
Can They Build That Here?
Zoning 101
Arty Wheaton-Rodriguez, Planning Manager
CFW Development Services Department



Agenda for Today
1. The Comprehensive Plan, Future Land Use Map, and 

the relationship to Zoning
2. The zoning process including zoning districts and 

notifications and presenting during the hearings
3. The development process, development rights, and 

public input
4. Introduction to Missing Middle Housing
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What is the Comprehensive Plan?

• A general guide for making 
decisions about the City’s growth 
and development. 

• Presents a broad vision for Fort 
Worth’s future and describes major 
policies, programs, and projects to 
realize that vision. 
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View the Comprehensive Plan

https://www.fortworthtexas.gov/departments/planning-data-analytics/comprehensive-planning/comprehensiveplan/adopted
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Planning and 
Development 
Department 

Revises Draft Plan

City Plan Commission 
and City Council Hold 

Public Hearings

City Council    
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City Staff Prepares 
Draft Plan

Plan Implementation by 
City and Other 

Agencies

Planning and 
Development 

Department Conducts 
Community MeetingsAnnual 

Planning Process



5



6

SUMMARY
INTRODUCTION
Vision and Values
PART I: FOCUSING ON THE FUTURE
1. Population Trends
2. Economic Trends
3. Financial Trends
PART II: BUILDING STRONG NEIGHBORHOODS
4. Land Use
5. Housing
6. Parks and Community Services
7. Libraries
8. Human Services
9. Neighborhood Capacity Building
PART III: DEVELOPING A SOUND ECONOMY
10. Economic Development
11. Transportation
12. Education
13. Historic Preservation
14. Urban Design
15. Arts and Culture

Comprehensive Plan Table of Contents
PART IV: PROVIDING A SAFE COMMUNITY
16. Police Services
17. Fire and Emergency Services
18. Environmental Quality
19. Public Health
20. Municipal Facilities
PART V: TOOLS FOR IMPLEMENTATION
21.  Capital Improvements
22. Development Regulations
23. Financial Incentives
24. Annexation Policy
25. Intergovernmental Cooperation
APPENDICES
A. Existing Plans and Studies
B. Population Projection Methodology
C. Sector Land Use Policies
D. Funded Capital Improvements
E. Unfunded Capital Improvements
F. Annexation Plan, Policy and Program
G. Conservation and Reclamation District 
Policy
H. Tax Abatement Policy Statement
GLOSSARY



Trends Chapters:
Updated Data in Infographic Layout

• Population Trends
• Economic Trends
• Financial Trends
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Appendix A: Incorporate new Plans and 
Studies

• Fort Worth Affordable 
Housing Strategic Plan

• Stormwater 
Management Program 
Master Plan
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Appendix C: Update Future 
Land Use Map
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• Zoning reports evaluate the 
consistency with existing 
land use and conformity
with the future land use map.

• Staff provides an analysis
on whether the proposed use 
is appropriate for the area.

• Several new mixed use 
areas have been identified 
on the west and northwest to 
encourage new development 
forms.



Change future land uses to 
establish new Mixed-Use 
Growth Centers and an 
Industrial Growth Center in 
developing areas:
• Accommodate greater 

housing options and market 
changes in suburban areas

• Provide for walkable activity 
centers

• Provide for new industrial 
growth on highways and rail 
line

Appendix C: Update Future 
Land Use Map



Planning Sector Maps



Staff Contact

Eric Fladager
817-392-8011
Eric.Fladager@FortWorthTexas.gov
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What role does Zoning play?

Future Land Use Plan:
Establishes the type of development that is most appropriate or 
preferred for the property
Considers site characteristics

Transportation, utilities, surrounding existing uses, market
Gets reviewed and updated annually 

Through Comprehensive Plan process

Zoning:
Implements the Future Land Use Plan
Regulates land use and the effect on adjacent uses
Regulates lot size, setback, height, parking, landscaping, signage, 
etc.



Partially Cumulative 
Zoning
Lower density residential 
uses are allowed in 
residential districts 
cumulative and 
commercial and 
industrial uses are 
cumulative, but 
residential uses are not 
permitted in non-
residential districts. 

C

I

SF

MF



What do the district letters mean?
Single family residential districts = 

A-5, A-7.5, A-10, A-21, A-3, A-2.5, AR Number indicates maximum lot 
size: A-5 = 5,000 sf lots, A-10 = 10,000 sf lots  etc.

B Two Family district = attached and detached duplexes on one lot

R1 Zero Lotline and R2 Townhouse

Multi family residential districts =   

CR Low density: (16 un/ac),      

C Medium Density (24 un/ac), 

D High Density (32 un/ac)

UR Urban Residential =  (40+ un/ac) form-based, multifamily only



What do the district letters mean?
Commercial districts =

ER, E    Neighborhood Commercial 
FR, F, G  General and Intensive Commercial

Industrial districts = I Light Ind., J Medium Ind., K Heavy Ind.

