditions: 
 

1. Uses: The only uses authorized by this Special Permit other than uses permitted 
in the base zoning district is a Transitional Housing facility, a social service 
operated to assist families and veterans with their transition into permanent 
housing.  The facility shall not exceed 220 beds. No soup kitchen or public 
feeding shall be allowed. For the purposes of this section, Transitional Housing is 
defined as a project that is designed to provide housing and appropriate 
supportive services to homeless persons to facilitate movement to independent 
living within 24 months, but the time limit could be longer.  
 

2. Intake Facilities: Adequate waiting area inside the facility must be provided so 
that no perceived loitering or waiting outdoors occurs. 
 

3. Security: The transitional housing facility located on the Property shall be 
monitored by staff at all times. 
 

4. Landscaping:  Landscape requirements for the Property shall be in compliance 
with standards for development as outlined in the UDC, except that the 
landscaping requirement of the street yards shall be met at 100% along 15th 
Street; 80% along Buford Avenue; 67% along Hancock Avenue; and 60% along 
16th Street. 
 

5. Building Design: The exterior façade of the building(s) may contain metal 
elements, however, metal elements shall not exceed 50% of a building’s façade.  
The Owner shall incorporate windows and doors or other architectural 
enhancements on elevations that face the abutting residential development. 
 

6. Building Height:  The height of the building(s) shall not exceed 35 feet. 
 

7. Lighting: Freestanding light poles on the Property shall not exceed 15 feet in 
height. The Owner shall comply with all other UDC lighting requirements. 
 

8. Parking: Driveways shall be prohibited from being located on 15th Street.  
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9. Time Limit: In accordance with the UDC, this Special Permit shall be deemed to 
have expired within 24 months of this ordinance unless a complete building 
permit application has been submitted, and the Special Permit shall expire if the 
allowed use is discontinued for more than six consecutive months. 
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Number of Notices Mailed –  28 within 200-foot notification area 
                                               7 outside notification area  
 
As of April 14, 2016: 
In Favor           – 0 inside notification area 

– 0 outside notification area 
 

In Opposition           – 1 inside notification area  
– 0 outside notification area  

 
Totaling 1.16% of the land within the 200-foot notification area in opposition. 

 
 
Attachments: 
1. Location Map (Existing Zoning & Notice Area) 
2. Site Plan 
3. Application 
4. Public Comments Received 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
K:\DevelopmentSvcs\SHARED\ZONING CASES\2016\0416-02 Salvation Army\PC Documents\Report for PC_0416-02 Salvation Army.docx 
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