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STAFF REPORT 
URBAN DESIGN COMMISSION 
CITY OF FORT WORTH, TEXAS 

 
DATE: September 19, 2024 COUNCIL DISTRICT: 3 

 
GENERAL INFORMATION 

 

REQUEST Recommendation to Board of Adjustment 
 

APPLICANT/AGENT John Ainsworth, Kimley-Horn 
 
LOCATION 1630 Rogers Road 

 
ZONING High Intensity Mixed-Use (MU-2) 
 

 
ANALYSIS OF PROPOSED WORK 

 
The applicant requests a recommendation of approval to the Board of Adjustment for a variance to 
increase the maximum building height to 14 stories and 188 feet, where the maximum building height in 
the High Intensity Mixed-Use (MU-2) District is 7-9 stories for single uses. 
 
Ordinance 4.1302.a Purpose and Intent 

It is the purpose and intent of the High-Intensity Mixed-Use (MU-2) District to provide areas in which a 
variety of higher-density housing types exist among commercial, institutional, and selected light industrial 
uses. The MU-2 District is designed to accommodate and encourage compact, walkable development forms 
that are more land-efficient, cost-effective, and revenue positive for the City than low density, single-use 
developments. In addition to the purpose statements above, the intent of the MU-2 District is to:  

1) Promote a pedestrian-oriented urban form. In contrast to conventional zoning standards that place 
a primary emphasis on the regulation of land uses, mixed-use development standards and guidelines 
focus on promoting a walkable, urban form of development, consistent with the surrounding areas 
historic urban development patterns. The focus on form promotes buildings that conform to tested 
urban design principles. 
 

2) Require excellence in design of the public realm and of buildings that front public spaces. The most 
successful and memorable urban environments are those in which walking down the street is 
appealing. Streets, plazas, parks, and other public spaces should be comfortable and inviting, and 
buildings fronting those spaces should be active and visually interesting at the pedestrian level.  
 

3) Encourage creativity, architectural diversity, and exceptional design.  Mixed-use is intended to 
promote high-quality design, and the development review process for mixed-use projects is intended 
to promote flexibility. Standards, as well as the development review process, are intended to support 
creativity and exceptional design while discouraging uniformity. 
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4) Maximize connectivity and access. In order for people to feel comfortable walking, pedestrian access 
and connectivity among uses and amenities, including transit facilities, is essential. Connectivity and 
access can be accomplished by creating smaller blocks or by providing access through blocks via 
publicly accessible alleys, pathways, paseos, and pedestrian boulevards. Sidewalks should form a 
continuous network connected by frequent, safe street crossing. 

 

Ord. 4.1302.b Review Procedures for Development 

(1) General Requirements: Projects should conform to all Urban Residential standards. Staff may also 
refer to an administrative case or a case that does not require waivers to the UDC for failure to 
meet the Purpose and Intent of the Ordinance. 

(2) General rule allowing waiver or modification of standards 
a. Director or designee: The Director or designee is authorized to grant modifications to 

certain development standards with a maximum modification up to 10% increase or 
decrease for the following development standards: 

i. Setbacks for additions to existing structures 
ii. Bufferyard width 

iii. Primary entrance separation 
b. Urban Design Commission: Unless otherwise limited by this section, the Urban Design 

Commission (UDC), may waive or modify any individual development standards through 
the issuance of a Certificate of Appropriateness, if the UDC finds that the proposed 
development is consistent with the intent statements of the MU-2 District but does not 
conform to certain development standards. A Certificate of Appropriateness shall expire if 
a building permit is not issued within 2 years of the approval of the Certificate of 
Appropriateness. 

c. Board of Adjustment: Any waiver of basic property development related to building 
heights, setbacks and bulk require a variance to the Board of Adjustment after a 
recommendation provided by the Urban Design Commission prior to the public hearing of 
the Board of Adjustment. 

 
Ord. 4.1302(d) Property Development Standards 
(5) Maximum Height Single-Use  

a. Generally: Five (5) stories as measured from the top of the finished slab at grade level to the top 
of the highest wall top plate. 

