
STAFF REPORT 
 
Case No. 0716-04  
HTE No. 16-10000026  
 
Planning Commission Hearing Date:  July 13, 2016 
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Applicant/Owner: Corpus Christi Hope House, Inc. 
Legal Description/Location: Being the west or southwest portion of Lot 14 
and all of Lot 15, Block 38, Lindale Park Subdivision Section 4, located on the 
northwest corner of Robinson Street and Swantner Drive. 
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 From: “RM-1” Multifamily 1 District  
To: “CG-1/SP” General Commercial District with a Special Permit  
Area: 0.22 acres 
Purpose of Request: To continue operation of an existing transitional 
housing facility. 
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 Existing Zoning 
District Existing Land Use Future Land Use 

Site “RM-1” Multifamily 1 Public/Semi-Public  Medium Density 
Residential 

North “RS-6” Single-Family 6  
 

Low Density 
Residential 

Low Density 
Residential 

South “RM-1” Multifamily 1 
 

Medium Density 
Residential 

Medium Density 
Residential  

East “RM-1” Multifamily 1 
 

Medium Density 
Residential 

Medium Density 
Residential 

West “RS-6” Single-Family 6  Ray High School Public/Semi-Public 
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Area Development Plan: The subject property is located within the 
boundaries of the Southeast Area Development Plan and is planned for 
medium density residential. The proposed rezoning to the “CG-1/SP” General 
Commercial District with a Special Permit is not consistent with the adopted 
Future Land Use Map or the Southeast Area Development Plan. 
Map No.: 045040 
Zoning Violations:  None  
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Transportation and Circulation: The subject property has approximately 75 
feet of street frontage along Robinson Drive, which is a local residential street, 
and approximately 115’ feet of frontage along Swantner Drive, which is also a 
local residential street. 
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Transportation 

Plan Type 
Proposed 
Section 

Existing 
Section  

Traffic 
Volume 

Robinson 
Drive Local Residential 50’ ROW 

28’ paved 
50’ ROW 
27’ paved N/A 

 Swantner 
Drive Local Residential 50’ ROW 

28’ paved 
60’ ROW 
35’ paved N/A 

 
Staff Summary: 
 
Requested Zoning: The applicant is requesting a rezoning from the “RM-1” Multifamily 
1 District to the “CG-1/SP” General Commercial District with a Special Permit to allow a 
Social Service Use to continue operating. Specifically, the proposed Social Service Use 
is a transitional housing facility that provides residences for women and their dependent 
children. 
 
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. 
 
Development Plan: Hope House has existed at this location since 1992. Previous 
zoning ordinances allowed the use in the multifamily zoning districts. Today the use 
does not conform to the regulations of the UDC: “transient housing related to social 
service programs” is not allowed in the multifamily zoning districts. The applicant 
requests the change in zoning to bring the existing facility into compliance. 
 
The premises currently has three structures on site; a large two-story apartment 
building, an accessory structure and a storage shed. The two-story apartment building 
currently accommodates up to five women and their dependent children.  One of the 
units in the apartment building serves as the office and reception area.  The accessory 
structure referred to as the “Resource Center” building has a large meeting/classroom 
with computers for a “Life Skills Training Program”, an office, a food bank and, a main 
laundry room.  Additional storage needs are also accommodated within the structure to 
store food, clothing, furniture, diapers and necessities that are distributed to needy 
mothers of our community through a program identified as the “Gabriel Project 
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Community Outreach Program”. On site operations include management and oversight 
of a second facility located at 630 Robinson Street, which is the subject of a separate 
zoning change application (Case 0716-03).  The applicant intends to remodel the 
existing office to expand the size of the office, however, no additional structures are 
planned for this site. 
 
Existing Land Uses & Zoning: The subject property is zoned “RM-1” Multifamily 1 and 
is occupied by a public/semi-public use (Hope House). North of the subject property is 
zoned “RS-6” Single-Family and consists of low density residential uses. South and east 
of the subject property is zoned “RM-1” Multifamily 1 and consists of medium density 
residential. West of the subject property is zoned “RS-6” Single-Family 6 and consists of 
public/semi-public uses (Ray High School athletic track). 
 