Special Purpose Districts =
AG Agricultural 
CF Community Facilities 
MH Manufactured Housing

PD Planned Development  Often used to add a use to any base 
district or change the development standards. Also required 
for certain uses. 



What do the district letters mean?
Mixed Use/Form Based Code  

H      Downtown
MU-1 Low Intensity Mixed Use (uses based on E Commercial)
MU-2 High Intensity Mixed Use (uses based on I Light Industrial

Form Based Code Districts – Area Specific Mixed Use Codes
PI  Panther Island (former Trinity Uptown)
NS  Near Southside
CB  Camp Bowie (south of I-30)
TL  Trinity Lakes (E Loop 820 at Trinity)
BU  Berry/University
SY  Stockyards



Overlay Districts
Overlays are regulations in addition to the base zoning district.
• Historic Overlay

• Demolition Delay DD
• Historic or Cultural Landmark  HC
• Historically Significant Endangered  HSE

• Airport Overlay AO      
• Including NAS Compatible Use Zone  CUZ

• TCU Residential Overlay
• Design Districts

• Downtown DUDD
• I-35 N Design Overlay

• Conditional Use Permit CUP
• Stop Six Overlay 23



What are the zoning district regulations?

• The entire zoning ordinance is quite 
large – over 500 pages.

• Each zoning district has a page with 
basic setbacks and other standards.

• Allowed uses can be found in the 
use charts.

• The ordinance also has 
supplemental standards, mostly 
when commercial or industrial is 
adjacent to residential.

Zoning Code Link

https://codelibrary.amlegal.com/codes/ftworth/latest/ftworth_tx/0-0-0-32923


1. Web Map: map link
2. E-mail zoninglanduse@fortworthtexas.gov
3. Call 817-392-8028

How do I find out what a property is zoned?

https://mapit.fortworthtexas.gov/Html5Viewer/?viewer=zoning
mailto:zoninglanduse@fortworthgov.org


Is a zoning district change, not 
an overlay - cannot revert

Mixed use, single family, multi-
family, commercial or industrial 
uses

Provides details and allows 
additional restrictions

Site specific – based on site 
plan

Site provides control over use, 
height, materials, signage, 
fencing/buffering, landscaping, 
etc.

Planned Developments 
“PD” Districts



1. Applicant submits an application with the legal description. We always 
recommend the applicant contact the neighborhood and Council office if 
needed, especially if it is a difficult case.

2. City emails courtesy notices within the first week to registered 
organizations within ½ mile. 

3. Staff reviews case and legal notice is mailed to property owners within 
300 ft. 10 days before hearing. A sign is placed on the property.

4. A Public Hearing is held at the Zoning Commission, 2nd Wednesdays 
at 1 p.m.  All persons may speak in favor or in objection, especially 
those owning adjacent properties. 5 minutes for applicant, 7 for 
opposition, 2 for rebuttal.

5. A Public Hearing is held at City Council meeting. Zoning cases are 
typically heard the first meeting of the month, Tuesdays at 7 p.m.  All 
people may speak again in favor or in objection. The Ordinance is 
adopted or denied in one reading.

Re-zoning Process



What do I do with the Courtesy 
Neighborhood Notification?

• Distribute the information to your membership. 
Request concerns or comments be returned to you 
or us a.s.a.p. in writing.   E-mail is ok.

• Discuss at your neighborhood meeting if 
scheduled before Zoning Commission or Council 
hearings.

• Clearly define major concerns about the proposal. 
If applicable, be prepared with examples of why 
this may not be a good fit for your area.  

• Avoid emotional, vague, unsubstantiated
reasons. These may include: will increase the 
crime rate, bring “those people” into our 
neighborhood, will increase traffic. These are good 
reasons only if they are accurate and supported by 
facts.



What should a property owner do with their 
individual notification?

• Property owners who receive notification by mail 
can either: ignore the notice, send in the bottom 
of the sheet with input, and/or attend meetings.

• To be counted, all comments must be in 
writing to staff. We cannot take anything by 
phone.

• Concerns or comments must be returned to staff 
by 3 p.m. the Monday before the meeting.

• If more than 20% of property owners within 200 
ft. of subject are in written objection, approval 
requires a supermajority vote. (7 of 9 Council 
members)



What do I do at the public hearings?
• Choose a spokesperson. If you are the president, identify yourself as 

such. If not, let the Commission know that the president asked you to 
speak. If you’re only speaking for yourself, that’s important too.