 
(7) Maximum Residential Units Per Acre: 
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(8) Height Bonus Options:  
Height bonuses can be utilized cumulatively but shall not allow for heights beyond the established ten 
story maximum.  
b. Structured Parking: The intent of allowing a height bonus for structure parking is to locate and design 
surface parking lots, individual garages, and large parking garages so as to reduce their visual impact or to 
create public amenities or both (e.g. through aesthetic or environmental features). 

1. One (1) additional story of height shall be permitted if providing structured parking for 100 
percent (%) of all off-street parking for the height bonus. 

2. One-and-two family residential garages shall not be included in a determination of the 
structured parking height bonus. 

c. Open Space: One additional story of height shall be permitted if providing a publicly accessible urban 
pocket park that adheres to the following standards. 
 
BACKGROUND 
The applicant is requesting approval of the above recommendation to support the current design of a 
proposed multifamily project along the Trinity River, west of Rogers Road.  

 

FINDINGS/RECOMMENDATIONS 
 
The project proposal involves the construction of a 14-story multifamily building with amenities, surface 
and structured parking, landscaping improvements, and enhanced pedestrian access. To exceed the High 
Intensity Mixed-Use (MU-2) District's maximum allowable height of 7-9 stories for single-uses, a waiver 
from Section 4.1302(d) (5,7, and 8) of the MU-2 ordinance is requested. The proposed height is 14 stories 
and 188 feet. 
 
Purpose and Intent of MU-2 
The MU-2 District is designed to promote high-density, mixed-use developments that contribute to a 
vibrant urban environment. The MU-2 District supports a mix of residential, commercial, and recreational 
uses to create dynamic and engaging urban spaces. The district aims to achieve a high standard of urban 
design that integrates well with the surrounding context and enhances the overall quality of life. It focuses 
on improving connectivity within the urban fabric, including pedestrian and vehicular access, and fostering 
a sense of place. 
 
Building Setbacks and Easements 
There is a 300-foot building setback for habitable structures from an existing gas well which restricts the 
buildable area. This setback underscores the need for a taller structure to make efficient use of the 
remaining space. There is also a 100-foot restriction and levee easement along the Clear Fork Trinity River 
that limits the area available for development, reinforcing the necessity for height flexibility to achieve 
project goals. Additionally, there is an existing 48” water transmission line paralleling the Union Pacific 
Railroad (UPRR) facility which further restricts site utilization. 
 
Surrounding Land Uses 
The proximity to the UPRR facility (Heavy Industrial, K) to the north, provides a context where higher 
densities and building heights are less likely to impact surrounding land uses negatively. The Colonial 
Country Club (single-family A-5) is located across the river, south of the proposed project. The building’s 
design, oriented towards the river, enhances the overall quality and ensures that it does not adversely affect 
the river and country club. The eastern area comprises a mix of MU-2 and commercial (E and G) uses, which 
supports the integration of higher-density developments.  
 
 



4 

 
 
 

UDC-2024-168 

 

Alignment with MU-2 
The proposed 14-story building meets several of the MU-2 District’s key principles. By incorporating 
residential units, amenities, and parking facilities, the project supports the MU-2 District’s goal of fostering 
diverse land uses within a high-density setting. The building's orientation and design, which face the river 
while minimizing impact on the industrial railyard, exemplify a thoughtful approach to urban design. 
However, the building should be positioned closer to the riverfront, and the road noted on the plans (Roger 
Rd), along with the parking and turnaround areas, should be relocated to the back of the property. 
Activating the front by providing pedestrian access from the building to the highly active trail along the 
Trinity River is key. This redesign aligns with the district’s emphasis on high-quality, context-sensitive 
development. The inclusion of surface and structured parking at the back of the property, along with 
enhanced pedestrian access, addresses the district's goal of improving connectivity and accessibility. 
 