AICUZ:  The subject property is not located in one of the Navy’s Air Installation 
Compatibility Use Zones (AICUZ). 
 
Plat Status: The subject property consists of one platted lot and a portion of an 
adjacent platted lot. A replat is not needed since no construction across lot lines is 
proposed. 
 
Comprehensive Plan & Area Development Plan Consistency: The subject property 
is located within the boundaries of the Southeast Area Development Plan. While the 
requested “CG-1” District is not appropriate at this location or consistent with City 
plans/policies, the proposed transitional housing facility allowed by Special Permit is 
consistent with elements of the Southeast Area Development Plan and consistent with 
the adopted Future Land Use Map’s designation of the property for medium density 
residential uses.  Additionally, the following are Comprehensive Plan Policy Statements 
that warrant consideration: 
 
• 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. 

 
• Comprehensive Plan Policy Statements on Land Use, Residential a. Each 

neighborhood of the city shall be protected and/or improved so as to be desirable 
and attractive residential environment.  
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Department Comments: 
• The applicant intends to remodel the existing office to expand the size of the office, 

however, no additional structures are planned for this site. 
• The proposed rezoning with the “CG-1” General Commercial is not consistent with 

the Comprehensive Plan Future Land Use Map or the policies of the Comprehensive 
Plan or Southeast Area Development Plan. However, maintaining the subject 
property’s base zoning district of “RM-1” Multifamily 1 District and additionally 
granting a Special Permit for the transitional housing facility is consistent with City 
plans/policies. 

• Transitional housing facilities with sufficient organizational support can create 
positive impacts for the community.   

• As stated by the applicant, the close proximity of this location to transit service, 
grocery stores, restaurants, employment centers and community services are ideal 
for the residents of Hope House. 

• Nearly all of Robinson Street is developed with similar multifamily structures 
including another type of social service use (“Recovery Contacts” at 626 Robinson 
Street). 

• Residents do not own vehicles, so the proposed use is not expected to generate any 
significant increase in vehicular traffic or parking demand in the neighborhood. 

• 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 “RM-1” Multifamily 1 District to the “CG-1/SP” 
General Commercial District with a Special Permit and, in lieu thereof, approval of the 
“RM-1/SP” Multifamily 1 District with a Special Permit subject to the following conditions: 
 

1. Use: The only use authorized by this Special Permit other than uses permitted in 
the base zoning district is a Transitional Housing facility, a social service use 
operated to assist clients with their transition into permanent housing.  No soup 
kitchen or public feeding shall be allowed. For the purposes of this section, 
Transitional Housing is defined as a facility that provides housing and appropriate 
supportive services to facilitate the movement of homeless individuals into 
independent living within 24 months or longer. The facility shall accommodate up 
to five residents and their dependent children. 
 

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

 
3. Buffer yards:  A buffer yard as set forth in the UDC shall be maintained along 

the property line abutting single family development. 
 

4. Required yards:  New construction shall comply with the required yards set forth 
in the “RM-1” Multifamily 1 District in the UDC. 
 

5. Parking:  The off-street parking requirement is one space per employee and one 
space per 250 sq. ft. of office area.  
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6. Lighting: Freestanding light poles on the Property shall not exceed 15 feet in 
height. The Owner shall comply with all other UDC lighting requirements. 
 

7. Time Limit: In accordance with the UDC, this Special Permit shall be deemed to 
have expired if the allowed use is discontinued for more than six consecutive 
months.  
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Number of Notices Mailed –  21 within 200-foot notification area 
                                                6 outside notification area  
 
As of July 6, 2016: 
In Favor           – 0 inside notification area 

– 0 outside notification area 
 

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

 
Totaling 0.00% of the land within the 200-foot notification area in opposition. 

 
Attachments: 

1. Location Map (Existing Zoning & Notice Area) 
2. Site Plan 
3. Floor Layouts (first and second floors of the residential structure) 
4. Application 
5. Public Comments Received (if any) 
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