• Take a deep breath. The round configuration of the Chambers can be 
intimidating.

• Be brief and concise. Make your points quickly, leaving time to expand on 
your most important ideas. 

• Quickly explain how the organization came to the position; through 
polling, show of hands, committee or simple consensus.

• If you are in objection, keep in mind that time is limited: Zoning 
Commission allows only seven (7) minutes for opposition total and 
Council is 3 minutes per person.

** Please note that the sign up deadline to speak at a Council hearing is 
now 5 pm the day of the meeting. Make sure to sign up online starting the 
Friday before. **



What do I do at the virtual public hearings?
• Sign up to speak as early as possible (the agenda is published on the 

website with the registration link on the Friday before the meeting).

• Provide the case number in the applicable field, if you do not have it, 
provide your address so we can properly identify what case you want to 
speak on.

• Provide a good phone number to be reached if there is an issue.

• Be brief and concise. Make your points quickly, leaving time to expand on 
your most important ideas. 

• If you are in objection, keep in mind that time is limited: Zoning 
Commission allows only ten (10) minutes (2 minutes per person) for 
opposition total and Council is 3 minutes per person.

** Please note that the sign up deadline to speak at a Council hearing is 
now 5 pm the day of the meeting. Make sure to sign up online starting the 
Friday before. **



https://www.fortworthtexas.gov/departments/development-services/zoning/cases

https://www.fortworthtexas.gov/departments/development-services/zoning/cases


Options for City Council 
Motions for Zoning Cases

The City Council has the below alternates for findings:

1. Approve as recommended;

2. Deny with prejudice; no new applications of like nature 
shall be accepted within a period of twelve (12) months. Also 
applies when the applicant has withdrawn his proposal after 
Zoning Commission recommendation of Denial;

3. Deny without prejudice; no one year wait period;

4. Continue case to future hearing date; re-send notices if 
necessary;

6. Return (remand) to Zoning Commission for rehearing.



-Requests that do not comply with Zoning Ordinance standards must go 
through the variance process. Special Exceptions may be granted for 
certain uses determined to need individual notification, review and 
approval. (Example: junkyards)

- Variances must be based on a hardship of the property, such as lot size, 
tree or other impediment.

- Courtesy notices are sent to registered organizations within ½ mile. 

- Legal notice is provided to property owners within 300 ft. and a public 
hearing is held by either the Residential or Commercial Board of 
Adjustment.

- Both are quasi-judicial boards, meaning all appeals must be directed to 
district court.

What about Variances or Special 
Exceptions?



Pre Development Process
• Intended for developers/builders
• Provides an opportunity for cursory review of a project
• Voluntary, Free 30 minute meeting
• Highly recommended during the Due Diligence period
• Gain basic feedback on requirements including platting, 

zoning, fire, streets, water, sewer, Stormwater
• Gives a good idea of the cost to develop a parcel, 

especially before it is purchased
• Between staff and the owner/developer/ representatives; 

not a public meeting or hearing



Development Process
• Zoning change, if not in right district for use

• Platting, if not platted. Several studies required: 

• Storm Water (iSWM) study

• Traffic study if over a threshold

• Consider connectivity, compliance with zoning district

• infrastructure requirements including easement widths and 
locations

• Public facility plan review (streets, utilities) ,bonds, and 
construction inspection

• Permit review – building, zoning, fire, water, health, etc.

• Transportation Impact Fees paid at permitting if applicable



Public Involvement During 
Development

• Applicant/builders are allowed to build per the zoning district 
and the building code given they meet the requirements.  No 
public notice will be given. 

• The applicant may but is not required to make adjustments 
based on public input received through independent 
communication.

• Any item that does not meet development standards will 
have to go through the hearing process. Zoning/BOA/Platting 
provides notice, mailed (300 ft.) and emailed (to neighborhoods)

• Other items such as drainage, roads, fees, etc. must be met and 
are not subject to public input.



Missing Middle:  Mixed Residential 
Realization that people don’t want to live in apartments but want to live in 
lively, walkable areas in units they can afford.
Affects young people such as new college graduates, the aging, and in 
between. 
Not based on density (units per acre), but instead form, scale, and design 
so that housing is appropriate to the units around them
Examples include 2-8 unit buildings such as cottage courts, courtyard 
apartments, carriage houses – not “tiny houses”



Zoning Arty Wheaton-Rodriguez 817-392-6226  
arturo.wheaton-Rodriguez@fortworthtexas.gov

To Contact the Zoning Section:  817-392-8028
or zoninglanduse@fortworthtexas.gov

•Questions?

•Comments?

mailto:arturo.wheaton-Rodriguez@fortworthtexas.gov
mailto:zoninglanduse@fortworthtexas.gov
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