The proposed height increase to 14 stories and 188 feet is reasonable given the unique site constraints and 
its alignment with MU-2 principles for efficient use of space. With recommendations for riverfront 
activation and layout modifications, the project will align with the MU-2 District’s purpose and intent by 
enhancing the urban environment with diverse uses, high-quality design, and improved connectivity, 
thereby contributing positively to the area. 
 
Given the above, Staff recommends the following motion: 

 
That the request for a recommendation of approval to the Board of Adjustment for a variance to 
increase the maximum building height to 14 stories and 188 feet be approved, subject to the following 
conditions: 

1. That the building be pushed as close as possible to the levee so that it is not separated from a 
very active park space;  

2. That the road noted on the plans (Roger Rd), along with the parking and turnaround areas, be 
relocated to the back of the property; 

3. That the project development meets all other MU-2 design criteria; and 
4. That any adjustments made to the drawings be submitted to the Development Services 

Department prior to the issuance of a Certificate of Appropriateness. 
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Supplemental Information 
 

 
Figure 1 Zoning map aerial of subject property 

 

 
Figure 2 Google Street View of Rogers Road apartment just east of subject site 

 



6 

 
 
 

UDC-2024-168 

 

 
Figure 3 Google Street View of Rogers Road apartments east of subject site 

 

 
Figure 4 Google Aerial of subject property 

 

 
Figure 5 Google Street View looking at the subject property from the Rogers Road bridge.  

The apartments on the right are 4 stories. 
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Figure 6 Google Street View looking south east from Mopac Road (north of subject site) 

 

 
Figure 7 Google Street View of Mopac Road (Union Pacific diesel fuel tank on the left).  

Subject site cannot be seen from Mopac Road 
 

 
Figure 8 Google Street View of Mopac Road and dirt road entrance to the site on the right 
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SITE INVENTORY & ANALYSIS
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DOWNTOWN VISTA
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IMAGE BOARD | AUTO-COURT
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IMAGE BOARD | WATER FEATURE 
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GROUND LEVEL | AUTO COURT
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GROUND LEVEL | PARKING GARAGE ACCESS
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GROUND LEVEL | ARRIVAL SEQUENCE
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IMAGE BOARD | DOG PARK
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IMAGE BOARD | POOL ZONE
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IMAGE BOARD | GROUP SEATING
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IMAGE BOARD | ACTIVITY ZONE
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IMAGE BOARD | FIRE PIT
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AMENITY DECK | ACTIVITY ZONE
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AMENITY DECK | FIREPLACE

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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AMENITY DECK | SPA

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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AMENITY DECK | FIRE PIT

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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SITE PLAN | PENTHOUSE LEVEL

SCALE: 1/8”=1’-0”

0’ 8’ 16’

NORTH
THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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IMAGE BOARD | PLANTERS

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | SPA

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | OUTDOOR SEATING

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | GROUP SEATING

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | SPA

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 



FORT WORTH, TEXAS May 10, 2024 PROJECT #: 22417

PAGE 49

PENTHOUSE | SPA

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | FIREPLACE

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | FIREPLACE TERRACE

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | MASTER BEDROOM

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | MASTER BEDROOM TERRACE

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | TCU STADIUM VIEW

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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GROUND LEVEL | NIGHT VIEW AT ARRIVAL

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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AMENITY DECK | NIGHT VIEW AT POOL DECK

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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AMENITY DECK | NIGHT VIEW

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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AMENITY DECK | NIGHT VIEW AT OUTDOOR KITCHEN

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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AMENITY DECK | NIGHT VIEW AT FIREPLACE

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 



FORT WORTH, TEXAS May 10, 2024 PROJECT #: 22417

PAGE 60

PENTHOUSE | NIGHT VIEW

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | NIGHT VIEW AT FIREPLACE TERRACE

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PENTHOUSE | NIGHT VIEW AT SPA

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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PEARSON GROVE | NIGHT VIEW

THIS PLAN AND THE DESIGNS DEPICTED ARE CONCEPTUAL IN NATURE 
AND ARE CONSIDERED PRELIMINARY AND SUBJECT TO CHANGE. 
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